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City Planning Commission Staff Report 

 

Executive Summary  
Zoning Docket: 112/18 

 

Applicant: City Council Motion M-18-320, as amended 

 

Request: This is a request for a text amendment to the Comprehensive Zoning Ordinance to 

incorporate certain recommendations and initiatives contained in the “Smart 

Housing Mix Ordinance Study” to specifically capture three potential mandatory 

inclusionary zoning initiatives: 

 

ESTABLISH A MANDATORY INCLUSIONARY ZONING OVERLAY 

ZONING DISTRICT  

Amend the CZO to:  

(1) Institute a mandatory IZ requirement via an overlay district in certain 

areas of the city whereby disparities in affordable housing options exist, 

which requires a mandatory affordable housing component for all 

properties:  

a. seeking a zoning change to permit a higher density zoning 

classification for developments, the minimum threshold and 

applicability of which will be initially recommended by CPC 

(e.g. –5 units, 10 units, etc.); regardless if the development is 

new construction or rehabilitation, and offered for rent or for 

sale; 

b. seeking a zoning change to conform to the Master Plan FLUM 

amendments adopted by the Council, offered by Cm Williams, 

that permit increased residential density; 

CREATE A NEW MANDATORY INCLUSIONARY BASE ZONING 

DISTRICT  

Amend the CZO to institute a new zoning district and correlating map 

changes for certain areas of the city with disparities in affordable housing 

options to require a mandatory affordable housing component for all 

applicable developments, the minimum threshold and applicability of which 

will be initially recommended by CPC (e.g. –5 units, 10 units, etc.); 

regardless if the development is new construction or rehabilitation, and 

offered for rent or for sale. 
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CREATE A MANDATORY INCLUSIONARY ZONING PLANNED 

DEVELOPMENT CLASSIFICATION 

Amend the CZO to create a new Planned Development type that permits 

flexibility in zoning regulations for projects incorporating affordable 

housing component, which is approved via conditional use.  

The Motion also states that the City Planning Commission and the Office of 

Community Development shall work with the Mayor’s Office of Economic 

Development, the New Orleans Redevelopment Authority, and any other agencies 

or departments necessary, to comprehensively develop through a study, standard 

incentives and a process for administering incentives for projects that provide 

affordable housing under the Smart Housing Mix requirements including RTAs, 

PILOTs, and other or new incentives. 

Location: The proposal includes three text changes which could apply to properties city-wide; 

however, the exact locations would need to be considered through a subsequent 

map amendment to the official zoning map. 

 

Summary of Proposal: 

 

 Zoning Docket 112/18 is a request by City Council Motion M-18-320, as amended, 

by request, for a text amendment to the Comprehensive Zoning Ordinance to 

incorporate certain recommendations and initiatives contained in the Smart 

Housing Mix Ordinance Study, to specifically provide recommended CZO text 

amendments to capture three potential mandatory inclusionary zoning initiatives.  

The amendment would add provisions to the following Articles in the CZO: 

 

 Article 4 – Applications & Approvals; 

 Article 5 – Planned Developments; 

 Article 6 – Zoning Districts and Zoning Map; 

 Article 9 – Historic Core Neighborhoods Residential Districts; 

 Article 10 – Historic Core Neighborhoods Non-Residential Districts; 

 Article 11 – Historic Urban Neighborhoods Residential Districts; 

 Article 12 – Historic Urban Neighborhoods Non-Residential Districts; 

 Article 13 – Suburban Neighborhoods Residential Districts; 

 Article 14 – Suburban Neighborhoods Non-Residential Districts; 

 Article 15 – Commercial Center & Institutional Campus Districts; 

 Article 17 – Central Business Districts; 

 Article 18 – Overlay Districts; 

 Article 26 – Definitions; and, 

 A new Article, Article 28  

 

The intent of the motion is to amend the Comprehensive Zoning Ordinance to 

include the regulatory structure, as it pertains to the City’s Zoning Ordinance, for 

the implementation of inclusionary zoning regulations.  The staff understands the 

need for this is two-fold.  First, the City of New Orleans is in the midst of a housing 
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crisis, which is worsening by day as residents struggle to find or remain in 

affordable living arrangements. Adding inclusionary zoning regulations to the CZO 

is one of the ways in which the city can work toward addressing the housing crisis.  

The staff believes that the creation of inclusionary zoning regulations is an integral 

piece of an overall housing policy that seeks to address the city’s housing needs.  

Secondly, the City is working on a set timeline to create inclusionary zoning 

regulations before possible State pre-emption.  

 

Smart Housing Mix Ordinance Study Background1  

 

On October 20, 2016, the former City Council adopted Motion M-16-490 directing 

the City Planning Commission (CPC) to study the creation and implementation of 

a Smart Housing Mix Ordinance based on an analysis and recommendations by 

national consulting firms, Grounded Solutions Network and Street Level Advisors.  

Grounded Solutions Network was engaged by HousingNOLA and the Greater New 

Orleans Housing Alliance (GNOHA) to research and facilitate a discussion with 

government staff, developers, experts, and housing advocates on the creation of an 

inclusionary housing policy for the City of New Orleans. Street Level Advisors was 

engaged by Enterprise Community Partners to provide City Planning staff with an 

analysis of the voluntary development bonus provisions in the current CZO.  The 

staff reviewed the experts’ analysis and recommendations and presented their 

findings to the City Planning Commission on February 21, 2017, which included 

recommendations for a 12% mandatory set-aside for multi-family developments of 

10 or more dwellings at the 60% (rental) and 80% (for-sale) Area Median Income 

(AMI) levels. The staff also recommended further study, some of which would 

require outside expertise, on the following components: 

 

 Area of applicability; 

 Affordability term; 

 In-lieu fee formula and/or amount; 

 Density incentives amount;  

 Tax incentives (RTAs, PILOTs); and 

 Any other potential incentives, including zoning and financial incentives. 

 

After a lengthy discussion about the recommendations, including the set-aside 

percentage and an in-lieu fee, the City Planning Commission recommended 

approval of the study, but included language stating that their recommendation 

allows flexibility to increase the percentage of the affordable housing set-aside if 

found feasible upon further study. 

 

Further Consideration of Study Recommendations 

 

During the course of conducting the study, the staff met and spoke with the expert 

consultants several times to understand how an inclusionary policy would work in 

New Orleans.  Following the transmittal of the study to the City Council, the staff 

met with Council members, developers, and other stakeholders who questioned 

                                                 
1 The Smart Housing Mix Ordinance Study is attached to the end of this report. 
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whether New Orleans housing market conditions were suitable for a stand-alone 

inclusionary zoning regulation that did not provide financial, density, or other 

zoning incentives.  Further analysis revealed that there may be some markets in the 

city that could withstand a mandatory requirement without the need for 

development and/or financial incentives, there are other markets that would need 

some type of incentive to make development projects viable, whether financial or 

in the form of a development bonus. Not having a detailed analysis about New 

Orleans market conditions has been an impediment to moving the 

recommendations in the study forward.  However, the staff believes that the 

uncertainty has not been whether New Orleans needs and can support mandatory 

inclusionary zoning regulations, but rather what specifics should be included in the 

mandatory requirement and what, if any, incentives should be provided. 

 

Reasons for Recommendation 

 

The staff is generally supportive of the request as it is consistent with the goals of 

the Master Plan, specifically Chapter 5 – Neighborhoods and Housing.  Chapter 5 

includes specific language, which is addressed later in this report for adopting a 

Mandatory Inclusionary Zoning Policy. The recommendations include numerous 

changes and additions to the CZO that the staff believes will result in the creation 

of affordable housing opportunities while ensuring development activity.  The staff 

would like to note that this text amendment, though crucial, is only one piece of an 

inclusionary zoning program and that further analysis is needed moving forward, 

including obtaining a financial feasibility analysis that considers the market and 

boundaries for the mandatory inclusionary zoning area(s).  

 

The staff believes the intent of this motion is to establish mandatory inclusionary 

zoning regulations that increase affordable housing opportunities without 

undermining the viability of residential development in the City of New Orleans. 

The numbers that are used by staff in the proposed regulations throughout this 

report, including recommended set-asides, thresholds, and income targets are based 

on the most recent and available information the staff had at the time this report 

was written.  The Administration has recently engaged expert consultants to 

determine the economic feasibility of a mandatory inclusionary housing policy as 

proposed in Motion M-18-320.  The results of this study, which should be finished 

by the time the final ordinance for this text amendment is considered by the City 

Council, may provide different figures from what the staff has proposed in the 

recommendations.  The staff supports any changes to these numbers based on the 

findings of the financial feasibility study that support the overall intent of the 

motion.  For these reasons and recognizing the urgency and importance of 

incorporating inclusionary zoning regulations into the CZO as part of an overall 

housing policy, the staff recommends modified approval of Zoning Docket 112/18. 

 

Master Plan:  

 

 The text amendment is consistent with the Master Plan.  
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Recommendation: 

 

The staff recommends MODIFIED APPROVAL of Zoning Docket 112/18. 

 

Reasons for Recommendation: 

 

1. The proposed recommendations incorporates the findings of the 2017 Smart 

Housing Mix Ordinance Study into the CZO and creates the framework for 

implementation of inclusionary zoning regulations.  

 

2. The proposed recommendations provide the tool for implementing mandatory 

inclusionary zoning regulations for areas where market conditions are 

conducive. 

 

3. Despite the city having undergone a rental housing construction boom in the 

past decade in several of its high-opportunity neighborhoods, inclusionary 

zoning provides an opportunity to secure long-term affordable housing units for 

residents facing displacement. 

 

4. The request is consistent with and promotes the goals of the Plan for the 21st 

Century, commonly referred to as the Master Plan.   
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City Planning Commission Meeting     CPC Deadline: 12/08/18 

Tuesday, November 13, 2018  CC Deadline: 60 days from receipt 

                                                                                 City Council District: All 

          

 PRELIMINARY STAFF REPORT 

Zoning Docket: 112/18 

 

To:  City Planning Commission  

 

From: Robert Rivers, Executive Director 

Stephen Kroll, Planning Administrator 

 

Prepared by: Kelly G. Butler, Rachael Berg, Nicholas J. Kindel, and Paul Cramer 

 

Date: November 6, 2018 

 

I. GENERAL INFORMATION 

 

Applicant: City Council Motion M-18-320 

 

Request: This is a request for a text amendment to the Comprehensive Zoning Ordinance to 

incorporate certain recommendations and initiatives contained in the “Smart 

Housing Mix Ordinance Study” to specifically capture three potential mandatory 

inclusionary zoning initiatives: 

 

ESTABLISH A MANDATORY INCLUSIONARY ZONING OVERLAY 

ZONING DISTRICT  

Amend the CZO to:  

(1) Institute a mandatory IZ requirement via an overlay district in certain 

areas of the city whereby disparities in affordable housing options exist, 

which requires a mandatory affordable housing component for all 

properties:  

a. seeking a zoning change to permit a higher density zoning 

classification for developments, the minimum threshold and 

applicability of which will be initially recommended by CPC 

(e.g. –5 units, 10 units, etc.); regardless if the development is 

new construction or rehabilitation, and offered for rent or for 

sale; 

b. seeking a zoning change to conform to the Master Plan FLUM 

amendments adopted by the Council, offered by Cm Williams, 

that permit increased residential density; 

CREATE A NEW MANDATORY INCLUSIONARY BASE ZONING 

DISTRICT  

Amend the CZO to institute a new zoning district and correlating map 

changes for certain areas of the city with disparities in affordable housing 

options to require a mandatory affordable housing component for all 
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applicable developments, the minimum threshold and applicability of which 

will be initially recommended by CPC (e.g. –5 units, 10 units, etc); 

regardless if the development is new construction or rehabilitation, and 

offered for rent or for sale. 

 

CREATE A MANDATORY INCLUSIONARY ZONING PLANNED 

DEVELOPMENT CLASSIFICATION 

Amend the CZO to create a new Planned Development type that permits 

flexibility in zoning regulations for projects incorporating affordable 

housing component, which is approved via conditional use.  

The Motion also states that the City Planning Commission and the Office of 

Community Development shall work with the Mayor’s Office of Economic 

Development, the New Orleans Redevelopment Authority, and any other agencies 

or departments necessary, to comprehensively develop through a study, standard 

incentives and a process for administering incentives for projects that provide 

affordable housing under the Smart Housing Mix requirements including RTAs, 

PILOTs, and other or new incentives. 

Location: The proposal includes three text changes which could apply to properties city-wide; 

however, the exact locations would need to be considered through a subsequent 

map amendment to the official zoning map. 

 

Description: Being able to provide the residents of New Orleans with housing that is affordable 

has become extremely difficult.  In 2016, at the direction of the former City 

Council, the City Planning Commission was directed by Motion M-16-490 to 

conduct a study on the creation and implementation of a Smart Housing Mix 

Ordinance that leverages market rate development activity to build and preserve 

lower-priced homes and apartments within otherwise market-rate developments, 

and to recommend potential changes to the Comprehensive Zoning Ordinance and 

other codes, if necessary.  The City Planning Commission conducted a public 

hearing on February 21, 2017 and forwarded its recommendation to the City 

Council.  Since then, discussions for implementing the recommendations have been 

ongoing with a focus on making certain the regulations address the city’s housing 

needs while ensuring development is not stifled. 

 

 On July 26, 2018, the current City Council passed Motion M-18-320 directing the 

City Planning Commission to consider a text amendment to the Comprehensive 

Zoning Ordinance to incorporate certain recommendations and initiatives contained 

in the Smart Housing Mix Ordinance and to capture three potential mandatory 

inclusionary zoning initiatives. In addition, this new Motion included directives for 

the City Planning Commission, the Mayor’s Office of Community Development, 

the Mayor’s Office of Economic Development, the New Orleans Redevelopment 

Authority, and any other agencies or departments deemed necessary, to develop 

through a study, standard incentives and processes for administering incentives for 

projects that provide affordable housing under the Smart Housing Mix 

requirements.   
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The staff supports the proposed text amendments since incorporating the provisions 

for an inclusionary zoning program into the CZO is consistent with the goals of the 

Master Plan and overall housing policy.  Though the second part of the motion, 

directing the CPC to work with other departments to study and make 

recommendations for  incentives that would align with an inclusionary zoning 

policy, would not be incorporated into the CZO as they are not considered zoning 

regulations, the staff believes working on these in conjunction with the text 

amendment is appropriate.  During its review, the staff has found that the proposed 

text amendments will change or make additions to several articles in the 

Comprehensive Zoning Ordinance and requires a multifaceted analysis.  

 

Why is City Planning Commission action required? 

 

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

amendments to the text of the Comprehensive Zoning Ordinance prior to City 

Council action, in accordance with Article 4, Section 4.2.D.3 Action by City 

Planning Commission of the Comprehensive Zoning Ordinance. 

 

II. ANALYSIS  

 

A. What is the reason for the text amendment?  What area would be affected by the text 

amendment? 

 

Reason for the text amendment  

 

Residents are struggling to find suitable affordable housing anywhere in the city, but 

especially in the neighborhoods in or near job centers, near transit lines, and close to 

schools. Attend almost any public meeting and quickly the conversation about the housing 

needs and lack of affordable housing for the city’s residents, who include working families, 

low- to moderate- income individuals, single-mothers, service industry workers, teachers, 

public service workers, and several more who fall into the category of being cost- or in a 

growing number of cases, severely – cost burdened, becomes a disconcerting conversation.  

Though the “how” and “why” housing has become unaffordable throughout the city is not 

completely agreed upon by residents, city leaders, stakeholders, or developers, there is no 

question that the City of New Orleans is in a housing crisis.  Given the claims that wages 

are not growing to meet the demand for higher costs of housing, transportation, medical 

care, and life’s basic necessities along with the reductions in federal funds that have been 

used to help fill in some of the gaps, the City needs tools that will address the crisis.  The 

reason for this text amendment is to implement one of the tools that can assist in addressing 

the City’s housing crisis.  

 

In response to public outcry from housing advocates and struggling residents, the former 

City Council passed Motion M-16-490 directing the City Planning Commission to conduct 

a study to consider a Smart Housing Mix Ordinance, which would create a mandatory 

inclusionary zoning program for the city of New Orleans. The City Planning Commission 

conducted the study and forwarded its recommendations to the City Council in February 

2017, which included recommendations for further analysis of financial feasibility, 

incentives, and a target area for the mandate. Since then, there have been ongoing efforts 
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by the City to obtain this information.  In May 2018, a new Mayor, five new 

Councilmembers, and two incumbents took office. Recognizing the urgency to address the 

City’s housing crisis, coupled with a mandate from the Governor of Louisiana, who vetoed 

pre-emption legislation during the 2018 Legislative Session, the new Administration 

requested and the new City Council passed Motion M-18-320 directing the City Planning 

Commission to consider a text amendment to the Comprehensive Zoning Ordinance to 

incorporate certain recommendations and initiatives in the Smart Housing Mix Ordinance 

Study. 

 

Analysis of the Opportunity Housing Overlay District (OHOD) 

 

General Analysis of the OHOD 

 

The purpose of the Opportunity Housing Overlay District (OHOD) is to leverage recently 

approved Master Plan Future Land Use Map (FLUM) amendments that allow for higher 

intensity zoning districts to provide for mandatory affordable housing. As part of the 

recently completed update to the City’s Master Plan, Councilmember Williams proposed 

increasing the FLUM designation for a number of properties that were in high opportunity 

neighborhoods adjacent to high frequency transits corridors from a MUL Mixed Use Low 

to a MUM Mixed Use Medium FLUM designation. 

 

This increase in FLUM designations from MUL to MUM would allow for the property 

owners, or City Council, to request zoning changes to higher-intensity districts. Most of 

these areas are currently located in HU-MU Neighborhood Mixed-Use Districts and a 

couple of areas are located in HU-B1 Neighborhood Business Districts. This approved 

amendment in the FLUM designation will allow for these properties to seek zoning changes 

to MU-1 Medium Intensity Mixed-Use Districts, which allows for more intense land uses 

and an increase in height from 3 stories and 40 feet to 5 stories and 60 feet.  A map of these 

locations is attached to the end of this report (See FLUM Council at Large Approved). 

 

The CPC staff recommends leveraging the increase in land value created through the 

increase in development potential that would be achieved through the zoning change to an 

MU-1 District to require the provision of a certain percentage of affordable housing units 

for residential developments. Since the increased property value comes from the rezoning, 

the staff recommends that this affordability requirement only applies to properties that 

change their zoning to a higher intensity zoning district. In addition, the staff recommends 

using the affordability housing incentive terms found the RIV Riverfront Overlay District, 

because that was found to be a net benefit for developers in the September 2016 Street 

Level Advisory’s analysis of the City’s affordable housing density bonuses. Finally, the 

CPC staff recommends providing additional incentives beyond the up-zoning to help 

defray any increased cost of the affordable housing. 

 

There are a few benefits of using the Opportunity Housing Overlay District to require 

mandatory affordable housing. First, this is one location that can be mapped immediately, 

because these areas are all located in high opportunity neighborhoods with strong real 

estate markets and the requirement only becomes “mandatory” once a zoning change is 
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approved.2 This could be a “placeholder” until the Mandatory Inclusionary Zoning Sub-

District(s) is mapped and fully implemented. This option is also a much less intrusive 

inclusionary zoning option that would apply to only a limited amount of properties and 

would serve residents at 80% AMI instead of the 60% AMI proposed for the other types. 

The OHOD is much more palpable to developers, but it would not provide many affordable 

housing units and would serve a higher income population, which is not the intent of a 

mandatory inclusionary zoning program. 

 

Specific Terms of OHOD 

 

The terms of the Opportunity Housing Overlay District (OHOD) are generally based on 

the existing affordable housing bonus standards in parts of the RIV Riverfront Overlay 

District3 as well as the recommendations in the CPC’s February 2017 Smart Housing Mix 

Ordinance Study. 

 

The basic terms of the OHOD are based on the bonus in the RIV Riverfront Overlay 

District, which was one of two bonuses found to have a net benefit for developers by Street 

Level Advisors.4 Therefore, the proposed term is to provide a 10% set aside of affordable 

housing units for households with incomes at or below 80% of area median income (AMI). 

Based on the Smart Housing Mix Ordinance Study, the staff recommends that these units 

shall be priced at 70% of AMI to ensure that the households who qualify at or below 80% 

of AMI are able to afford these units without having to spend more than 30% of their 

income on rent. 

 

Some of the other terms include that the affordable housing units would be required for 

developments, which shall be termed Affordable Housing Developments, with ten or more 

housing units.  This is in line with the Smart Housing Mix Ordinance Study and is a logical 

starting point because of the 10% affordability set aside.5 In addition, the staff recommends 

that the units be affordable for a term of 99 years, which is at the upper end of what was 

recommended in the Smart Housing Mix Ordinance Study. Finally, the staff recommends 

a number of standards for the affordable housing units having a comparable bedroom mix, 

be distributed throughout the development, allowing tenants to access all of the same 

amenities, and not allowing variances of these standards which comes from the Smart 

Housing Mix Ordinance Study as well. 

 

Finally, the CPC staff recommends some incentives to projects that provide affordable 

units to offset the financial burden on those developers. First, Motion M-18-320 references 

that the zoning changes will allow for a higher residential density, which is not the case as 

the HU-B1, HU-MU, and MU-1 Districts all have the same multi-family density standard 

                                                 
2 Therefore, the property owner could choose not to take advantage of the increased development potential of their 

lot and not be required to provide affordable dwelling units 
3 The September 2016 Street Level Advisory’s analysis showed that the RIV Overlay District’s affordable housing 

bonuses provided a net benefit to developers. 
4 The other was one of the bonuses in the CBD, but that is an FAR bonus which would not be applicable in cases 

where there is not a maximum FAR limit in any of the applicable zoning districts. 
5 With a 10% set aside, one whole affordable unit would be required with 10 total dwelling units. 
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of one dwelling unit per 1,000 square feet of lot area.6 Therefore, the CPC staff 

recommends eliminating the lot area per dwelling unit requirement to ensure that 

developers do get increased densities when providing affordable housing. This is the same 

density bonus that is provided in the RIV Riverfront Overlay District. In addition, since 

these areas are adjacent to high frequency transit corridors, the staff recommends providing 

a reduction of 50% in the required number of off-street parking spaces that the developer 

is required to provide.  

 

The staff would like to note that there needs to be some flexibility in these figures. The city 

is commissioning an affordable financial feasibility study from outside experts that will 

determine the affordable housing terms that are feasible for implementing inclusionary 

zoning regulations. This study should be finished by the time the final ordinance is 

approved by City Council. The staff foresees that some of these figures may change based 

on the results of that study. The staff supports any changes to these numbers based on the 

findings of the financial feasibility study that support the overall intent of the City Council 

Motion directing the City Planning Commission to consider this text amendment. 

 

Analysis of the Affordable Housing Planned Development (AHPD) 

 

General Analysis of the AHPD 

 

The purpose of the Affordable Housing Planned Development (AHPD) is to provide an 

additional opportunity for developments to provide affordable housing units as part of the 

planned development criteria in Article 5 – Planned Development Standards, of the 

Comprehensive Zoning Ordinance. The additional type of planned development - the 

Affordable Housing Planned Development (AHPD) - will allow developers to include 

affordable housing units on sites that include new construction or a combination of new 

construction and adaptive reuse of an existing structure without having to meet minimum 

site or structure size requirements.  This new type of planned development will also expand 

the areas where such planned developments can be developed as long as they are consistent 

with the Master Plan. Planned developments are currently not required to provide 

affordable units for either renters or owners. The developer may choose to incorporate 

affordable units through a voluntary incentive, but to-date only one developer has utilized 

the bonus. Given that the incentive program has only produced a nominal amount of 

affordable housing, mandating that developers incorporate affordable units into their 

apartment or condominium multi-family dwellings will ensure that low- to moderate-

income individuals will have the same opportunity to live in high transit locations near 

amenities such as grocery stores, hospitals, schools, retail and public transportation. 

 

Currently, Article 5 - Planned Development Standards, of the Comprehensive Zoning 

Ordinance provides a mechanism for a planned development on sites that provide a 

minimum size of five (5) acres (2.5 acres may be allowed when the development includes 

reuse of an existing industrial, commercial, or institutional structure) or in the Historic Core 

and Historic Urban Residential Districts, the adaptive reuse of an existing industrial, 

commercial, or institutional structure with at least 10,000 square feet of gross floor area. 

                                                 
6 In fact, the HU-MU District allows dwelling units above ground floor commercial to have a density of 800 square 

feet per dwelling unit so a zoning change to MU-1 could decrease the density allowed. 
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These planned developments were incorporated into the CZO upon adoption in 2015 to 

address large sites, and also to provide an opportunity for the renovation of existing large 

structures located throughout the city’s urban core residential districts.  Most of these 

structures happen to be former school buildings or churches that were damaged or 

determined to be no longer needed after Hurricane Katrina.   

 

Though the regulations currently provide an opportunity to adaptively reuse structures and 

receive a density bonus for the provision of affordable housing units, the planned 

development regulations do not offer opportunities for new developments or the ability to 

expand an existing structure.  The staff recognizes that there are some unique projects that 

are not able to move forward because of these limitations despite them meeting the city’s 

housing goals, such as a site that may have an existing structure located on it, but is unable 

to add an additional structure that would make the development financially feasible.  The 

AHPD proposes to create this tool that can be utilized in certain scenarios to create long-

term affordable housing.  

 

Specific Terms of the AHPD 

 

The proposed text amendment would provide a planned development mechanism which 

would require a set-aside of affordable units. Planned developments may be under five (5) 

acres in size or ten thousand (10,000) gross floor area that are either adaptive reuse, an 

expansion of an adaptive reuse, or new construction if they provide affordable housing 

units. Therefore, affordable units at various area medium income levels would be 

incorporated into zoning districts that may not allow for multi-family residences by-right, 

such as those within the historic urban districts as well as those in the suburban districts, 

as long as these uses are consistent with the Master Plan. As any proposed planned 

developments have to go through a similar process as a conditional use request, the City 

Planning Commission staff will review the requests to ensure compatibility with the 

surrounding neighborhood and will add provisos to ensure the health, safety and well-being 

of the residents in the planned development and the adjacent neighborhood. 

 

Affordable Housing Planned Developments are required to have at least five (5) units to 

ensure there can be at least one dedicated affordable housing unit in the development. The 

AHPD proposed set aside term would require market-rate developments to provide 12% of 

affordable housing units for renter households at or below 60% of AMI and 

homeownership households at or below 80% of AMI.  However, staff acknowledges there 

should be flexibility in these numbers. The AMI may need to be lowered to reach more 

individuals and families ensuring no more than 30% of their income is spent on housing 

costs, or it may need to be raised to ensure financial feasibility. 

 

Within this new category of AHPDs, planned developments provide affordable housing 

with a density entitlement greater than the base zoning district. Staff believes this incentive 

will help draw investment in areas where affordable housing units would otherwise not be 

created. In addition, the staff recommends that the units be affordable for a term of 99 

years, which is at the upper end of what was recommended in the Smart Housing Mix 

Ordinance Study. Finally, the staff recommends the same standards for AHPD as are 

recommended for the Mandatory Inclusionary Zoning (MIZ) District and the Opportunity 

Housing Overlay District (OHOD), in that the affordable housing units have a comparable 
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bedroom mix, be distributed throughout the development, that tenant or owners living in 

the affordable housing units shall access all of the same amenities as the other residences. 

 

As is the case in the Opportunity Housing Overlay District (OHOD) specified in the section 

above and the Mandatory Inclusionary Zoning (MIZ) District in the following section, the 

staff would like to note that there needs to be some flexibility in these figures. The city is 

commissioning an affordable financial feasibility study from outside experts that will 

determine the affordable housing terms that are feasible for implementing inclusionary 

zoning regulations. This study should be finished by the time the final ordinance is 

approved by City Council. The staff foresees that some of these figures may change based 

on the results of that study. The staff supports any changes to these numbers based on the 

findings of the financial feasibility study that support the overall intent of the City Council 

Motion directing the City Planning Commission to consider this text amendment. 

 

Analysis of Mandatory Inclusionary Zoning Sub-Districts (MIZ) 

 

General Analysis of the MIZ 

 

The purpose of the Mandatory Inclusionary Zoning Sub-Districts (MIZ) is to create the 

mechanism and regulations for ensuring affordable housing units are included in market-

rate developments.  As mentioned throughout this report, housing in high opportunity 

neighborhoods near transit, schools, and jobs, has become unaffordable to people with low- 

to moderate-incomes.  Mandatory inclusionary zoning is intended to increase opportunities 

for low- to moderate-income families to live and be a part of the community structure in 

the neighborhoods near where they work and their children attend school.   

 

To create the MIZ, the staff recommends additions to the following articles in the 

Comprehensive Zoning Ordinance as these articles allow multi-family residential 

development within certain zoning classifications: 

 

 Article 9 – Historic Core Neighborhood Residential Districts 

 Article 10 – Historic Core Neighborhood Non-Residential Districts 

 Article 11 – Historic Urban Neighborhood Residential Districts 

 Article 12 – Historic Urban Neighborhood Non-Residential Districts 

 Article 13 – Suburban Neighborhood Residential Districts 

 Article 14 – Suburban Neighborhood Non-Residential Districts 

 Article 15 – Commercial Center & Institutional Districts 

 Article 17 – Central Business Districts 

 

The CPC staff recommends leveraging market-rate developments by requiring a certain 

percentage of affordable housing units in residential developments or developments with a 

residential component having more than 10 residential dwellings.  These developments 

would be required in an MIZ sub-district that is created through a separate mapping process 

to the official zoning map in the Comprehensive Zoning Ordinance.  The staff recommends 

using the affordability housing terms recommended in the 2017 Smart Housing Mix 
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Ordinance Study since those recommendations are the most recent and were based on 

analysis conducted for New Orleans by inclusionary zoning program experts.7   

 

The MIZ sub-districts are proposed to be named in accordance with the corresponding base 

zoning district, but include an “IZ” after the zoning district to distinguish it from the base 

zoning.  For example, the MIZ for the HU-RD2 Historic Urban Two-Family Residential 

District would be named the HU-RD2-IZ Historic Urban Two-Family Residential 

Inclusionary Zoning District.  As for development standards and uses permitted in the MIZ 

districts, the permitted and conditional uses permitted in the corresponding base district 

would remain the same as would the required development standards.  The only change 

would be for when a property is located in an MIZ district there would be an affordable 

housing requirement.   It should be noted that there are a few exceptions to this.  In some 

instances, the CZO does not specify a minimum lot area requirement when certain multi-

family developments are permitted after being verified by the Zoning Administrator in the 

Department of Safety and Permits as an established multi-family dwelling or after 

obtaining a conditional use to permit an established multi-family development.   In these 

cases, the staff is recognizes that the minimum lot area requirement is established by the 

existing condition as they are existing structures and sites that typically would not be 

allowed to  expand, but could be put back in service if determined to meet the requirements 

and having obtained approvals to reestablish their previous condition.  Also, the staff notes 

there are several districts where the minimum lot area is set by bulk and yard regulations 

other than minimum lot size, such as minimum site size, setbacks, and dwellings which are 

permitted above the ground floor.   

 

In addition to these changes and additions to existing text in the CZO, the staff recommends 

the creation of a new CZO article, Article 28 – Inclusionary Zoning, which was also 

recommended in the 2017 Smart Housing Mix Ordinance Study.  Article 28 would provide 

specific regulations and outline the process for the proposed MIZ and required Affordable 

Housing Developments outlined in the CZO articles listed above. 

 

The CPC staff recognizes there will be concern from the development community 

regarding the proposed recommendation to mandate affordable housing developments in 

certain market-rate developments, especially since the MIZ is not proposed to include any 

incentives at this time. The conversations to recommend leveraging market-rate 

developments for the provision of affordable housing have been ongoing in the city since 

at least 2015.  Prior to these discussions, and following the influx of federal disaster relief 

funding, the City experienced numerous market-rate and above market-rate residential 

developments built in the high-opportunity neighborhoods near high-frequency transit. To 

many, it seemed a relief that New Orleans was not impacted as greatly as other cities in the 

market/housing crash of 2008.  However, many people have not benefited from influx of 

federal dollars or have in some instances been hurt by it as displacement has been a reality 

for some families. The City recently released a Request for Proposals (RFP) for a 

Feasibility Study for the Development of Affordable Housing.  The RFP is intended to 

determine the economic feasibility of a mandatory inclusionary housing policy.  It is the 

                                                 
7 The analysis included the September 2016 Street Level Advisory’s analysis of the City’s affordable housing 

density bonuses and the December 2016 Grounded Solutions report and recommendations for a mandatory 

inclusionary zoning program in New Orleans. 
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staff’s understanding that the study will include determining whether incentives are needed 

in certain markets or if the market can bear a mandatory set aside requirement on its own.    

 

Specific Terms of the MIZ 

 

The terms of the Mandatory Inclusionary Zoning Sub-Districts (MIZ), which are 

recommended in zoning districts where multi-family dwellings are allowed in the 

Comprehensive Zoning Ordinance, are also generally based on the recommendations in the 

CPC’s February 2017 Smart Housing Mix Ordinance Study. The MIZ proposed set aside 

term would require market-rate developments to provide 12% of affordable housing units 

for renter households at or below 60% of AMI and homeownership households at or below 

80% of AMI.  Based on the Smart Housing Mix Ordinance Study, the staff recommends 

that for-rent units shall be priced at 50% of AMI while for-sale units shall be priced at 70% 

of AMI to ensure that the households who qualify at or below 60% (for-rent) or 80% (for-

sale) of AMI are able to afford these units without having to spend more than 30% of their 

income on housing costs.  

 

Some of the other terms for the MIZ include that the affordable housing units would be 

required for developments with ten or more dwelling units, which as mentioned is in line 

with the Smart Housing Mix Ordinance. In addition, the staff recommends that the units 

required in the MIZ be affordable for a term of 99 years. Finally, the staff recommends a 

number of standards for the affordable housing units having a comparable bedroom mix, 

be distributed throughout the development, allowing tenants to access all of the same 

amenities, and not allowing variances of these standards which comes from the Smart 

Housing Mix Ordinance Study as well. 

 

As is the case in the Opportunity Housing Overlay Districts and the Affordable Housing 

Planned Development, the staff would like to note that there needs to be some flexibility 

in these figures. As mentioned, the City is commissioning an affordable financial feasibility 

study that will determine what affordable housing terms are feasible. The City has issued 

a request for proposals for finance experts to conduct this study, and this study should be 

finished by the time the final ordinance is approved by City Council. The staff foresees that 

some of these figures may change based on the results of that study.  

 

 Analysis of Additional Language added to the CZO 

 

In order to maintain consistency and compliance with the language throughout the 

Comprehensive Zoning Ordinance (CZO), the staff believes additions should be made to 

Article 4, Applications & Approvals to ensure consistency with the application and 

approval standards.  Changes should be made to Article 6 - Zoning Districts and Zoning 

Map, to include the new zoning sub-district categories in each of the corresponding 

classifications. Finally, Article 26 – Definitions, should establish definitions for new terms 

used in the proposed language establishing the inclusionary zoning regulations proposed 

in the CZO. 
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In-Lieu Payment 

 

The Smart Housing Mix Ordinance Study recommends that multi-family developments 

with 5 to 9 units be subject to the Smart Housing Mix policy, but not be required to provide 

the units onsite. Instead, the developer could pay a modest in-lieu fee.  In the study, the 

staff reasons these smaller units would not have enough market rate units to justify 

providing an affordable unit on site, but are large enough to be able to afford a modest in-

lieu fee.  The recommendation was for the city to hire a consultant with expertise in 

inclusionary zoning to help determine the appropriate in-lieu amount. This 

recommendation was considered by the City Planning Commission at its February 21, 2017 

meeting where some of the commissioners thought that it might be beneficial to allow an 

in-lieu payment option for larger developments as well.  There was a motion to include this 

in the Commission’s recommendation to the City Council, but the motion failed and the 

study was forwarded with the staff’s initial recommendation for a payment in-lieu for 

residential developments with 5-9 housing units.  

 

For the purpose of this text amendment, the staff considered the payment in-lieu fee 

recommendation outlined in the Smart Housing Mix Ordinance and whether it should be 

included in the Affordable Housing Planned Development, the Opportunity Housing 

Overlay District, and the Mandatory Inclusionary Zoning Sub-District regulations.  The 

staff has determined that until the financial feasibility analysis results are available, the 

staff does not yet have enough information to provide or support the same or an alternative 

recommendation for an in-lieu fee.  The staff anticipates the information being available 

prior to final ordinance adoption of an ordinance outlining any inclusionary zoning 

regulations.       

 

B. What is the existing language of the Comprehensive Zoning Ordinance? 

 

 Motion M-18-320 proposes three types of inclusionary zoning programs none of which 

currently exist in the Comprehensive Zoning Ordinance.  The motion directs the City 

Planning Commission to consider an overlay district that the staff believes should be added 

to Article 18 as a new type of overlay, new base zoning mandatory inclusionary zoning 

sub-districts which the staff believes should be created in each zoning classification that 

allows multi-family dwelling units, including Articles 9 – 15 and Article 17, while also 

creating a new article in the CZO, Article 28, that would outline the specific requirements 

for the sub-districts, and a new type of Planned Development that the staff believes should 

be added to Article 5 as a third type of planned development.  In addition to these changes, 

to the current CZO, there are changes recommended to Article 4, Article 6, and Article 

26 to ensure consistency with the incorporation of the recommended changes.  The existing 

CZO language is included below: 

 

 ARTICLE 4 APPLICATIONS & APPROVALS 

 

                                                  ***  

4.4.A PURPOSE 

 

The purpose of a planned development is to: 
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1. Encourage the adaptive reuse of existing structures in a manner that promotes 

sustainable development and design compatible with the character of the surrounding 

area and adjoining properties. 

2. Encourage the master planning of development on larger tracts of land to promote site-

specific flexibility and to manage the impact of these developments on the provision 

of City services and infrastructure. 

3. Encourage creative and innovative approaches to the use of land that results in more 

sustainable development and design than might otherwise be accomplished under the 

strict application of this Ordinance. 

4. Provide for the efficient use of land to preserve natural functions and to facilitate a 

more effective arrangement of land uses, buildings, circulation systems and utilities. 

5. Preserve natural amenities of the land through the provision and maintenance of 

conservation areas and usable open spaces. 

6. Facilitate the implementation of the Master Plan. 

 

4.4.G APPROVAL STANDARDS 

The City Planning Commission recommendation and the City Council decision on 

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

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

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

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

surrounding neighborhood. The Commission and Council shall specifically consider the 

extent to which: 

 

1. The proposed planned development complies with the applicable standards of Article 

5. 

2. The proposed planned development at the specified location is consistent with the 

policies embodied in the adopted Master Plan. 

3. The proposed planned development is compatible with and preserves the character and 

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

circumstances, includes improvements or modifications either on-site or within the 

public right-of-way to mitigate development-related adverse impacts, including but not 

limited to: 

 

a. Adequate ingress and egress to property and proposed structures thereon with 

particular reference to vehicular and pedestrian safety and convenience, and 

access in case of fire. 

b. Off-street parking and loading areas, with particular reference to the extent to 

which requirements have been met, so as to place no additional burden on the 

neighborhood. 

c. Refuse and service areas. 

d. Utilities with reference to location, availability, and compatibility. 

e. Screening and buffering features to minimize visual impacts and/or set-backs 

from adjacent uses. 

f. Control of signs, if any, and proposed exterior lighting with reference to glare, 

traffic safety, economic effect, and compatibility and harmony with properties 

in the district. 

g. Required yards and open space. 
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h. Height and bulk of structures. 

i. Roadway adjustments, traffic control devices or mechanisms, and access 

restrictions to control traffic flow or divert traffic as may be needed to reduce 

or eliminate development-generated traffic on neighborhood streets. 

j.  The amount and location of existing impervious surface. 

4.   Any proposed variance from zoning standards meets the approval standards of Section 

4.6.F. 

 

ARTICLE 5 PLANNED DEVELOPMENT STANDARDS 

 

                                                 *** 

 

5.2 GENERAL STANDARDS FOR PLANNED DEVELOPMENTS      

A.  The site of the planned development shall be under common ownership and/or unified 

control. If there are two (2) or more owners, the application for the planned development 

shall be jointly filed by all such owners. 

B.   Planned developments are allowed within the: 

 

1. General Planned Development Districts 

2. Maritime Mixed-Use Districts 

3. Historic Core and Historic Urban Residential Districts, but only for the adaptive    

reuse of institutional, industrial, and commercial structures. 

4. Suburban Neighborhood Non-Residential Districts 

5. Commercial Center Districts 

6. Center for Industry Districts 

 

C.   In general, the minimum size considered appropriate for planned developments is five 

(5) acres, and this minimum size may not be waived by ordinance. However, the 

following exceptions to this minimum size apply: 

1. If it is determined that there are unique or special topographic constraints affecting 

the property, a planned development may be allowed for tracts of less than five (5) 

acres, but a planned development shall not be allowed for any tract of less than 

two and a half (2.5) acres unless it contains an adaptive reuse of an existing 

industrial, commercial, or institutional structure as described in Section 5.2.C.2. 

2. A planned development containing an adaptive reuse of an existing industrial, 

commercial, or institutional structure in any district described in 5.2.B, including 

the Historic Core and Historic Urban Residential Districts, shall not be subject to 

the five (5) acre minimum if the existing industrial, commercial, or institutional 

structure exceeds ten thousand (10,000) square feet in gross floor area. This 

minimum size for the adaptive reuse of the existing industrial, commercial, or 

institutional structure may not be waived by ordinance. 

D.  The ordinance authorizing a planned development may grant exceptions to the 

regulations contained in this Ordinance including, but not limited to, use, density, area, 

bulk, yards, off-street parking and loading, and signs to achieve the objectives of the 

proposed planned development. Such exceptions shall be consistent with the 

procedures and standards of this Article. Use exceptions are prohibited in any single-

family or two-family residential district in the Historic Core Neighborhood and 
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Historic Urban Neighborhood Districts with the exception of allowing a multi-family 

use as part of the adaptive reuse of an existing industrial, commercial, or institutional 

structure as described in Section 5.2.C.2.. Notwithstanding the permitted alternative 

methods of compliance with Article 23 set forth by Article 23.3(E), exceptions to 

Article 23 are prohibited. 

E.   Planned developments shall be compatible with the purpose and intent of this 

Ordinance and the Master Plan, including the character established within the place 

districts of the City: General Planned Development District, Maritime Mixed-Use 

District, Historic Core Neighborhood Districts, Historic Urban Neighborhood 

Districts, Suburban Non-Residential Neighborhood Districts, Commercial Center 

Districts, and Center for Industry Districts. 

F.    Planned developments shall not adversely affect the natural environment. Natural 

assets and features, such as existing trees and native vegetation, shall be protected and 

preserved to the greatest extent practical. 

G.   The site shall be accessible to public streets that are adequate to carry the traffic that 

will be generated by the proposed development. The streets and driveways within the 

proposed development shall be adequate to serve the uses within the development. 

The applicant is responsible for the cost and installation of any additional traffic 

controls and regulating devices that may be required. 

H.   All proposed streets, alleys, and driveways shall be adequate to serve the residents, 

occupants, visitors, or other anticipated traffic. Access points to public streets, and the 

location of private streets, alleys, and driveways are subject to City approval when 

granting approval. 

I.     The pedestrian circulation system and its related walkways shall be located to provide 

for separation of pedestrian and vehicular movement and for maximum pedestrian 

safety. 

J.     All planned developments shall provide for acceptable design and construction of all 

utilities, roadways, parking facilities, landscape, and other site improvements, in 

accordance with the requirements of this Ordinance and the City Code. 

5.3   PLANNED DEVELOPMENT EXCEPTIONS FROM DISTRICT REGULATIONS      

A.  A planned development is subject to the underlying zoning district regulations 

unless the City Council grants an exception, after City Planning Commission 

consideration. Exceptions from district regulations may be granted for planned 

developments, if the City Planning Commission and City Council find that such 

exceptions meet the following standards. 

 

1. The planned development, including all proposed exceptions, is 

consistent with the Master Plan and the character and nature of existing 

and future development in the vicinity of the proposed planned 

development. This includes compatibility with the character established 

within the place districts of the City: General Planned Development 
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District, Maritime Mixed-Use District, Historic Core Neighborhood 

Districts, Historic Urban Neighborhood Districts, Suburban Non-

Residential Neighborhood Districts, Commercial Center Districts, and 

Centers for Industry. 

2. For use exceptions, the applicant shall provide a rationale for how 

proposed use exceptions are aligned with the intent of the planned 

development, are compatible with uses existing or anticipated to occur 

upon the adjacent sites, and will be properly screened or buffered from 

adjacent properties as needed to minimize potential negative impacts. 

Use exceptions are prohibited in any single-family or two-family 

residential district in the Historic Core Neighborhood and Historic Urban 

Neighborhood Districts with the exception of allowing a multi-family 

use as part of the adaptive reuse of an existing industrial, commercial, or 

institutional structure as described in Section 5.2.C.2. 

3. Where applicable, the exceptions allow the planned development to 

preserve unusual topographic or natural features of the land. In addition, 

the exceptions provide more usable and suitably located open space and 

natural amenities than would otherwise be provided under the strict 

application of district standards. 

4. Where applicable, the exceptions allow the planned development to 

implement innovative design features that would not be possible by 

application of the basic district regulations. This includes sustainable 

green design techniques, adaptive reuse of existing structures, and 

cluster development. 

5. The physical characteristics of the planned development, including all 

proposed exceptions, will not adversely affect the future development of 

adjacent undeveloped areas. 

6. The planned development, including all proposed exceptions, will 

continue to provide the same protection as the underlying district 

regulations in regard to fire, health hazards, and other dangers. 

7. The planned development yields “cumulative public benefits as 

determined pursuant to Sec. 5.3.B.” 

8. Exceptions to district regulations may be granted when such 

modifications do not negatively affect the value and enjoyment of 

surrounding property, the provision of municipal services, or the flow of 

traffic. 

 

B.  The underlying zoning district requirements apply, unless an exception is granted as 

part of the planned development approval. To be granted an exception to district 

regulations within a planned development, the applicant shall demonstrate a substantial 

benefit to the City. Aspects that contribute to a substantial benefit include, but are not 

limited to, superior design, enhanced amenities within the development, and a 

commitment to the use of appropriate sustainable green design techniques as follows: 

 

1. The applicant shall commit to the use of sustainable design and 

architecture, such as the use and/or incorporation of green roofs, blue roofs, 

bio-swales, solar panels, wind turbines, and other energy efficient design 

concepts, new building technologies, and structures that meet the standards 
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of recognized green building certification, such as LEED (Leadership in 

Energy & Environmental Design), Home Energy Rating System, Enterprise 

Green Communities, National Green Building Standard, Energy Star for 

Buildings Program, Net-Zero Energy Building, or another similar 

certification approved by the Director of the Department of Safety and 

Permits. This requirement does not apply to a planned development for 

adaptive reuse, however those practices are encouraged. 

 

2. The applicant shall demonstrate superior design and enhanced amenities. 

The following design characteristics and amenities are provided as a guide 

for consideration as to whether to grant an exception to district 

requirements. The following items are a guide and not an exclusive list of 

requirements. Additional design characteristics and public benefits and 

amenities not listed below may be considered as part of the approval 

process. 

 

a. Enhanced design characteristics including, but not limited to  

circulation systems that utilize alleys or traffic-calming techniques, 

and a pedestrian-oriented environment. 

 

b. Community amenities including plazas, malls, formal gardens, 

places to congregate, outdoor seating, public art, and pedestrian and 

transit facilities. 

 

c. Preservation of natural areas. 

 

d. Historic preservation. 

 

e. Adaptive reuse. 

 

f. Additional open space and recreational amenities such as 

recreational open space and playgrounds, including athletic fields, 

dog parks, and natural water features and conservation areas. 

 

g. Additional public infrastructure improvements in addition to the 

minimum required by the planned development, such as new or 

repaved streets, provision of bicycle paths, installation of gutters and 

sewers, and traffic control devices to improve traffic flow. 

 

h. Affordable housing. 

 

i. Senior housing set-aside. 

 

j. Provision of accessible dwelling units with accessible features 

beyond what is required by the Americans with Disabilities Act 

(ADA) or any other applicable codes. 
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k. Provision of car and/or bicycle sharing facilities or other transit-

oriented development best practices. 

 

5.7 PLANNED DEVELOPMENT STANDARDS FOR SUBURBAN NON-

RESIDENTIAL DISTRICTS 

 

C. What is the proposed language for amendment? 

 

 The placement of the proposed language has not been specified and is therefore left to the 

discretion of the City Planning Commission.  The text amendment motion specifies the 

creation of three types of inclusionary zoning provisions, an overlay district, a planned 

development, and a new base zoning district. The staff believes the overlay district should 

be added to Article 18 - Overlay Districts. The planned development would be best suited 

in Article 5 – Planned Developments as an additional type of planned development. To 

create the mandatory inclusionary zoning sub-districts, the staff recommends additions to 

the following articles of the Comprehensive Zoning Ordinance as these articles allow 

multi-family residential development within certain zoning classifications: 

 

 Article 9 – Historic Core Neighborhood Residential Districts 

 Article 10 – Historic Core Neighborhood Non-Residential Districts 

 Article 11 – Historic Urban Neighborhood Residential Districts 

 Article 12 – Historic Urban Neighborhood Non-Residential Districts 

 Article 13 – Suburban Neighborhood Residential Districts 

 Article 14 – Suburban Neighborhood Non-Residential Districts 

 Article 15 – Commercial Center & Institutional Districts 

 Article 17 – Central Business Districts 

 

In addition to changes and additions to existing text in the CZO, the staff recommends the 

creation of a new CZO article, Article 28 – Inclusionary Zoning.  Article 28 would 

provide specific regulations and outline the process for the proposed mandatory 

inclusionary zoning sub-districts outlined in the CZO articles listed above. 

 

Finally, the staff believes amendments should be made to Article 4, Applications & 

Approvals to ensure compliance and consistency with the application and approval 

standards, to Article 6 - Zoning Districts and Zoning Map, to include the new zoning 

sub-district categories in a list, and in Article 26 – Definitions, to establish definitions for 

new terms used in establishing inclusionary zoning regulations in the CZO. 

 

The proposed text additions are indicated by underlined, bold text, while deletions are 

indicated by strikethrough text. 

 

ARTICLE 4 APPLICATIONS & APPROVALS 

 

                                                 *** 

 

4.4.A PURPOSE 
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  The purpose of a planned development is to: 

 

                                            *** 

 

7. Promote a full range of housing choices for households of all incomes in 

adaptive reuse planned developments.  

 

                                                 *** 

 

4.4.G APPROVAL STANDARDS 

 

                                                 *** 

 

4.   Any proposed variance from zoning standards meets the approval standards of 

Section 4.6.F. with the exception that the required affordable housing 

units as part of the affordable housing development shall not be subject to 

a variance.  

 

                      *** 

 

ARTICLE 5 PLANNED DEVELOPMENT STANDARDS 

 

     *** 

  

5.2 GENERAL STANDARDS FOR PLANNED DEVELOPMENTS 

 

     *** 

 

B.   Planned developments are allowed within the: 

 

          *** 

 

3. Historic Core and Historic Urban Residential Districts,.  

4. Suburban Neighborhood Non-Residential Districts. 

 

C.    In general, the minimum size considered appropriate for planned developments is 

five (5) acres, and this minimum size may not be waived by ordinance. However, 

the following exceptions to this minimum size apply: 

 

                                                           *** 

                                                           

3.  A planned development of five of more units containing affordable housing 

units as defined in section 5.10.B. 

 

D.  The ordinance authorizing a planned development may grant exceptions to the 

regulations contained in this Ordinance including, but not limited to, use, density, 

area, bulk, yards, off-street parking and loading, and signs to achieve the 

objectives of the proposed planned development. Such exceptions shall be 
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consistent with the procedures and standards of this Article. Use exceptions are 

prohibited in any single-family or two-family residential district in the Historic 

Core Neighborhood and Historic Urban Neighborhood Districts with the exception 

of allowing a multi-family use as part of the adaptive reuse of an existing 

industrial, commercial, or institutional structure as described in Section 5.2.C.2.. 

or allowing multifamily use as part of a planned development containing 

affordable housing units in accordance with Section 5.10. Notwithstanding the 

permitted alternative methods of compliance with Article 23 set forth by Article 

23.3(E), exceptions to Article 23 are prohibited. 

 

E.  Planned developments shall be compatible with the purpose and intent of this 

Ordinance and the Master Plan, including the character established within the 

place districts of the City: General Planned Development District, Maritime 

Mixed-Use District, Historic Core Neighborhood Districts, Historic Urban 

Neighborhood Districts, Suburban Non-Residential Neighborhood Districts, 

Commercial Center Districts, and Center for Industry Districts. 

 

*** 

 

5.3 PLANNED DEVELOPMENT EXCEPTIONS FROM DISTRICT REGULATIONS  

       

*** 

     

1.  The planned development, including all proposed exceptions, is consistent with 

the Master Plan and the character and nature of existing and future development 

in the vicinity of the proposed planned development. This includes compatibility 

with the character established within the place districts of the City: General 

Planned Development District, Maritime Mixed-Use District, Historic Core 

Neighborhood Districts, Historic Urban Neighborhood Districts, Suburban Non-

Residential Neighborhood Districts, Commercial Center Districts, and Centers 

for Industry. 

 

2. For use exceptions, the applicant shall provide a rationale for how proposed use 

exceptions are aligned with the intent of the planned development,, are 

compatible with uses existing or anticipated to occur upon the adjacent sites, and 

will be properly screened or buffered from adjacent properties as needed to 

minimize potential negative impacts. Use exceptions are prohibited in any 

single-family or two-family residential district in the Historic Core 

Neighborhood and Historic Urban Neighborhood Districts with the exception of 

allowing a multi-family use as part of the adaptive reuse of an existing industrial, 

commercial, or institutional structure as described in Section 5.2.C.2. or 

multifamily use as part of a planned development containing affordable 

housing units in accordance with Section 5.10. 

 

*** 

 

9. Where affordable housing is provided as described in Section 5.10.B.  
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B. The underlying zoning district requirements apply, unless an exception is granted as 

part of the planned development approval. To be granted an exception to district 

regulations within a planned development, the applicant shall demonstrate a substantial 

benefit to the City. Aspects that contribute to a substantial benefit include, but are not 

limited to, superior design, enhanced amenities within the development, affordable 

housing, and a commitment to the use of appropriate sustainable green design 

techniques as follows: 

 

*** 

 

5.10 Affordable Housing Planned Development (AHPD) 

 

5.10.A Intent 

 

The intent of the Affordable Housing Planned Development standards for 

inclusion of Affordable Housing Units is to promote the public health, safety, 

and welfare throughout the City by providing for a full range of housing 

choices for households of all incomes. The standards require the construction 

of affordable housing units as a portion of new, adaptive reuse, and adaptive 

reuse expansion development. The planned development should promote the 

production of affordable housing at all income levels, and may use standards 

established in this section.  

 

5.10.B  AFFORDABLE HOUSING UNIT REQUIREMENT 

 

1. Affordable housing units shall be either rental affordable housing or 

homeownership affordable housing. 

 

2. All of the following developments that result in or contain five or more 

rental housing units shall include twelve percent (12%) of units up to the 

sixty percent (60%) Area Median Income level; for home ownership, the 

development shall contain twelve percent (12%) of units up to the eighty 

percent (80%) Area Median Income level: 

 

a. New residential construction 

b. New mixed-use development with a residential component. 

c. Renovation of an established multi-family residential 

structure. 

d. Development that will change the use of an existing building 

from nonresidential to residential 

e. An expansion of an adaptive reuse 

f. Development that includes the conversion of rental residential 

property to condominium property  

 

Developments subject to this paragraph include projects undertaken in 

phases, stages, or otherwise developed in distinct sections. If the 

development contains a phasing plan, the phasing plan shall provide for 
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the development of affordable housing units concurrently and 

proportionately with the market-rate units.   

 

3.   To calculate the minimum number of affordable housing units required in 

any development listed in Section 10.B.2 above, the total number of 

proposed units shall be multiplied by twelve percent (12%).  If the number 

of required affordable units results in a fraction, a fraction of 0.5 or more 

shall be rounded up to the next higher whole number, and a fraction of less 

than 0.5 shall be rounded down to the next lower whole number. 

 

4. Distribution of affordable housing units 

 

a. The affordable housing units shall be located on-site within the 

same structure as the market rate dwelling units. The affordable 

units shall be spread throughout the development and not 

clustered on one floor or in one area of the development. 

b. The affordable housing units shall be comparable to the market-

rate housing units in terms floor area and exterior finishes. 

Interior finishes or appliances may be different as long as 

functionality and longevity are retained. 

 

5. Bedroom mix of affordable housing units 

 

a. The bedroom mix (i.e. the number of bedrooms) of the 

affordable housing units shall be proportional to the market-

rate housing units. 

 

6. Affordability Term 

 

a. The obligation to provide and maintain a specified amount of 

affordable housing in a development shall run with planned 

development designation containing such site for not less than 

ninety-nine (99) years. 

 

5.10.D Development Bonus 

 

1. Developments subject to the affordable housing requirement and within 

the area described in Section 5.10.C shall be permitted a 30% reduction in 

the lot area per dwelling unit requirement. 

 

2. Developments subject to the affordable housing requirement that are 

located within 600 feet of a transit stop shall be permitted up to a 50% 

reduction of the off-street parking requirement. 

 

3. The affordable housing planned development is eligible for a further 

density bonus when the affordable housing planned development provides 

deeper affordability than what is required shown in Table 5-4 through 5-

11.  
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a. The residents of the affordable housing units shall have access 

to the same amenities as the residents of the market-rate housing 

units. 

b. The requirement to provide and the standards for providing 

affording housing units shall not be subject to a variance. 

c. All developments that are subject to the standards of the 

Affordable Housing Planned Development shall include an 

Affordable Housing Impact Statement (AHIS) with the 

application.  The AHIS shall provide the following information: 

i. The number of units added at the Area Medium Income 

Levels (AMI) at or below 80%, 50%, and 30%. 

ii. The number of units removed at the Area Medium 

Income Levels at or below 80%, 50%, and 30%. 

iii. The bedroom mix of the unit is to be added or removed 

(1, 2, 3, 4, etc. bedrooms). 

iv. The total number of units added and total number of 

units removed. 

 

 

TABLE 5-4: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS  IN HISTORIC CORE 

NEIGHBORHOODS RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 VCR-1 VCR-2 HMR-1 HMR-2 HMR-3 

MINIMUM LOT AREA 

PER DWELLING UNIT 
MF: 600sf/du MF: 600sf/du MF: 600sf/du MF: 600sf/du MF: 600sf/du 

MINIMUM LOT AREA 

PER DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT BONUS1 

MF: 420sf/du MF: 420sf/du MF: 420sf/du MF: 420sf/du MF: 420sf/du 

TABLE 5-4 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-5: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  HISTORIC 

 CORE NEIGHBORHOOD NON-RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATION

S 

DISTRICTS 

 VCC-1 VCC-2 VCE VCE-1 VCS VCS-1 HMC-1 HMC-2 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPME

NT BONUS1 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

 

TABLE 5-5 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  

 

TABLE 5-6: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN HISTORIC URBAN 

NEIGHBORHOOD RESIDENTIAL  

BULK & YARD 

REGULATIONS DISTRICTS 

 HU-RS HU-RD1 HU-RD2 HU-RM1 HU-RM2 

BULK REGULATIONS 

MINIMUM LOT 

AREA PER 

DWELLING UNIT1 

MF: 

1,250sf/du 
MF: 800sf/du MF: 800sf/du MF: 600sf/du MF: 600sf/du 

MINIMUM LOT 

AREA PER 

DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT 

BONUS1 

MF: 875sf/du MF: 560sf/du MF: 560sf/du MF: 420sf/du MF: 420sf/du 

TABLE 5-6 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-7: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  

HISTORIC URBAN NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 HU-B1A HU-B1 HU-MU 

BULK REGULATIONS 

MINIMUM LOT AREA 

PER DWELLING UNIT1 
MF: 600sf/du  MF: 600sf/du  MF: 600sf/du  

MINIMUM LOT AREA 

PER DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT BONUS1 

MF: 420sf/du  MF: 420sf/du  MF: 420sf/du  

TABLE 5-7 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  

 

 

TABLE 5-8: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  

SUBURBAN RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 S-RS S-RD S-RM1 S-RM2 

BULK REGULATIONS  

MINIMUM LOT 

AREA PER 

DWELLING UNIT1 

MF: 1,250sf/du  

 

MF: 1,250sf/du 

 

 

MF: 1200sf/du 

 

 

MF: 1200sf/du 

 

MINIMUM LOT 

AREA PER 

DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT 

BONUS1 

MF: 875sf/du  

 

MF: 875sf/du 

 

MF: 840sf/du MF: 840sf/du 

TABLE 5-8 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-9: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN SUBURBANA 

RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATION

S 

DISTRICTS 

 S-LRS1 S-LRS2 S-LRS3 S-LRD1 S-LRD2 S-LRM1 S-LRM2 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,000sf/du 

MF: 

1,000sf/du 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMEN

T BONUS1 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

700sf/du 

MF: 

700sf/du 

TABLE 5-9 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels 

of affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned 

development as outlined in Article 4.4 of these zoning regulations.  

 
TABLE 5-10: RESIDENTIAL STANDARDS FOR SUBURBAN NEIGHBORHOOD NON-RESIDENTIAL 

PLANNED DEVELOPMENTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 S-B1 S-B2 S-LB1 S-LB2 S-LC S-MU S-LM 

BULK REGULATIONS  

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT1 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,000sf/du 

MF: 

1,000sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

 

 

 

MF: 

1,250sf/du 

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMEN

T BONUS1 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

700sf/du 

MF: 

700sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

 

 

 

MF: 

875sf/du 

TABLE 5-10 FOOTNOTES 
1 Residential densities identified here may be authorized when a planned development meets deeper levels 

of affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-11: RESIDENTIAL STANDARDS FOR COMMERCIAL AND INSTITUTIONAL CAMPUS PLANNED 

DEVELOPMENTS 

BULK & 

YARD 

REGULATIO

NS 

DISTRICTS 

 C-1 C-2 C-3 MU-1 MU-2 EC MC MS LS 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

1,250sf/

du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/d

u 

MF: 

800sf/du 

MF: 

600sf/du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/

du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/d

u 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPM

ENT BONUS1 

MF: 

875sf/d

u 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

560sf/du 

MF: 

420sf/du 

MF: 

875sf/du 

MF: 

875sf/d

u 

MF: 

875sf/du 

MF: 

875sf/du 

TABLE 5-10 FOOTNOTES 
1 Residential densities identified here may be increased when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  

 

TABLE 5-12: RESIDENTIAL STANDARDS FOR CENTRAL BUSINESS DISTRICT PLANNED 

DEVELOPMENTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 CBD-1 CBD-2 CBD-3 CBD-4 CBD-5 CBD-6 CBD-7 

BULK REGULATIONS 

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT1 

NA NA NA NA NA NA NA 

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMENT 

BONUS 

NA NA NA NA NA NA NA 

 

             *** 

 

ARTICLE 6 ZONING DISTRICTS & ZONING MAP 

 

*** 

 

6.2.C.1  HISTORIC CORE NEIGHBORHOODS INCLUSIONARY ZONING SUB- 

DISTRICTS 
VCR-1-IZ Vieux Carré Residential Inclusionary Zoning Sub-District 

VCR-2-IZ Vieux Carré Residential Inclusionary Zoning Sub-District  
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HMR-1-IZ Historic Marigny/Tremé/Bywater Residential Inclusionary Zoning Sub-District  

HMR-2-IZ Historic Marigny/Tremé/Bywater Residential Inclusionary Zoning Sub-District  

VCC-1-IZ Vieux Carré Commercial Inclusionary Zoning Sub-District 

VCC-2-IZ Vieux Carré Commercial Inclusionary Zoning Sub-District 

VCS-IZ Vieux Carré Service Inclusionary Zoning Sub-District 

VCS-1-IZ Vieux Carré Service Inclusionary Zoning Sub-District 

HMC-1-IZ Historic Marigny/Tremé/Bywater Commercial Inclusionary Zoning Sub-District 

HMC-2-IZ Historic Marigny/Tremé/Bywater Commercial Inclusionary Zoning Sub-District 

HM-MU-IZ Historic Marigny/Tremé/Bywater Mixed-Use Inclusionary Zoning Sub-District 

 

*** 

6.2.D.1 HISTORIC URBAN NEIGHBORHOODS INCLUSIONARY ZONING SUB-

DISTRICTS 
HU-RS-IZ Single-Family Residential Inclusionary Zoning Sub-District 

HU-RD1-IZ Two-Family Residential Inclusionary Zoning Sub-District 

HU-RD2-IZ Two-Family Residential Inclusionary Zoning Sub-District 

HU-RM1-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

HU-RM2-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

HU-B1A-IZ Neighborhood Business Inclusionary Zoning Sub-District 

HU-B1-IZ Neighborhood Business Inclusionary Zoning Sub-District 

HU-MU-IZ Neighborhood Mixed-Use Inclusionary Zoning Sub-District 

 

*** 

6.2.E.1 SUBURBAN NEIGHBORHOODS INCLUSIONARY ZONING SUB-

DISTRICTS 
S-RM1-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

S-RM2-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

S-LRS1-IZ Lakeview Single-Family Residential Inclusionary Zoning Sub-District 

S-LRM1-IZ Lake Area Low-Rise Multi-Family Residential Inclusionary Zoning Sub-

District 

S-LRM2-IZ Lake Area High-Rise Multi-Family Residential Inclusionary Zoning Sub-

District  

S-B1-IZ Suburban Business Inclusionary Zoning Sub-District 

S-B2-IZ Pedestrian-Oriented Corridor Business Inclusionary Zoning Sub-District 

S-LB2-IZ Lake Area Neighborhood Business Inclusionary Zoning Sub-District 

S-LC-IZ Lake Area General Commercial Inclusionary Zoning Sub-District  

S-MU-IZ Suburban Mixed-Use Inclusionary Zoning Sub-District 

S-LM-IZ Lake Area Marina Inclusionary Zoning Sub-District 
 

          *** 

6.2.F.1 COMMERCIAL CENTER AND INSTITUTIONAL CAMPUS 

INCLUSIONARY ZONING SUB-DISTRICTS 
C-1-IZ General Commercial Inclusionary Zoning Sub-District 

C-2-IZ Auto-Oriented Commercial Inclusionary Zoning Sub-District  

C-3-IZ Heavy Commercial Inclusionary Zoning Sub-District  

MU-1-IZ Medium Intensity Mixed-Use Inclusionary Zoning Sub-District 

MU-2-IZ High Intensity Mixed-Use Inclusionary Zoning Sub-District 

 

*** 

6.2.H.1 CENTRAL BUSINESS DISTRICTS 
CBD-1-IZ Core Central Business Inclusionary Zoning Sub-District 

CBD-2-IZ Historic Commercial and Mixed-Use Inclusionary Zoning Sub-District 
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CBD-3-IZ Cultural Arts Inclusionary Zoning Sub-District 

CBD-4-IZ Exposition Inclusionary Zoning Sub-District 

CBD-5-IZ Urban Core Neighborhood Lower Intensity Mixed-Use Inclusionary Zoning 

Sub-District 

CBD-6-IZUrban Core Neighborhood Mixed-Use Inclusionary Zoning Sub-District 

CBD-7-IZ Bio-Science Inclusionary Zoning Sub-District 

 

                                                      *** 

 

6.2.I    OVERLAY ZONING DISTRICTS 

 

                                                           *** 

 

 OHOD Opportunity Housing Overlay District 

 

               *** 

 

      ARTICLE 9 HISTORIC CORE NEIGHBORHOOD RESIDENTIAL DISTRICTS 

 

                                                                       *** 

 

9.1.F PURPOSE OF THE HISTORIC CORE NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS   

 

 The Historic Core Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                        *** 

 

9.3.A GENERAL REGULATIONS 

                                                                         

                                                                        *** 

 

 Table 9-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations establish 

mandatory inclusionary unit thresholds, set aside requirements, and Area Medium 

Income (AMI) levels and is required for any development that contains residential 

development of 10 or more dwelling units, including rental and homeownership dwelling 

units. Affordable Housing Units shall be in accordance with the standards outlined in the 

table below. All other bulk and yard regulations for the sub-districts are subject to the 

corresponding non-inclusionary zoning base district regulations.  

 

                                                                        *** 
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Table 9-3: Historic Core Neighborhoods Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning 

Sub-

District 

Minimum 

Lot Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Set Aside 

Requirement 

% 

Area Medium 

Income (AMI)  

Rental Units 

(%) 

Area Medium 

Income (AMI) 

Homeownership 

(%) 

VCR-1-IZ 900 sf/du 10 12 60 80 

VCR-2-IZ 600 sf/du 10 12 60 80 

HMR-1-IZ 900 sf/du 10 12 60 80 

HMR-2-IZ 600 sf/du 10 12 60 80 
        TABLE 9-3 FOOTNOTE 

1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 

28. 

 

*** 

       

     ARTICLE 10 HISTORIC CORE NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

 

*** 

 

10.1.K PURPOSE OF THE HISTORIC CORE NEIGHBORHOODS NON-

RESIDENTIAL MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

The Historic Core Neighborhoods Non-Residential Mandatory Inclusionary Zoning 

Sub-Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

  

*** 

   

10.2.A Permitted and Conditional Uses 

 

 

 

 

*** 

 

 

TABLE 10-1: Permitted and Conditional Uses 

TABLE 10-1: Permitted and Conditional Uses 

USES 
 

VCC-1 

 

VCC-2 

 

VCE 

 

VCE-1 

 

VCS 

 

VCS-1 

 

HMC-1 

 

HMC

-2 

 

HM-

MU 

USE 

STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C C C C Article 5 



ZD112/18      35 

Table 10-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 TABLE 10-3 FOOTNOTE 
1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

 

*** 

 

  ARTICLE 11 HISTORIC URBAN NEIGHBORHOODS RESIDENTIAL DISTRICTS 

 

                                                                     *** 

 

11.1.F PURPOSE OF THE HISTORIC URBAN NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Historic Urban Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                     *** 

Table 11-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

Table 10-3: Historic Core Neighborhoods Non-Residential Inclusionary Zoning Sub-

District Regulations1 

Zoning 

Sub-

District 

Minimum 

Lot Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Set Aside 

Requirement 

% 

Area Medium 

Income 

(AMI) Rental 

Units (%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

VCC-1-IZ 600 sf/du 10 12 60 80 

VCC-2-IZ 600 sf/du 10 12 60 80 

VCS-IZ 600 sf/du 10 12 60 80 

VCS-1-IZ 600 sf/du 10 12 60 80 

HMC-1-IZ 900 sf/du 10 12 60 80 

HMC-2-IZ 600 sf/du 10 12 60 80 

HM-MU-IZ 600 sf/du 10 12 60 80 
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Table 11-3: Historic Urban Residential Inclusionary Zoning Sub-District Regulations1 

Zoning Sub-

District 
Minimum Lot 

Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

HU-RS-IZ NA2 
10 60 80 

HU-RD1-IZ NA2 
10 60 80 

HU-RD2-IZ NA2 
10 60 80 

HU-RM1-IZ 800 sf/du 
10 60 80 

HU-RM2-IZ 800 sf/du 
10 60 80 

         TABLE 11-3 FOOTNOTES 
1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 

28. 

       2The minimum lot area requirement for properties in this district is established through the Established  

          Two-Family or Multi-Family regulations as defined in Article 20.3.W 
  

*** 

     ARTICLE 12 HISTORIC URBAN NON-RESIDENTIAL DISTRICTS 

          *** 

12.1.D PURPOSE OF THE HISTORIC URBAN NEIGHBORHOODS NON-

RESIDENTIAL MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Historic Urban Neighborhoods Non-Residential Mandatory Inclusionary Zoning 

Sub-Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                     *** 

 

     12.2.A Permitted and Conditional Uses 

 

                                                                     *** 

 
 

Table 12-1: Permitted and Conditional 

Table 12-1: Permitted and Conditional  

USE DISTRICTS  

HU-B1A HU-B1 HU-MU USE STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C 

 

            Article 5 

 

                                                                     *** 
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Table 12-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations establish 

mandatory inclusionary unit thresholds, set aside requirements, and Area Medium 

Income (AMI) levels and is required for any development that contains residential 

development of 10 or more dwelling units, including rental and homeownership dwelling 

units. Affordable Housing Units shall be in accordance with the standards outlined in the 

table below. All other bulk and yard regulations for the sub-districts are subject to the 

corresponding non-inclusionary zoning base district regulations. 

 

Table 12-3: Historic Urban Non-Residential Inclusionary Zoning Sub-District Regulations1 

Zoning Sub-

District 

Minimum Lot 

Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

HU-B1A-IZ  1,000 sf/du 10 60 80 

HU-B1-IZ  1,000 sf/du 10 60 80 

HU-MU-IZ 1,000 sf/du 

Dwelling Above 

Ground Floor: 

800 sf/du 

10 60 80 

       TABLE 12-3 FOOTNOTE 
           1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

 

               *** 

ARTICLE 13 SUBURBAN NEIGHBORHOODS RESIDENTIAL DISTRICTS 

 

          *** 

13.1.L PURPOSE OF THE SUBURBAN NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Suburban Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

*** 

    13.2 Uses 

*** 

 
Table 13-1: Permitted and Conditional 

Table 13-1: Permitted and Conditional  

USE 

DISTRICTS  

 

S-RS 

 

S-RM1 

 

S-RM2 

 

S-LRS1 

 

S-LRM1 

 

S-LRM2 

 

USE 

STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C 

 

       Article 5 

 

   *** 
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Table 13-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 13-3: Suburban Neighborhoods Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

S-RM1-IZ 1,250 sf/du 10 60 80 

S-RM2-IZ 1,200 sf/du – 4 unit 

1,000 sf-du -5+ units 

10 60 80 

S-LRS1-IZ NA2 10 60 80 

S-LRM1-IZ 1,200 sf/du – 4 unit 

1,000 sf/du – 5+ units 

10 60 80 

S-LRM2-IZ 1,000 sf/du  10 60 80 
       TABLE 13-3 FOOTNOTES 
           1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

      2The minimum lot area requirement for properties in this district is established through the Established  

        Two-Family or Multi-Family regulations as defined in Article 20.3.W 
       

*** 

 

    ARTICLE 14 SUBURBAN NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

 

*** 

 

14.1.I PURPOSE OF THE SUBURBAN NEIGHBORHOODS NON-RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Suburban Neighborhoods Non-Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

*** 
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    14.2.A Permitted and Conditional Uses 

 

     *** 

 
Table 14-1: Permitted and Conditional 

Table 14-1: Permitted and Conditional  

USE DISTRICTS  

S-LM USE STANDARDS 

OTHER 

PLANNED DEVELOPMENT C 
 

        Article 5 

  

     *** 

Table 14-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 14-3: Suburban Neighborhoods Non-Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

S-B1-IZ NA2 10 60 80 

S-B2-IZ NA2 10 60 80 

S-LB1-IZ  NA2 10 60 80 

S-LB2-IZ 1,200 sf/du – 4 units 

1,000 sf/du – 5+ units 

10 60 80 

S-LC-IZ 1,000 sf/du  10 60 80 

S-MU-IZ 1,250 sf/du 10 60 80 

S-LM-IZ None 10 60 80 
      TABLE 14-3 FOOTNOTES 

        1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

        2The minimum lot area requirements for properties in these districts are non-applicable. Multi-family 

development is only permitted above the ground floor and developments are subject to the development 

standards in Table 14-2: Bulk and Yard Regulations. 

         

       *** 

 

       

 

 

 

 



ZD112/18      40 

ARTICLE 15 COMMERCIAL CENTER & INSTITUTIONAL CAMPUS DISTRICTS 

 

                                                   *** 

 

15.1.J PURPOSE OF THE COMMERCIAL CENTER & INSTITUTIONAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

The Commercial Center and Institutional Mandatory Inclusionary Zoning Sub-Districts 

are intended to include mandatory affordable housing requirements, in accordance with 

Article 28, in districts that allow the development of ten or more dwelling units. 

 

                                                                     *** 

Table 15-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

Table 15-3: Commercial Center & Institutional Campus Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot 

Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

C-1-IZ  NA2 10 60 80 

C-2-IZ NA2 10 60 80 

C-3-IZ  NA2 10 60 80 

MU-1-IZ 1,000 sf/du 10 60 80 

MU-2-IZ 800 sf/du 10 60 80 
       TABLE 15-3 FOOTNOTES 

        1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

        2The minimum lot area requirements for properties in these districts are non-applicable. Multi-family 

development is only permitted above the ground floor and developments are subject to the development 

standards in Table 14-2: Bulk and Yard Regulations. 

 

          ***  

    

      ARTICLE 17 CENTRAL BUSINESS DISTRICTS 

 

          *** 

 

17.2.H PURPOSE OF THE CENTRAL BUSINESS DISTRICTS MANDATORY 

INCLUSIONARY ZONING SUB-DISTRICTS  

 

The Central Business Districts Mandatory Inclusionary Zoning Sub-Districts are 

intended to include mandatory affordable housing requirements, in accordance with 

Article 28, in districts that allow the development of ten or more dwelling units. 
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*** 

      17.3.A Permitted and Conditional Uses 

 

     *** 

 
Table 17-1: Permitted and Conditional 

Table 17-1: Permitted and Conditional  

USE 

DISTRICTS  

 

CBD-1 

 

CBD-2 

 

CBD-3 

 

CBD-4 

 

CBD-5 

 

CBD-6 

 

CBD-7 

 

USE STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C 

 

C 

 

           Article 5 

 

                                                                       *** 

Table 17-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 17-3: Central Business Inclusionary Zoning Sub-District Regulations1,2 

Zoning Sub-

District 

Affordable 

Housing Unit 

Threshold 

Area Medium Income 

Level (AMI) Rental Units 

(%) 

Area Medium Income 

AMI Homeownership 

(%) 

CBD-1-IZ 10 100 100 

CBD-2-IZ 10 100 100 

CBD-3-IZ 10 100 100 

CBD-4-IZ 10 100 100 

CBD-5-IZ 10 100 100 

CBD-6-IZ 10 100 100 

CBD-7-IZ 10 100 100 
        TABLE 14-3 FOOTNOTES 

         1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

      2These districts do not require a minimum lot area per dwelling unit. 

                                 

                                                                           *** 

ARTICLE 18 OVERLAY ZONING DISTRICTS 

 

*** 

 

18.2.Y PURPOSE OF THE OPPORTUNITY HOUSING OVERLAY DISTRICT 

 

The purpose of the Opportunity Housing Overlay District is to require that a certain 

amount of affordable housing units be set aside for a certain period of time in 

exchange for a zoning change to a more intense zoning classification.    
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*** 

 

18.27 OPPORTUNITY HOUSING OVERLAY DISTRICT 

 

18.27.A Applicability 

 

The Opportunity Housing Overlay District requirements shall apply to developments 

that meet all three (3) of the following requirements in subsections 1 through 3 below. 

 

1. Locations – The Opportunity Housing Overlay District shall apply to all 

properties that were approved for a Future Land Use Map Amendment 

from MUL Mixed Use Low Density to MUM Mixed Use Medium Density 

that was proposed by Councilmember Williams and adopted by the City 

Council as described below: 

 

Municipal District 7, Squares 69, 86, 140, 141, 142, 143A, 144, 145, 467, 

466, 465, 464, 463,  495, 496, 504, 505, 506, 536A, 538; 

Municipal District 6, Square 186; 

Municipal District 4, Squares 292, 267, 29, 30, 43, 44, 66; 

Municipal District 1, Squares 248, 249, 242, 243, 207, 208, 209, 210, 184, 

189, 188, 186, 156, 139, 118, 100, 117, 140, 141, 154, 155, 95, 79, 80, 690, 

691, 683, 658, 657, 632, 631, 608, 607, 606, 605, 583, 582, 581, 580; 

Municipal District 3, Squares 487, 488, 489, 395, 1930, 193, 1521, 1520, 

1529, 1354, 1353, 1345, 1346, 1347, 1351, 1349, 1350, 1348; and    

Municipal District 2, Squares 242, 220, 213, 224, 617, 623, 536, 532, 537 

326, 336, 337, 360,  369,  393,  392,  370,  359,  358,  357,  356,  355,  354,  

350,  349,  345,  344,  343,  342,  341,  340,  339,  338. 

 

1. These standards apply to properties that have been approved for a zoning 

map amendment to a higher intensity zoning district since the effective 

date of this ordinance (INCLUDE DATE UPON ADOPTION). 

 

2. These standard apply to any development, new construction or substantial 

renovation that includes ten (10) or more residential dwelling units. 

 

18.27.B  Affordable Housing Units Required 

 

1. At least ten percent (10%) of rental and for-sale units shall be reserved as 

affordable for households with incomes equal to or below eighty percent 

(80%) of area median income (AMI). 

2. The rental and for-sale affordable housing units shall be priced to be 

affordable to households with incomes equal to or below seventy percent 

(70%) of AMI. 

3. All developments that provide ten (10) or more dwelling units shall provide 

affordable housing units. To calculate the minimum number of affordable 

housing units required, the total number of proposed units shall be 

multiplied by ten percent (10%).  If the number of required affordable 

units results in a fraction, a fraction of 0.5 or more shall be rounded up to 



ZD112/18      43 

the next higher whole number, and a fraction of less than 0.5 shall be 

rounded down to the next lower whole number. 

  

18.27.C  Affordable Housing Standards and Guidelines 

 

1. The affordable housing units shall be maintained for a minimum term of 

ninety-nine (99) years.  

2. The affordable housing units shall be located on-site within the same 

structure as the market rate dwelling units. The affordable housing units 

shall be spread throughout the development and not clustered on one floor 

or in one area of the development. 

3. The affordable housing units shall be comparable to the market-rate 

dwelling units in terms floor area and exterior finishes. Interior finishes or 

appliances may be different as long as functionality and longevity are 

retained. 

4. The bedroom mix (i.e. the number of bedrooms) of the affordable housing 

units shall be proportional to the market-rate dwelling units. 

5. The residents of the affordable housing units shall have access to the same 

amenities as the residents of the market-rate dwelling units. 

6. All developments that subject to the standards of the Opportunity Housing 

Overlay District shall include an Affordable Housing Impact Statement 

(AHIS) with the application.  The AHIS shall provide the following 

information: 

a. The number of units added at the Area Medium Income Levels (AMI) 

at or below 80%, 50%, and 30%. 

b. The number of units removed at the Area Medium Income Levels at 

or below 80%, 50%, and 30%. 

c. The bedroom mix of the unit to be added or removed (1, 2, 3, 4, etc. 

bedrooms). 

d. The total number of units added and total number of units removed. 

 

 18.27.D Incentive Provisions 

 

1. Developments subject to the affordable housing unit requirement shall be 

entitled to the elimination of the minimum lot area per dwelling unit 

requirement in the underlying zoning district. 

 

2. Developments subject to the affordable housing unit requirement that are 

located within 600 feet of a transit stop shall be entitled to a 50% reduction 

in off-street parking requirement 

 

*** 

            ARTICLE 26 DEFINITIONS 

 

        *** 

26.6 Definitions 

 

                   *** 
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 Affordable Housing.  Housing for which the occupant(s) is/are generally paying no 

more than 30 percent of household income for gross housing costs, including utilities. 

  

 Affordable Housing Development. Any development which includes residential use 

that creates a specified percentage of affordable housing units whether on one lot or 

on adjoining lots in common ownership or common control and is located within the 

Opportunity Housing Overlay District (OHOD), or in a designated Mandatory 

Inclusionary Zoning Sub-District (MIZ), or Affordable Housing Planned 

Development (AHPD). 

 

Affordable Housing Unit. Any housing unit required as part of a residential 

development subject to the inclusionary zoning regulations outlined in this ordinance 

located within the Opportunity Housing Overlay District (OHOD), in a designated 

Mandatory Inclusionary Zoning Sub-District (MIZ), or an Affordable Housing 

Planned Development (AHPD). 

 

 Area Median Income (AMI). The Housing Area Median Income set forth in or 

calculated from regulations promulgated by the United States Department of Housing 

and Urban Development pursuant to Section 8 of the Housing Act of 1937, as 

amended by the Housing and Community Development Act of 1974, determined for 

the City of New Orleans and adjusted for family size. 

 

 Planned Development. A development authorized by City Council Ordinance 

pursuant to Article 5 of the Comprehensive Zoning Ordinance that creates a superior 

or beneficial environment through unified development and design ingenuity while 

protecting existing and future developments and achieving the goals of the 

Comprehensive Zoning Ordinance and Master Plan.  

  

*** 

 

ARTICLE 28 MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS 

 

PURPOSE OF THE MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS 

 

The purpose of this Article is to outline the Mandatory Inclusionary Zoning Sub-

District (MIZ) regulations. Mandatory Inclusionary Zoning Sub-Districts are 

intended to promote the public health, safety, and welfare throughout the City by 

providing for a full range of housing choices for households of all incomes.  The Sub-

districts require the inclusion of Affordable Housing Units as a portion of new 

residential development – an Affordable Housing Development.   
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28.1 APPLICABILITY 

 

The Mandatory Inclusionary Zoning Sub-District requirements shall apply to the 

following; 

1. All developments, including new construction, substantial improvement,8 

expansion, mixed-use projects, or a change in use that contain 10 or more 

multi-family residential dwelling units (multi-family dwellings, established 

multi-family dwellings, dwellings above the ground floor). 

2. Such development shall be termed Affordable Housing Developments. 

 

28.2 AREA OF APPLICABILITY  

 

The Mandatory Inclusionary Zoning Sub-Districts are included in the following 

zoning districts and apply upon designation as a Mandatory Inclusionary Zoning 

Sub-District through a map amendment of the official zoning map: 

 

Article 9 – Historic Core Neighborhood Residential Districts 

Article 10 – Historic Core Neighborhood Non-Residential Districts 

Article 11 – Historic Urban Neighborhood Residential Districts 

Article 12 – Historic Urban Neighborhood Non-Residential Districts 

Article 13 – Suburban Neighborhood Residential Districts 

Article 14 – Suburban Neighborhood Non-Residential Districts 

Article 15 – Commercial Center & Institutional Districts 

Article 17 – Central Business Districts 

 

28.3 AFFORDABLE HOUSING DEVELOPMENT USE STANDARDS AND 

GUIDELINES 

 

A. 12% of total housing units, after any incentives, shall be affordable housing 

units. 

 

B. Onsite units are required for developments with 10 or more dwelling units. 

 

C. For rental projects, the affordable housing units shall be rented to families 

earning no more than 60% of the Area Median Income (AMI).  

1. The rental affordable housing units shall be priced to be affordable 

to households with incomes equal to or below seventy percent (50%) 

of AMI. 

 

D. For for-sale projects, the affordable housing units shall be sold to families 

earning no more than 80% of the Area Median Income (AMI). 

                                                 
8 The CZO defines Substantial Construction as “Commencement of construction of a sufficient level as to toll the 

expiration of an approval, as determined by the Director of Safety and Permits.  The Director of Safety and Permits 

typically defines a substantial construction, or improvement, as any improvement where the value of the work 

exceeds 50% of the value of the existing structure.  
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1. The for-sale affordable housing units shall be priced to be 

affordable to households with incomes equal to or below seventy 

percent (70%) of AMI. 

 

E. The affordable housing units shall be maintained for minimum term of 

ninety-nine (99) years.  

 

F. Affordable Housing Developments undertaken in phases, stages, or 

otherwise developed in distinct sections shall provide for the development 

of affordable housing units concurrently and proportionately with the 

market-rate units. 

 

G. To calculate the minimum number of affordable housing units required in 

paragraph (A) above, the total number of proposed units shall be 

multiplied by twelve percent (12%).  If the number of required affordable 

housing units results in a fraction, a fraction of 0.5 or more shall be 

rounded up to the next higher whole number, and a fraction of less than 

0.5 shall be rounded down to the next lower whole number. 

 

H. All developments subject to the standards of the Mandatory Inclusionary 

Zoning Sub-District shall include an Affordable Housing Impact 

Statement (AHIS) with the application.  The AHIS shall provide the 

following information: 

1. The number of units added at the Area Medium Income Levels (AMI) 

at or below 80%, 50%, and 30%. 

2. The number of units removed at the Area Medium Income Levels at 

or below 80%, 50%, and 30%. 

3. The bedroom mix of the unit to be added or removed (1, 2, 3, 4, etc. 

bedrooms). 

4. The total number of units added and total number of units removed. 

 

28.4 AFFORDABLE HOUSING DEVELOPMENT DESIGN STANDARDS 

 

A. Distribution of affordable housing units: 

1. The affordable housing units shall be located on-site within the 

same structure as the market rate dwelling units. The affordable 

units shall be spread throughout the development and not clustered 

on one floor or in one area of the development. 

2. The affordable housing units shall be comparable to the market-

rate dwelling units in terms floor area and exterior finishes. Interior 

finishes or appliances may be different as long as functionality and 

longevity are retained. 

 

B. The residents of the affordable housing units shall have access to the same 

amenities as the residents of the market-rate dwelling units. 

 

C. Affordable housing units shall utilize the same entrances as market-rate 

units and shall not have separate entrances. 
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D. The bedroom mix (i.e. the number of bedrooms) of the affordable housing 

units shall be proportional to the market-rate dwelling units. 

 

28.4 REGULATORY AGREEMENT: 

 

The following provisions shall apply to an approved Affordable Housing 

Development located within a Mandatory Inclusionary Zoning Sub-District: 

 

1. A regulatory agreement, provided by the City, shall be required and signed 

by the owner of an Affordable Housing Development prior to the issuance 

of a Certificate of Occupancy.   

2. The regulatory agreement shall require compliance with and shall 

incorporate by reference the Affordable Housing Development and 

applicable provisions and shall contain any additional terms as deemed 

necessary. 

3. The regulatory agreement shall be recorded in the Land Records Division 

of the Office of the Clerk of Civil District Court against all lots comprising 

the Affordable Housing Development. 

 

D. Does the text amendment adequately answer the problem that is being addressed; if 

not, are other modifications necessary? 

 

Does the Amendment Address the Problem? 

 

As mentioned throughout this report, New Orleans is in the midst of an affordable housing 

crisis and the market is showing no signs of correcting itself.  However, New Orleans is 

not alone.  According to a March 2018 report by the National Low Income Housing 

Coalition (NHLIC), no city in the United States has an adequate supply of affordable 

housing for its lowest income renters.9 In Louisiana, there are only 41-45 affordable rental 

units for every 100 extremely low income renter households.  According to a report titled 

HousingNOLA 10 Year Strategy and Implementation Plan released by the housing 

advocacy organization, HousingNOLA, New Orleans will need approximately 33,600 new 

and preserved housing units for families at all income levels by the year 2025. The CZO’s 

current incentives to promote the inclusion of affordable units in newly built multi-family 

residences are voluntary and have proven to be largely ineffective. To-date, there have only 

been two developments that have taken advantage of the incentive.  

 

As the city has moved further away from recovery mode in the years following Hurricane 

Katrina, new multi-family housing development has been focused on creating an unusually 

high number of luxury apartments in areas close to the city’s center and in other high-

opportunity neighborhoods. Also, as houses have been put back in service, the city has seen 

a trend for owners to convert former two-family residences to single-family residences. 

These trends, along with other possible factors, including short term rental licensing, have 

slanted the market causing rental and for-sale prices to rise to levels that are unaffordable 

to low-income households, but households at the moderate-income levels as well.10 During 

                                                 
9 http://nlihc.org/sites/default/files/gap/Gap-Report_2018.pdf 
10 Median household income was $36,999 in the City of New Orleans, ACS 



ZD112/18      48 

this same time, workers’ wages throughout the city have remained stagnant.  Individuals 

and families who were able to live in an affordable high opportunity neighborhood before 

Hurricane Katrina are now being pushed to other less opportune neighborhoods.   

 

Recognizing the growing issue, the City Planning Commission was directed to study a 

regulatory legislative tool called the Smart Housing Mix Ordinance under council motion 

M-16-490.  The study was intended to address the city’s affordable housing shortage. The 

study was released in 2017 and made certain recommendations for further analysis 

regarding financial incentives, density bonuses, parking reductions, and the mandatory 

inclusionary zone.  Once obtained, this information would complete the Smart Housing 

Mix Study and once implemented would use the private market to develop affordable 

housing through a required set-aside of affordable residential units. This amendment is 

intended to address these issues by requiring market-rate developments to set aside a 

certain number of affordable housing units for individuals and families at a determined 

income level in high-opportunity neighborhoods. The zoning proposal would also give 

density bonuses to offset costs. 

 

Potential Unintended Consequences of Proposed Text Amendment 

 

Mandatory inclusionary zoning policies are not all the same.  Instead, they very in terms 

of required set-asides, affordability levels, targeted areas, affordability term, etc.  When 

created, mandatory inclusionary zoning requirements need to be tailored to the housing 

needs of the community.  When done wrong, mandatory inclusionary zoning can have the 

opposite effect on the housing market from what it was intended, such as increasing 

building costs, suppressing homebuilding, lessening housing choices, and increasing 

displacement and segregation.  All of this may occur if the policy is not well thought out 

and does not consider the realities of the market. Therefore, in addition to this text 

amendment, it is crucial that the financial feasibility analysis currently being developed by 

the City’s Office of Economic Development is incorporated into the overall mandatory 

inclusionary policy and not just the text amendment. 

 

It is also important to recognize that this text amendment, to add a mandatory inclusionary 

zoning provision to the CZO, will not in itself solve New Orleans’ affordable housing 

crisis. Rather, mandatory inclusionary zoning provides one way to address the city’s 

affordable housing needs, but should not be considered the stand alone tool. Mandatory 

inclusionary zoning, which leverages private development, should be used in conjunction 

along with other mechanisms and policies as part of an overall housing policy.   

 

E. Compliance with approval standards 

 

 The City Planning Commission recommendation and the City Council decision on any 

zoning text amendment are matters of legislative discretion. In making their 

recommendation and decision, the City Planning Commission and the City Council are 

required to consider the standards per Article 4, Section 4.2.E (Table 4-1: Standards for 

Zoning Amendments) of the CZO.  In this section, the staff evaluates the application using 

those standards.   
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The proposed amendment is compatible with the Master Plan and Future Land Use 

Map. 

 

This standard is met. Chapter 5: Neighborhoods and Housing, of the Master Plan states 

mandatory inclusionary zoning is a national best practice in housing affordability strategies 

and can offer a range of benefits to developers when determined appropriate, including 

added density, reduced parking requirements, expedited permitting, financial incentives, in 

return for including a percentage of affordable units in a development project. The Master 

Plan specifies that the City of New Orleans should “adopt mandatory inclusionary zoning 

if found to be feasible by a study conducted by national experts”.  Furthermore, the Master 

Plan states that the results of this study are intended to lead to a set of recommendations to 

be adopted through a Comprehensive Zoning Ordinance revision. 

 

In terms of density and locations, many of the Future Land Use Map (FLUM) categories 

include a provision that states “allow residential densities when a project is providing 

significant public benefits such as long-term affordable housing.”  While staff cannot say 

where future affordable housing developments, including planned developments will be 

located, the compatibility with the Master Plan and the FLUM categories will be ensured 

before staff recommends approval. Overall, however, the intention to construct more 

affordable housing units through a mandated program aligns with the intent of the Master 

Plan and the majority of the FLUM categories.  

 

The proposed amendment is compatible with the place designations of this 

Ordinance. 

 

This standard is met. The areas proposed to include mandatory inclusionary zoning 

provisions that are subject of this request would be located in multiple place designations, 

including all of those that allow multi-family dwelling units, as outlined in the 

Comprehensive Zoning Ordinance. In general, this text amendment would result in the 

requirement to provide affordable housing units in residential, mixed-use, and some 

commercial districts, where the addition of residential housing units are compatible with 

the specified place designation. Residential developments are already permitted in these 

place designations, and the text amendment request would not change that. 

 

The proposed amendment promotes the public health, safety and welfare of the City. 

 

This standard is met. The Master Plan acknowledges the need to create affordable housing, 

incorporating affordable housing as a Development Character in several of the Future Land 

Use Map categories throughout the City. The proposed amendment is compatible with and 

furthers the agenda of the Master Plan, which is intended to promote the public health, 

safety, and welfare of the City.  

 

The proposed amendment is compatible with the intent and general regulations of 

this Ordinance. 

 

This standard is met. The general intent of the Comprehensive Zoning Ordinance (CZO) 

is to establish zoning districts which regulate the locations of specified uses, including 

residential uses. This request would establish the guidelines for a mandatory inclusionary 
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zoning program in the Comprehensive Zoning Ordinance and regulate the locations for 

specific mandatory inclusionary zoning areas. This amendment provides a public benefit, 

to include a mandatory affordable housing requirement in certain developments, which is 

in accordance with the Master Plan and the Future Land Use Map (FLUM) designation 

descriptions.  One of the purposes of the CZO is to ensure that the policies set forth in the 

City’s Master Plan are implemented by the land use regulations and such regulations are 

consistent with the goals set forth in the Master Plan. The proposed amendment is therefore 

consistent with the intent and regulations of the Comprehensive Zoning Ordinance.  

 

The proposed amendment corrects an error or omission, adds clarification to existing 

requirements, or reflects a change in policy. 

 

This standard is met. The proposed amendment does not correct an error, but does reflect 

the incorporation of an inclusionary zoning policy into the Comprehensive Zoning 

Ordinance.  Chapter 5: Housing and Neighborhoods of the Plan for the 21st Century, 

commonly referred to as the Master Plan, states that the City should adopt mandatory 

inclusionary zoning as a strategy for leveraging private investment for neighborhood and 

resident benefit.  Therefore, the text amendment would align the goals of the Master Plan 

with the CZO and would reflect a change in policy that is in accordance with the city’s 

housing strategy. 

 

The proposed amendment benefits the citizens of the City as a whole. 

 

This standard is met.  The proposed amendment would benefit both renters and owners, 

providing individuals and families of modest means an opportunity to live in high 

opportunity neighborhoods near amenities and resources, in housing units that are 

indistinguishable from market-rate dwelling units.  This not only helps to foster diversity 

and create mixed socio-economic neighborhoods, but also reduces the stigma generally 

attached to low-income housing.   

 

The proposed amendment provides a more workable way to achieve the intent and 

purposes of this Ordinance and the Master Plan. 

 

This standard is met. Requiring developers to have a set-aside of affordable units in multi-

family residences is a workable way in which to create affordable housing units for both 

rental and for-sale. The current language in the Comprehensive Zoning Ordinance 

incentivizes developers to create affordable units in return for a density bonus; however, 

the incentives are voluntary and have only been used in two developments.  

 

The proposed amendment does not create a significant number of nonconformities. 

 

This standard is met.  The proposed text amendment is to add new zoning classifications, 

including a new overlay district in Article 18, new zoning sub districts, and a new type of 

Planned Development to the Comprehensive Zoning Ordinance. The amendment does not 

subtract any uses.  Therefore, the text amendment would not create any nonconformities. 
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III. SUMMARY 

 

Zoning Docket 112/18 is a request by City Council Motion M-18-320, as amended, by 

request, for a text amendment to the Comprehensive Zoning Ordinance to incorporate 

certain recommendations and initiatives contained in the Smart Housing Mix Ordinance 

Study, to specifically provide recommended CZO text amendments to capture three 

potential mandatory inclusionary zoning initiatives.  The amendment would add provisions 

to the following Articles in the CZO: 

 

 Article 4 – Applications & Approvals; 

 Article 5 – Planned Developments; 

 Article 6 – Zoning Districts and Zoning Map; 

 Article 9 – Historic Core Neighborhoods Residential Districts; 

 Article 10 – Historic Core Neighborhoods Non-Residential Districts; 

 Article 11 – Historic Urban Neighborhoods Residential Districts; 

 Article 12 – Historic Urban Neighborhoods Non-Residential Districts; 

 Article 13 – Suburban Neighborhoods Residential Districts; 

 Article 14 – Suburban Neighborhoods Non-Residential Districts; 

 Article 15 – Commercial Center & Institutional Campus Districts; 

 Article 17 – Central Business Districts; 

 Article 18 – Overlay Districts; 

 Article 26 – Definitions; and, 

 A new Article, Article 28  

 

The intent of the motion is to amend the Comprehensive Zoning Ordinance to include the 

regulatory structure, as it pertains to the City’s Zoning Ordinance, for implementing 

inclusionary zoning regulations.  The staff understands the need for this is two-fold.  First, 

the City of New Orleans is in the midst of a housing crisis, which is worsening by day as 

residents struggle to find or remain in affordable living arrangements. Adding inclusionary 

zoning regulations to the CZO is one of the ways in which the City can work toward 

addressing the housing crisis.  The staff believes that the creation of inclusionary zoning 

regulations is an integral piece of an overall housing policy that seeks to address the city’s 

housing needs.  Secondly, the city is working on a set timeline to create inclusionary zoning 

regulations before possible State pre-emption.  

 

Smart Housing Mix Ordinance Study Background11  

 

On October 20, 2016, the former City Council adopted Motion M-16-490 directing the City 

Planning Commission (CPC) to study the creation and implementation of a Smart Housing 

Mix Ordinance based on an analysis and recommendations by national consulting firms, 

Grounded Solutions Network and Street Level Advisors.  Grounded Solutions Network 

was engaged by HousingNOLA and the Greater New Orleans Housing Alliance (GNOHA) 

to research and facilitate a discussion with government staff, developers, experts, and 

housing advocates on the creation of an inclusionary housing policy for the City of New 

Orleans. Street Level Advisors was engaged by Enterprise Community Partners to provide 

                                                 
11 The Smart Housing Mix Ordinance Study is attached to the end of this report. 
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City Planning staff with an analysis of the voluntary development bonus provisions in the 

current CZO.  The staff reviewed the experts’ analysis and recommendations and presented 

their findings to the City Planning Commission on February 21, 2017, which included 

recommendations for a 12% mandatory set-aside for multi-family developments of 10 or 

more dwellings at the 60% (rental) and 80% (for-sale) Area Median Income (AMI) levels. 

The staff also recommended further study, some of which would require outside expertise, 

on the following components: 

 

 Area of applicability; 

 Affordability term; 

 In-lieu fee formula and/or amount; 

 Density incentives amount;  

 Tax incentives (RTAs, PILOTs); and 

 Any other potential incentives, including zoning and financial incentives. 

 

After a lengthy discussion about the recommendations, including the set-aside percentage 

and an in-lieu fee, the City Planning Commission recommended approval of the study, but 

included language stating that their recommendation allows flexibility to increase the 

percentage of the affordable housing set-aside if found feasible upon further study. 

 

Further Consideration of Study Recommendations 

 

During the course of conducting the study, the staff met and spoke with the expert 

consultants several times to understand how an inclusionary policy would work in New 

Orleans.  Following the transmittal of the study to the City Council, the staff met with 

Council members, developers, and other stakeholders who questioned whether New 

Orleans housing market conditions were suitable for a stand-alone inclusionary zoning 

regulations that did not provide financial, density, or other zoning incentives.  Further 

analysis revealed that there may be some markets in the city that could withstand a 

mandatory requirement without the need for development and/or financial incentives, there 

are other markets that would need some type of incentive to make development projects 

viable, whether financial or in the form of a development bonus. Not having a detailed 

analysis about New Orleans market conditions has been an impediment to moving the 

recommendations in the study forward.  However, the staff believes that the uncertainty 

has not been whether New Orleans needs and can support the implementation of mandatory 

inclusionary zoning regulations, but rather what specifics should be included in the 

mandatory requirements and what, if any, incentives should be provided. 

 

Reasons for Recommendation 

 

The staff is generally supportive of the request as it is consistent with the goals of the 

Master Plan, specifically Chapter 5 – Neighborhoods and Housing.  Chapter 5 includes 

specific language, which is addressed later in this report for adopting a Mandatory 

Inclusionary Zoning Policy. The recommendations include numerous changes and 

additions to the CZO that the staff believes will result in the creation of affordable housing 

opportunities while ensuring development activity.  The staff would like to note that this 

text amendment, though crucial, is only one piece of an inclusionary zoning program and 
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that further analysis is needed moving forward, including obtaining a financial feasibility 

analysis that considers the market and boundaries for the mandatory inclusionary zoning 

area(s).  

 

The staff believes the intent of this motion is to establish mandatory inclusionary zoning 

regulations that increase affordable housing opportunities without undermining the 

viability of residential development in the City of New Orleans. The numbers that are used 

by staff in the proposed regulations throughout this report, including recommended set-

asides, thresholds, and income targets are based on the most recent and available 

information the staff had at the time this report was written.  The Administration has 

recently engaged expert consultants to determine the economic feasibility of a mandatory 

inclusionary housing policy as proposed in Motion M-18-320.  The results of this study, 

which should be finished by the time the final ordinance for this text amendment is 

considered by the City Council, may provide different figures from what the staff has 

proposed in the recommendations.  The staff supports any changes to these numbers based 

on the findings of the financial feasibility study that support the overall intent of the motion.  

For these reasons and recognizing the urgency and importance of incorporating 

inclusionary zoning regulations into the CZO as part of an overall housing policy, the staff 

recommends modified approval of Zoning Docket 112/18. 

 

IV.  PRELIMINARY STAFF RECOMMENDATION12 

 

The staff recommends MODIFIED APPROVAL of Zoning Docket 112/18.  

 

 The proposed text additions are indicated by underlined, bold text, while deletions are 

indicated by strikethrough text. 

 

ARTICLE 4 APPLICATIONS & APPROVALS 

 

                                                 *** 

 

4.4.A PURPOSE 

 

  The purpose of a planned development is to: 

 

                                            *** 

 

7. Promote a full range of housing choices for households of all incomes in 

adaptive reuse planned developments.  

 

                                                 *** 

 

4.4.G APPROVAL STANDARDS 

 

                                                 *** 

 

                                                 
12 Subject to modification by the City Planning Commission 
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4.   Any proposed variance from zoning standards meets the approval standards of 

Section 4.6.F. with the exception that the required affordable housing 

units as part of the affordable housing development shall not be subject to 

a variance.  

 

 

                      *** 

 

ARTICLE 5 PLANNED DEVELOPMENT STANDARDS 

 

     *** 

  

5.2 GENERAL STANDARDS FOR PLANNED DEVELOPMENTS 

 

     *** 

 

B.   Planned developments are allowed within the: 

 

         *** 

 

3. Historic Core and Historic Urban Residential Districts,.  

4. Suburban Neighborhood Non-Residential Districts. 

 

C.    In general, the minimum size considered appropriate for planned developments is 

five (5) acres, and this minimum size may not be waived by ordinance. However, 

the following exceptions to this minimum size apply: 

 

                                                           *** 

                                                           

3.  A planned development of five of more units containing affordable housing 

units as defined in section 5.10.B. 

 

D.  The ordinance authorizing a planned development may grant exceptions to the 

regulations contained in this Ordinance including, but not limited to, use, density, 

area, bulk, yards, off-street parking and loading, and signs to achieve the 

objectives of the proposed planned development. Such exceptions shall be 

consistent with the procedures and standards of this Article. Use exceptions are 

prohibited in any single-family or two-family residential district in the Historic 

Core Neighborhood and Historic Urban Neighborhood Districts with the exception 

of allowing a multi-family use as part of the adaptive reuse of an existing 

industrial, commercial, or institutional structure as described in Section 5.2.C.2.. 

or allowing multifamily use as part of a planned development containing 

affordable housing units in accordance with Section 5.10. Notwithstanding the 

permitted alternative methods of compliance with Article 23 set forth by Article 

23.3(E), exceptions to Article 23 are prohibited. 

 

E.  Planned developments shall be compatible with the purpose and intent of this 

Ordinance and the Master Plan, including the character established within the 
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place districts of the City: General Planned Development District, Maritime 

Mixed-Use District, Historic Core Neighborhood Districts, Historic Urban 

Neighborhood Districts, Suburban Non-Residential Neighborhood Districts, 

Commercial Center Districts, and Center for Industry Districts. 

 

*** 

 

5.3 PLANNED DEVELOPMENT EXCEPTIONS FROM DISTRICT REGULATIONS  

       

*** 

     

1.  The planned development, including all proposed exceptions, is consistent with 

the Master Plan and the character and nature of existing and future development 

in the vicinity of the proposed planned development. This includes compatibility 

with the character established within the place districts of the City: General 

Planned Development District, Maritime Mixed-Use District, Historic Core 

Neighborhood Districts, Historic Urban Neighborhood Districts, Suburban Non-

Residential Neighborhood Districts, Commercial Center Districts, and Centers 

for Industry. 

 

2. For use exceptions, the applicant shall provide a rationale for how proposed use 

exceptions are aligned with the intent of the planned development,, are 

compatible with uses existing or anticipated to occur upon the adjacent sites, and 

will be properly screened or buffered from adjacent properties as needed to 

minimize potential negative impacts. Use exceptions are prohibited in any 

single-family or two-family residential district in the Historic Core 

Neighborhood and Historic Urban Neighborhood Districts with the exception of 

allowing a multi-family use as part of the adaptive reuse of an existing industrial, 

commercial, or institutional structure as described in Section 5.2.C.2. or 

multifamily use as part of a planned development containing affordable 

housing units in accordance with Section 5.10. 

 

*** 

 

9. Where affordable housing is provided as described in Section 5.10.B.  

 

B. The underlying zoning district requirements apply, unless an exception is granted as 

part of the planned development approval. To be granted an exception to district 

regulations within a planned development, the applicant shall demonstrate a substantial 

benefit to the City. Aspects that contribute to a substantial benefit include, but are not 

limited to, superior design, enhanced amenities within the development, affordable 

housing, and a commitment to the use of appropriate sustainable green design 

techniques as follows: 

 

*** 

 

5.10 Affordable Housing Planned Development (AHPD) 
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5.10.A Intent 

 

The intent of the Affordable Housing Planned Development standards for 

inclusion of Affordable Housing Units is to promote the public health, safety, 

and welfare throughout the City by providing for a full range of housing 

choices for households of all incomes. The standards require the construction 

of affordable housing units as a portion of new, adaptive reuse, and adaptive 

reuse expansion development. The planned development should promote the 

production of affordable housing at all income levels, and may use standards 

established in this section.  

 

5.10.B  AFFORDABLE HOUSING REQUIREMENT 

 

1. Affordable housing units shall be either rental affordable housing or 

homeownership affordable housing. 

 

2. All of the following developments that result in or contain five or more 

rental housing units shall include twelve percent (12%) of units up to the 

sixty percent (60%) Area Median Income level; for home ownership, the 

development shall contain twelve percent (12%) of units up to the eighty 

percent (80%) Area Median Income level: 

 

a. New residential construction 

b. New mixed-use development with a residential component. 

c. Renovation of an established multi-family residential 

structure. 

d. Development that will change the use of an existing building 

from nonresidential to residential 

e. An expansion of an adaptive reuse 

f. Development that includes the conversion of rental residential 

property to condominium property  

 

Developments subject to this paragraph include projects undertaken in 

phases, stages, or otherwise developed in distinct sections. If the 

development contains a phasing plan, the phasing plan shall provide for 

the development of affordable housing units concurrently and 

proportionately with the market-rate units.   

 

3.   To calculate the minimum number of affordable housing units required in 

any development listed in Section 10.B.2 above, the total number of 

proposed units shall be multiplied by twelve percent (12%).  If the number 

of required affordable units results in a fraction, a fraction of 0.5 or more 

shall be rounded up to the next higher whole number, and a fraction of less 

than 0.5 shall be rounded down to the next lower whole number. 
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4. Distribution of affordable housing units 

 

a. The affordable housing units shall be located on-site within the 

same structure as the market rate dwelling units. The affordable 

units shall be spread throughout the development and not 

clustered on one floor or in one area of the development. 

b. The affordable housing units shall be comparable to the market-

rate dwelling units in terms floor area and exterior finishes. 

Interior finishes or appliances may be different as long as 

functionality and longevity are retained. 

 

5. Bedroom mix of affordable housing units 

 

a. The bedroom mix (i.e. the number of bedrooms) of the 

affordable housing units shall be proportional to the market-

rate dwelling units. 

 

6. Affordability Term 

 

a. The obligation to provide and maintain a specified amount of 

affordable housing in a development shall run with planned 

development designation containing such site for not less than 

ninety-nine (99) years. 

 

5.10.D Development Bonus 

 

1. Developments subject to the affordable housing requirement and within 

the area described in Section 5.10.C shall be permitted a 30% reduction in 

the lot area per dwelling unit requirement. 

 

2. Developments subject to the affordable housing requirement that are 

located within 600 feet of a transit stop shall be permitted up to a 50% 

reduction of the off-street parking requirement. 

 

3. The affordable housing planned development is eligible for a further 

density bonus when the affordable housing planned development provides 

deeper affordability than what is required shown in Table 5-4 through 5-

11.  

a. The residents of the affordable housing units shall have access 

to the same amenities as the residents of the market-rate 

dwelling units. 

b. The requirement to provide and the standards for providing 

affording housing units shall not be subject to a variance. 

c. All developments that are subject to the standards of the 

Affordable Housing Planned Development shall include an 

Affordable Housing Impact Statement (AHIS) with the 

application.  The AHIS shall provide the following information: 
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i. The number of units added at the Area Medium Income 

Levels (AMI) at or below 80%, 50%, and 30%. 

ii. The number of units removed at the Area Medium 

Income Levels at or below 80%, 50%, and 30%. 

iii. The bedroom mix of the unit is to be added or removed 

(1, 2, 3, 4, etc. bedrooms). 

iv. The total number of units added and total number of 

units removed. 

 

 

TABLE 5-4: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS  IN HISTORIC CORE 

NEIGHBORHOODS RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 VCR-1 VCR-2 HMR-1 HMR-2 HMR-3 

MINIMUM LOT AREA 

PER DWELLING UNIT 
MF: 600sf/du MF: 600sf/du MF: 600sf/du MF: 600sf/du MF: 600sf/du 

MINIMUM LOT AREA 

PER DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT BONUS1 

MF: 420sf/du MF: 420sf/du MF: 420sf/du MF: 420sf/du MF: 420sf/du 

TABLE 5-4 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  

 

  

TABLE 5-5: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  HISTORIC 

 CORE NEIGHBORHOOD NON-RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATION

S 

DISTRICTS 

 VCC-1 VCC-2 VCE VCE-1 VCS VCS-1 HMC-1 HMC-2 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPME

NT BONUS1 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

MF: 

420sf/du 
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TABLE 5-5 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  

 
 

 

TABLE 5-6: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN HISTORIC URBAN 

NEIGHBORHOOD RESIDENTIAL  

BULK & YARD 

REGULATIONS DISTRICTS 

 HU-RS HU-RD1 HU-RD2 HU-RM1 HU-RM2 

BULK REGULATIONS 

MINIMUM LOT 

AREA PER 

DWELLING UNIT1 

MF: 

1,250sf/du 
MF: 800sf/du MF: 800sf/du MF: 600sf/du MF: 600sf/du 

MINIMUM LOT 

AREA PER 

DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT 

BONUS1 

MF: 875sf/du MF: 560sf/du MF: 560sf/du MF: 420sf/du MF: 420sf/du 

TABLE 5-6 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  

 

 
TABLE 5-7: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  

HISTORIC URBAN NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 HU-B1A HU-B1 HU-MU 

BULK REGULATIONS 

MINIMUM LOT AREA 

PER DWELLING UNIT1 
MF: 600sf/du  MF: 600sf/du  MF: 600sf/du  

MINIMUM LOT AREA 

PER DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT BONUS1 

MF: 420sf/du  MF: 420sf/du  MF: 420sf/du  

TABLE 5-7 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-8: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN  

SUBURBAN RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 S-RS S-RD S-RM1 S-RM2 

BULK REGULATIONS  

MINIMUM LOT 

AREA PER 

DWELLING UNIT1 

MF: 1,250sf/du  

 

MF: 1,250sf/du 

 

 

MF: 1200sf/du 

 

 

MF: 1200sf/du 

 

MINIMUM LOT 

AREA PER 

DWELLING UNIT 

WITH MAXIMUM 

DEVELOPMENT 

BONUS1 

MF: 875sf/du  

 

MF: 875sf/du 

 

MF: 840sf/du MF: 840sf/du 

TABLE 5-8 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development as 

outlined in Article 4.4 of these zoning regulations.  

 

 
TABLE 5-9: RESIDENTIAL STANDARDS FOR PLANNED DEVELOPMENTS IN SUBURBANA 

RESIDENTIAL DISTRICTS 

BULK & YARD 

REGULATION

S 

DISTRICTS 

 S-LRS1 S-LRS2 S-LRS3 S-LRD1 S-LRD2 S-LRM1 S-LRM2 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,000sf/du 

MF: 

1,000sf/du 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMEN

T BONUS1 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

700sf/du 

MF: 

700sf/du 

TABLE 5-9 FOOTNOTE 
1 Residential densities identified here may be authorized when a planned development meets deeper levels 

of affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned 

development as outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-10: RESIDENTIAL STANDARDS FOR SUBURBAN NEIGHBORHOOD NON-RESIDENTIAL 

PLANNED DEVELOPMENTS 

BULK & YARD 

REGULATIONS DISTRICTS 

 S-B1 S-B2 S-LB1 S-LB2 S-LC S-MU S-LM 

BULK REGULATIONS  

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT1 

MF: 

1,250sf/du 

MF: 

1,250sf/du 

MF: 

1,000sf/du 

MF: 

1,000sf/du 

MF: 

600sf/du 

MF: 

600sf/du 

 

 

 

MF: 

1,250sf/du 

MINIMUM LOT 

AREA PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMEN

T BONUS1 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

700sf/du 

MF: 

700sf/du 

MF: 

420sf/du 

MF: 

420sf/du 

 

 

 

MF: 

875sf/du 

TABLE 5-10 FOOTNOTES 
1 Residential densities identified here may be authorized when a planned development meets deeper levels 

of affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  

 

 
TABLE 5-11: RESIDENTIAL STANDARDS FOR COMMERCIAL AND INSTITUTIONAL CAMPUS PLANNED 

DEVELOPMENTS 

BULK & 

YARD 

REGULATIO

NS 

DISTRICTS 

 C-1 C-2 C-3 MU-1 MU-2 EC MC MS LS 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

MF: 

1,250sf/

du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/d

u 

MF: 

800sf/du 

MF: 

600sf/du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/

du 

MF: 

1,250sf/d

u 

MF: 

1,250sf/d

u 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPM

ENT BONUS1 

MF: 

875sf/d

u 

MF: 

875sf/du 

MF: 

875sf/du 

MF: 

560sf/du 

MF: 

420sf/du 

MF: 

875sf/du 

MF: 

875sf/d

u 

MF: 

875sf/du 

MF: 

875sf/du 

TABLE 5-10 FOOTNOTES 
1 Residential densities identified here may be increased when a planned development meets deeper levels of 

affordability as outlined in Article 5.10.D.3, and is approved as part of a residential planned development 

as outlined in Article 4.4 of these zoning regulations.  
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TABLE 5-12: RESIDENTIAL STANDARDS FOR CENTRAL BUSINESS DISTRICT PLANNED 

DEVELOPMENTS 

BULK & YARD 

REGULATION

S 

DISTRICTS 

 CBD-1 CBD-2 CBD-3 CBD-4 CBD-5 CBD-6 CBD-7 

BULK REGULATIONS 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT1 

NA NA NA NA NA NA NA 

MINIMUM 

LOT AREA 

PER 

DWELLING 

UNIT WITH 

MAXIMUM 

DEVELOPMEN

T BONUS 

NA NA NA NA NA NA NA 

 

             *** 

 

ARTICLE 6 ZONING DISTRICTS & ZONING MAP 

 

*** 

 

6.2.C.1  HISTORIC CORE NEIGHBORHOODS INCLUSIONARY ZONING SUB- 

DISTRICTS 
VCR-1-IZ Vieux Carré Residential Inclusionary Zoning Sub-District 

VCR-2-IZ Vieux Carré Residential Inclusionary Zoning Sub-District  

HMR-1-IZ Historic Marigny/Tremé/Bywater Residential Inclusionary Zoning Sub-District  

HMR-2-IZ Historic Marigny/Tremé/Bywater Residential Inclusionary Zoning Sub-District  

VCC-1-IZ Vieux Carré Commercial Inclusionary Zoning Sub-District 

VCC-2-IZ Vieux Carré Commercial Inclusionary Zoning Sub-District 

VCS-IZ Vieux Carré Service Inclusionary Zoning Sub-District 

VCS-1-IZ Vieux Carré Service Inclusionary Zoning Sub-District 

HMC-1-IZ Historic Marigny/Tremé/Bywater Commercial Inclusionary Zoning Sub-District 

HMC-2-IZ Historic Marigny/Tremé/Bywater Commercial Inclusionary Zoning Sub-District 

HM-MU-IZ Historic Marigny/Tremé/Bywater Mixed-Use Inclusionary Zoning Sub-District 

 

*** 

6.2.D.1 HISTORIC URBAN NEIGHBORHOODS INCLUSIONARY ZONING SUB-

DISTRICTS 
HU-RS-IZ Single-Family Residential Inclusionary Zoning Sub-District 

HU-RD1-IZ Two-Family Residential Inclusionary Zoning Sub-District 

HU-RD2-IZ Two-Family Residential Inclusionary Zoning Sub-District 

HU-RM1-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

HU-RM2-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

HU-B1A-IZ Neighborhood Business Inclusionary Zoning Sub-District 

HU-B1-IZ Neighborhood Business Inclusionary Zoning Sub-District 

HU-MU-IZ Neighborhood Mixed-Use Inclusionary Zoning Sub-District 
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*** 

6.2.E.1 SUBURBAN NEIGHBORHOODS INCLUSIONARY ZONING SUB-

DISTRICTS 
S-RM1-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

S-RM2-IZ Multi-Family Residential Inclusionary Zoning Sub-District 

S-LRS1-IZ Lakeview Single-Family Residential Inclusionary Zoning Sub-District 

S-LRM1-IZ Lake Area Low-Rise Multi-Family Residential Inclusionary Zoning Sub-

District 

S-LRM2-IZ Lake Area High-Rise Multi-Family Residential Inclusionary Zoning Sub-

District  

S-B1-IZ Suburban Business Inclusionary Zoning Sub-District 

S-B2-IZ Pedestrian-Oriented Corridor Business Inclusionary Zoning Sub-District 

S-LB2-IZ Lake Area Neighborhood Business Inclusionary Zoning Sub-District 

S-LC-IZ Lake Area General Commercial Inclusionary Zoning Sub-District  

S-MU-IZ Suburban Mixed-Use Inclusionary Zoning Sub-District 

S-LM-IZ Lake Area Marina Inclusionary Zoning Sub-District 
 

                                                            *** 

6.2.F.1 COMMERCIAL CENTER AND INSTITUTIONAL CAMPUS 

INCLUSIONARY ZONING SUB-DISTRICTS 
C-1-IZ General Commercial Inclusionary Zoning Sub-District 

C-2-IZ Auto-Oriented Commercial Inclusionary Zoning Sub-District  

C-3-IZ Heavy Commercial Inclusionary Zoning Sub-District  

MU-1-IZ Medium Intensity Mixed-Use Inclusionary Zoning Sub-District 

MU-2-IZ High Intensity Mixed-Use Inclusionary Zoning Sub-District 

 

                                                *** 

 

6.2.H.1 CENTRAL BUSINESS DISTRICTS 
CBD-1-IZ Core Central Business Inclusionary Zoning Sub-District 

CBD-2-IZ Historic Commercial and Mixed-Use Inclusionary Zoning Sub-District 

CBD-3-IZ Cultural Arts Inclusionary Zoning Sub-District 

CBD-4-IZ Exposition Inclusionary Zoning Sub-District 

CBD-5-IZ Urban Core Neighborhood Lower Intensity Mixed-Use Inclusionary Zoning 

Sub-District 

CBD-6-IZUrban Core Neighborhood Mixed-Use Inclusionary Zoning Sub-District 

CBD-7-IZ Bio-Science Inclusionary Zoning Sub-District 

 

                                                 *** 

 

6.2.I    OVERLAY ZONING DISTRICTS 

 

                                                             *** 

 

 OHOD Opportunity Housing Overlay District 

 

                 *** 

   

      ARTICLE 9 HISTORIC CORE NEIGHBORHOOD RESIDENTIAL DISTRICTS 

 

                                                                         *** 
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9.1.F PURPOSE OF THE HISTORIC CORE NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS   

 

 The Historic Core Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                        *** 

 

9.3.A GENERAL REGULATIONS 

                                                                         

                                                                        *** 

 

 Table 9-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations establish 

mandatory inclusionary unit thresholds, set aside requirements, and Area Medium 

Income (AMI) levels and is required for any development that contains residential 

development of 10 or more dwelling units, including rental and homeownership dwelling 

units. Affordable Housing Units shall be in accordance with the standards outlined in the 

table below. All other bulk and yard regulations for the sub-districts are subject to the 

corresponding non-inclusionary zoning base district regulations. 

 

                                                                        *** 

 

Table 9-3: Historic Core Neighborhoods Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning 

Sub-

District 

Minimum 

Lot Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Set Aside 

Requirement 

% 

Area Medium 

Income (AMI)  

Rental Units 

(%) 

Area Medium 

Income (AMI) 

Homeownership 

(%) 

VCR-1-IZ 900 sf/du 10 12 60 80 

VCR-2-IZ 600 sf/du 10 12 60 80 

HMR-1-IZ 900 sf/du 10 12 60 80 

HMR-2-IZ 600 sf/du 10 12 60 80 
        TABLE 9-3 FOOTNOTE 

1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 

28. 

 

*** 

       

     ARTICLE 10 HISTORIC CORE NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

 

*** 
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10.1.K PURPOSE OF THE HISTORIC CORE NEIGHBORHOODS NON-

RESIDENTIAL MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Historic Core Neighborhoods Non-Residential Mandatory Inclusionary Zoning 

Sub-Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

*** 

   

10.2.A Permitted and Conditional Uses 

 

*** 

 

*** 

Table 10-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 TABLE 10-3 FOOTNOTE 
1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

 

 

TABLE 10-1: Permitted and Conditional Uses 

USES 
 

VCC-1 

 

VCC-2 

 

VCE 

 

VCE-1 

 

VCS 

 

VCS-1 

 

HMC-1 

 

HMC

-2 

 

HM-

MU 

USE 

STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C C C C Article 5 

Table 10-3: Historic Core Neighborhoods Non-Residential Inclusionary Zoning Sub-

District Regulations1 

Zoning 

Sub-

District 

Minimum 

Lot Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Set Aside 

Requirement 

% 

Area Medium 

Income 

(AMI) Rental 

Units (%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

VCC-1-IZ 600 sf/du 10 12 60 80 

VCC-2-IZ 600 sf/du 10 12 60 80 

VCS-IZ 600 sf/du 10 12 60 80 

VCS-1-IZ 600 sf/du 10 12 60 80 

HMC-1-IZ 900 sf/du 10 12 60 80 

HMC-2-IZ 600 sf/du 10 12 60 80 

HM-MU-IZ 600 sf/du 10 12 60 80 
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*** 

 

  ARTICLE 11 HISTORIC URBAN NEIGHBORHOODS RESIDENTIAL DISTRICTS 

 

                                                                     *** 

 

11.1.F PURPOSE OF THE HISTORIC URBAN NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Historic Urban Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                     *** 

 

Table 11-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 11-3: Historic Urban Residential Inclusionary Zoning Sub-District Regulations1 

Zoning Sub-

District 
Minimum Lot 

Area 

Requirement 

Affordable 

Housing 

Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

HU-RS-IZ NA2 10 60 80 

HU-RD1-IZ NA2 10 60 80 

HU-RD2-IZ NA2 10 60 80 

HU-RM1-IZ 800 sf/du 
10 60 80 

HU-RM2-IZ 800 sf/du 
10 60 80 

         TABLE 11-3 FOOTNOTES 
1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 

28. 

       2The minimum lot area requirement for properties in this district is established through the Established  

          Two-Family or Multi-Family regulations as defined in Article 20.3.W 
  

   *** 

     

 ARTICLE 12 HISTORIC URBAN NON-RESIDENTIAL DISTRICTS 
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          *** 

12.1.D PURPOSE OF THE HISTORIC URBAN NEIGHBORHOODS NON-

RESIDENTIAL MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Historic Urban Neighborhoods Non-Residential Mandatory Inclusionary Zoning 

Sub-Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

                                                                     *** 

 

     12.2.A Permitted and Conditional Uses 

 

                                                                     *** 

 
 

Table 12-1: Permitted and Conditional 

Table 12-1: Permitted and Conditional  

USE DISTRICTS  

HU-B1A HU-B1 HU-MU USE STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C 

 

            Article 5 

 

                                                                     *** 

Table 12-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations establish 

mandatory inclusionary unit thresholds, set aside requirements, and Area Medium 

Income (AMI) levels and is required for any development that contains residential 

development of 10 or more dwelling units, including rental and homeownership dwelling 

units. Affordable Housing Units shall be in accordance with the standards outlined in the 

table below. All other bulk and yard regulations for the sub-districts are subject to the 

corresponding non-inclusionary zoning base district regulations. 

 

Table 12-3: Historic Urban Non-Residential Inclusionary Zoning Sub-District Regulations1 

Zoning Sub-

District 

Minimum Lot 

Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

HU-B1A-IZ  1,000 sf/du 10 60 80 

HU-B1-IZ  1,000 sf/du 10 60 80 

HU-MU-IZ 1,000 sf/du 

Dwelling Above 

Ground Floor: 

800 sf/du 

10 60 80 

       TABLE 12-3 FOOTNOTE 
           1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

 

               *** 



ZD112/18      68 

ARTICLE 13 SUBURBAN NEIGHBORHOODS RESIDENTIAL DISTRICTS 

 

          *** 

13.1.L PURPOSE OF THE SUBURBAN NEIGHBORHOODS RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Suburban Neighborhoods Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

*** 

    13.2 Uses 

 

*** 

 
Table 13-1: Permitted and Conditional 

Table 13-1: Permitted and Conditional  

USE 

DISTRICTS  

 

S-RS 

 

S-RM1 

 

S-RM2 

 

S-LRS1 

 

S-LRM1 

 

S-LRM2 

 

USE 

STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C 

 

       Article 5 

 

*** 

Table 13-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 
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Table 13-3: Suburban Neighborhoods Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

S-RM1-IZ 1,250 sf/du 10 60 80 

S-RM2-IZ 1,200 sf/du – 4 unit 

1,000 sf-du -5+ units 

10 60 80 

S-LRS1-IZ  NA2 10 60 80 

S-LRM1-IZ 1,200 sf/du – 4 unit 

1,000 sf/du – 5+ units 

10 60 80 

S-LRM2-IZ 1,000 sf/du  10 60 80 
       TABLE 13-3 FOOTNOTE 
           1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

      2The minimum lot area requirement for properties in this district is established through the Established  

        Two-Family or Multi-Family regulations as defined in Article 20.3.W 
 

         *** 

 

ARTICLE 14 SUBURBAN NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS 

 

 *** 

 

14.1.I PURPOSE OF THE SUBURBAN NEIGHBORHOODS NON-RESIDENTIAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

 

 The Suburban Neighborhoods Non-Residential Mandatory Inclusionary Zoning Sub-

Districts are intended to include mandatory affordable housing requirements, in 

accordance with Article 28, in districts that allow the development of ten or more 

dwelling units. 

 

*** 

     14.2.A Permitted and Conditional Uses 

 

      *** 

 
Table 14-1: Permitted and Conditional 

Table 14-1: Permitted and Conditional  

USE DISTRICTS  

S-LM USE STANDARDS 

OTHER 

PLANNED DEVELOPMENT C 
 

        Article 5 

 

      *** 
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Table 14-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 14-3: Suburban Neighborhoods Non-Residential Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

S-B1-IZ NA2 10 60 80 

S-B2-IZ NA2 10 60 80 

S-LB1-IZ  NA2 10 60 80 

S-LB2-IZ 1,200 sf/du – 4 units 

1,000 sf/du – 5+ units 

10 60 80 

S-LC-IZ 1,000 sf/du  10 60 80 

S-MU-IZ 1,250 sf/du 10 60 80 

S-LM-IZ None 10 60 80 
      TABLE 14-3 FOOTNOTES 

        1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

 2The minimum lot area requirements for properties in these districts are non-applicable. Multi-family 

development is only permitted above the ground floor and developments are subject to the development 

standards in Table 14-2: Bulk and Yard Regulations. 

 

*** 

 

      ARTICLE 15 COMMERCIAL CENTER & INSTITUTIONAL CAMPUS DISTRICTS 

 

                                                    *** 

 

15.1.J PURPOSE OF THE COMMERCIAL CENTER & INSTITUTIONAL 

MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS  

The Commercial Center and Institutional Mandatory Inclusionary Zoning Sub-Districts 

are intended to include mandatory affordable housing requirements, in accordance with 

Article 28, in districts that allow the development of ten or more dwelling units. 

 

                                                                     *** 

Table 15-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-
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districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 15-3: Commercial Center & Institutional Campus Inclusionary Zoning Sub-District 

Regulations1 

Zoning Sub-

District 

Minimum Lot 

Area 

Requirement 

Affordable 

Housing Unit 

Threshold 

Area Medium 

Income (AMI) 

Rental Units 

(%) 

Area Medium 

Income AMI 

Homeownership 

(%) 

C-1-IZ  NA2 10 60 80 

C-2-IZ NA2 10 60 80 

C-3-IZ  NA2 10 60 80 

MU-1-IZ 1,000 sf/du 10 60 80 

MU-2-IZ 800 sf/du 10 60 80 
       TABLE 15-3 FOOTNOTES 

        1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

        2The minimum lot area requirements for properties in these districts are non-applicable. Multi-family 

development is only permitted above the ground floor and developments are subject to the development 

standards in Table 14-2: Bulk and Yard Regulations. 

 

           ***  

    

      ARTICLE 17 CENTRAL BUSINESS DISTRICTS 

 

           *** 

 

17.2.H PURPOSE OF THE CENTRAL BUSINESS DISTRICTS MANDATORY 

INCLUSIONARY ZONING SUB-DISTRICTS  

 

The Central Business Districts Mandatory Inclusionary Zoning Sub-Districts are 

intended to include mandatory affordable housing requirements, in accordance with 

Article 28, in districts that allow the development of ten or more dwelling units. 

 

*** 

      

 17.3.A Permitted and Conditional Uses 

 

     *** 

 
Table 17-1: Permitted and Conditional 

Table 17-1: Permitted and Conditional  

USE 

DISTRICTS  

 

CBD-1 

 

CBD-2 

 

CBD-3 

 

CBD-4 

 

CBD-5 

 

CBD-6 

 

CBD-7 

 

USE STANDARDS 

OTHER 

PLANNED 

DEVELOPMENT 
C C C C C C 

 

C 

 

           Article 5 

 

                                                                        *** 
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Table 17-3: The Mandatory Inclusionary Zoning Sub-District (MIZ) regulations 

establish mandatory inclusionary unit thresholds, set aside requirements, and Area 

Medium Income (AMI) levels and is required for any development that contains 

residential development of 10 or more dwelling units, including rental and 

homeownership dwelling units. Affordable Housing Units shall be in accordance with the 

standards outlined in the table below. All other bulk and yard regulations for the sub-

districts are subject to the corresponding non-inclusionary zoning base district 

regulations. 

 

Table 17-3: Central Business Inclusionary Zoning Sub-District Regulations1 

Zoning Sub-

District 

Affordable 

Housing Unit 

Threshold 

Area Medium Income Level 

(AMI) Rental Units (%) 

Area Medium Income 

AMI Homeownership (%) 

CBD-1-IZ 10 100 100 

CBD-2-IZ 10 100 100 

CBD-3-IZ 10 100 100 

CBD-4-IZ 10 100 100 

CBD-5-IZ 10 100 100 

CBD-6-IZ 10 100 100 

CBD-7-IZ 10 100 100 
        TABLE 14-3 FOOTNOTES 

         1The terms for the Mandatory Inclusionary Zoning Sub-Districts in this section are outlined in Article 28. 

      2These districts do not require a minimum lot area per dwelling unit. 

                                 

                                                                           *** 

ARTICLE 18 OVERLAY ZONING DISTRICTS 

 

*** 

 

18.2.Y PURPOSE OF THE OPPORTUNITY HOUSING OVERLAY DISTRICT 

 

The purpose of the Opportunity Housing Overlay District is to require that a certain 

amount of affordable housing units be set aside for a certain period of time in 

exchange for a zoning change to a more intense zoning classification.    

 

*** 

 

18.27 OPPORTUNITY HOUSING OVERLAY DISTRICT 

 

18.27.A Applicability 

 

The Opportunity Housing Overlay District requirements shall apply to developments 

that meet all three (3) of the following requirements in subsections 1 through 3 below. 

 

2. Locations – The Opportunity Housing Overlay District shall apply to all 

properties that were approved for a Future Land Use Map Amendment 

from MUL Mixed Use Low Density to MUM Mixed Use Medium Density 
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that was proposed by Councilmember Williams and adopted by the City 

Council as described below: 

 

Municipal District 7, Squares 69, 86, 140, 141, 142, 143A, 144, 145, 467, 

466, 465, 464, 463,  495, 496, 504, 505, 506, 536A, 538; 

Municipal District 6, Square 186; 

Municipal District 4, Squares 292, 267, 29, 30, 43, 44, 66; 

Municipal District 1, Squares 248, 249, 242, 243, 207, 208, 209, 210, 184, 

189, 188, 186, 156, 139, 118, 100, 117, 140, 141, 154, 155, 95, 79, 80, 690, 

691, 683, 658, 657, 632, 631, 608, 607, 606, 605, 583, 582, 581, 580; 

Municipal District 3, Squares 487, 488, 489, 395, 1930, 193, 1521, 1520, 

1529, 1354, 1353, 1345, 1346, 1347, 1351, 1349, 1350, 1348; and    

Municipal District 2, Squares 242, 220, 213, 224, 617, 623, 536, 532, 537 

326, 336, 337, 360,  369,  393,  392,  370,  359,  358,  357,  356,  355,  354,  

350,  349,  345,  344,  343,  342,  341,  340,  339,  338. 

 

3. These standards apply to properties that have been approved for a zoning 

map amendment to a higher intensity zoning district since the effective 

date of this ordinance (INCLUDE DATE UPON ADOPTION). 

 

4. These standard apply to any development, new construction or substantial 

renovation that includes ten (10) or more residential dwelling units. 

 

18.27.B  Affordable Housing Units Required 

 

1. At least ten percent (10%) of rental and for-sale units shall be reserved as 

affordable for households with incomes equal to or below eighty percent 

(80%) of area median income (AMI). 

2. The rental and for-sale affordable housing units shall be priced to be 

affordable to households with incomes equal to or below seventy percent 

(70%) of AMI. 

3. All developments that provide ten (10) or more dwelling units shall provide 

Affordable Housing Units. To calculate the minimum number of 

affordable housing units required, the total number of proposed units shall 

be multiplied by ten percent (10%).  If the number of required affordable 

units results in a fraction, a fraction of 0.5 or more shall be rounded up to 

the next higher whole number, and a fraction of less than 0.5 shall be 

rounded down to the next lower whole number. 

  

18.27.C  Affordable Housing Standards and Guidelines 

 

1. The affordable housing units shall be maintained for a minimum term of 

ninety-nine (99) years.  

2. The affordable housing units shall be located on-site within the same 

structure as the market rate dwelling units. The affordable housing units 

shall be spread throughout the development and not clustered on one floor 

or in one area of the development. 
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3. The affordable housing units shall be comparable to the market-rate 

dwelling units in terms floor area and exterior finishes. Interior finishes or 

appliances may be different as long as functionality and longevity are 

retained. 

4. The bedroom mix (i.e. the number of bedrooms) of the affordable housing 

units shall be proportional to the market-rate dwelling units. 

5. The residents of the affordable housing units shall have access to the same 

amenities as the residents of the market-rate dwelling units. 

6. The requirement to provide and the standards for providing affording 

housing units shall not be subject to a variance. 

7. All developments that subject to the standards of the Opportunity Housing 

Overlay District shall include an Affordable Housing Impact Statement 

(AHIS) with the application.  The AHIS shall provide the following 

information: 

a. The number of units added at the Area Medium Income Levels (AMI) 

at or below 80%, 50%, and 30%. 

b. The number of units removed at the Area Medium Income Levels at 

or below 80%, 50%, and 30%. 

c. The bedroom mix of the unit to be added or removed (1, 2, 3, 4, etc. 

bedrooms). 

d. The total number of units added and total number of units removed. 

 

 18.27.D Incentive Provisions 

 

1. Developments subject to the affordable housing requirement shall be 

entitled to the elimination of the minimum lot area per dwelling unit 

requirement in the underlying zoning district. 

 

2. Developments subject to the affordable housing requirement that are 

located within 600 feet of a transit stop shall be entitled to a 50% reduction 

in off-street parking requirement 

 

*** 

  

            ARTICLE 26 DEFINITIONS 

 

        *** 

26.6 Definitions 

 

                   *** 

 Affordable Housing.  Housing for which the occupant(s) is/are generally paying no 

more than 30 percent of household income for gross housing costs, including utilities. 

  

 Affordable Housing Development. Any development which includes residential use 

that creates a specified percentage of affordable housing units whether on one lot or 

on adjoining lots in common ownership or common control and is located within the 

Opportunity Housing Overlay District (OHOD), or in a designated Mandatory 
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Inclusionary Zoning Sub-District (MIZ), or Affordable Housing Planned 

Development (AHPD). 

 

Affordable Housing Unit. Any housing unit required as part of a residential 

development subject to the inclusionary zoning regulations outlined in this ordinance 

located within the Opportunity Housing Overlay District (OHOD), in a designated 

Mandatory Inclusionary Zoning Sub-District (MIZ), or an Affordable Housing 

Planned Development (AHPD). 

 

 Area Median Income (AMI). The Housing Area Median Income set forth in or 

calculated from regulations promulgated by the United States Department of Housing 

and Urban Development pursuant to Section 8 of the Housing Act of 1937, as 

amended by the Housing and Community Development Act of 1974, determined for 

the City of New Orleans and adjusted for family size. 

 

 Planned Development. A development authorized by City Council Ordinance 

pursuant to Article 5 of the Comprehensive Zoning Ordinance that creates a superior 

or beneficial environment through unified development and design ingenuity while 

protecting existing and future developments and achieving the goals of the 

Comprehensive Zoning Ordinance and Master Plan.  

  

*** 

 

ARTICLE 28 MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS 

 

PURPOSE OF THE MANDATORY INCLUSIONARY ZONING SUB-DISTRICTS 

 

The purpose of this Article is to outline the Mandatory Inclusionary Zoning Sub-

District (MIZ) regulations. Mandatory Inclusionary Zoning Sub-Districts are 

intended to promote the public health, safety, and welfare throughout the City by 

providing for a full range of housing choices for households of all incomes.  The Sub-

districts require the inclusion of Affordable Housing Units as a portion of new 

residential development – an Affordable Housing Development.   

 

28.1 APPLICABILITY 

 

The Mandatory Inclusionary Zoning Sub-District requirements shall apply to the 

following; 

1. All developments, including new construction, substantial improvement,13 

expansion, mixed-use projects, or a change in use that contain 10 or more 

multi-family residential dwelling units (multi-family dwellings, established 

multi-family dwellings, dwellings above the ground floor). 

2. Such developments shall be termed Affordable Housing Developments. 

                                                 
13 The CZO defines Substantial Construction as “Commencement of construction of a sufficient level as to toll the 

expiration of an approval, as determined by the Director of Safety and Permits.  The Director of Safety and Permits 

typically defines a substantial construction, or improvement, as any improvement where the value of the work 

exceeds 50% of the value of the existing structure.  
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28.2 AREA OF APPLICABILITY  

 

The Mandatory Inclusionary Zoning Sub-Districts are included in the following 

zoning districts and apply upon designation as a Mandatory Inclusionary Zoning 

Sub-District through a map amendment of the official zoning map: 

 

Article 9 – Historic Core Neighborhood Residential Districts 

Article 10 – Historic Core Neighborhood Non-Residential Districts 

Article 11 – Historic Urban Neighborhood Residential Districts 

Article 12 – Historic Urban Neighborhood Non-Residential Districts 

Article 13 – Suburban Neighborhood Residential Districts 

Article 14 – Suburban Neighborhood Non-Residential Districts 

Article 15 – Commercial Center & Institutional Districts 

Article 17 – Central Business Districts 

 

28.3 AFFORDABLE HOUSING DEVELOPMENT USE STANDARDS AND 

GUIDELINES 

 

A. 12% of total dwelling units, after any incentives, shall be affordable 

housing units. 

 

B. Onsite units are required for developments with 10 or more dwelling units. 

 

C. For rental projects, the affordable units in an Affordable Housing 

Development shall be rented to families earning no more than 60% of the 

Area Median Income (AMI).  

1. The rental affordable housing units shall be priced to be affordable 

to households with incomes equal to or below seventy percent (50%) 

of AMI. 

D. For for-sale projects, the affordable units in an Affordable Housing 

Development shall be sold to families earning no more than 80% of the 

Area Median Income (AMI). 

1. The for-sale affordable housing units shall be priced to be 

affordable to households with incomes equal to or below seventy 

percent (70%) of AMI. 

 

E. The affordable housing units shall be maintained for a minimum term of 

ninety-nine (99) years.  

 

F. Affordable Housing Developments undertaken in phases, stages, or 

otherwise developed in distinct sections shall provide for the development 

of affordable housing units concurrently and proportionately with the 

market-rate units. 

 

G. To calculate the minimum number of affordable housing units required in 

in paragraph (A) above, the total number of proposed units shall be 

multiplied by twelve percent (12%).  If the number of required affordable 
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units results in a fraction, a fraction of 0.5 or more shall be rounded up to 

the next higher whole number, and a fraction of less than 0.5 shall be 

rounded down to the next lower whole number. 

 

H. All developments subject to the standards of the Mandatory Inclusionary 

Zoning Sub-District shall include an Affordable Housing Impact 

Statement (AHIS) with the application.  The AHIS shall provide the 

following information: 

1. The number of units added at the Area Medium Income Levels 

(AMI) at or below 80%, 50%, and 30%. 

2. The number of units removed at the Area Medium Income Levels 

at or below 80%, 50%, and 30%. 

3. The bedroom mix of the unit to be added or removed (1, 2, 3, 4, etc. 

bedrooms). 

4. The total number of units added and total number of units removed. 

28.4 AFFORDABLE HOUSING DEVELOPMENT DESIGN STANDARDS 

 

A. Distribution of affordable housing units: 

1. The affordable housing units shall be located on-site within the 

same structure as the market rate dwelling units. The affordable 

units shall be spread throughout the development and not clustered 

on one floor or in one area of the development. 

2. The affordable housing units shall be comparable to the market-

rate dwelling units in terms floor area and exterior finishes. Interior 

finishes or appliances may be different as long as functionality and 

longevity are retained. 

 

B. The residents of the affordable housing units shall have access to the same 

amenities as the residents of the market-rate dwelling units. 

 

C. Affordable units shall utilize the same entrances as market-rate units and 

shall not have separate entrances. 

 

D. The bedroom mix (i.e. the number of bedrooms) of the affordable housing 

units shall be proportional to the market-rate dwelling units. 

 

28.5 REGULATORY AGREEMENT: 

 

The following provisions shall apply to an approved Affordable Housing 

Development located within a Mandatory Inclusionary Zoning Sub-District: 

 

1. A regulatory agreement, provided by the City, shall be required and signed 

by the owner of an Affordable Housing Development prior to the issuance 

of a Certificate of Occupancy.   

2. The regulatory agreement shall require compliance with and shall 

incorporate by reference the Affordable Housing Development and 

applicable provisions and shall contain any additional terms as deemed 

necessary. 
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3. The regulatory agreement shall be recorded in the Land Records Division 

of the Office of the Clerk of Civil District Court against all lots comprising 

the Affordable Housing Development. 

 

V.  REASONS FOR RECOMMENDATION 

 

1. The proposed recommendations incorporates the findings of the 2017 Smart Housing 

Mix Ordinance Study into the CZO and creates the framework for implementation of 

inclusionary zoning regulations.  

 

2. The proposed recommendations provide the tool for implementing mandatory 

inclusionary zoning regulations for areas where market conditions are conducive. 

 

3. Despite the city having undergone a rental housing construction boom in the past 

decade in several of its high-opportunity neighborhoods, inclusionary zoning provides 

an opportunity to secure long-term affordable housing units for residents facing 

displacement. 

 

4. The request is consistent with and promotes the goals of the Plan for the 21st Century, 

commonly referred to as the Master Plan.   

 

VI.  CITY PLANNING COMMISSION MEETING (OCTOBER 9, 2018) 

 

The City Planner summarized the request and stated the staff’s recommendation of deferral 

to the October 23, 2018 City Planning Commission meeting to allow staff more time to 

work on the complex nature of the request. Several of the commissioners stated two weeks 

wasn’t enough time and wanted to further defer to the request to the November 13, 2018 

City Planning Commission. Four of the commissioners provided additional requests they 

wanted to see incorporated into the report. 

 

No one from the public spoke in favor or in opposition to the request.  

 

Commissioner Wedberg made a motion to defer the request to the November 13, 2018 City 

Planning Commission meeting. The motion was seconded by Commissioner Brown and 

was unanimously adopted.    

 

MOTION 

 

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 

112/18 IS HEREBY DEFERRED TO THE NOVERMBER 13, 2018 CITY PLANNING 

COMMISSION MEETING. 

YEAS:  Brown, Green, Hughes, Isaacson, Lunn, Steeg, Stewart, Wedberg 

 

NAYS: None 

 

ABSENT: None  

 

VII.     FURTHER CONSIDERATION (NOVEMBER 13, 2018) 
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How many new units are in the pipeline and how many vacant units exist? How do empty 

and blighted housing units factor in this discussion? (Isaacson & Brown) 

 

One of the questions raised by the Commission was in respect to how many vacant units 

exist and how many housing units are in the development pipeline throughout the City.  The 

staff understands the question to be one of supply and demand. If developers are producing 

more high end and market rate housing unit supply than there is demand for, property 

owners will be forced by the market to sell properties for less and/or lower the rent since 

there is excess supply of housing units.  This notion presumes that the rental market will 

stabilize and affordable housing will be created when enough high end properties stay 

vacant due to less demand for those dwelling units.  According to the National Community 

of Practice on Local Housing Policy, the housing market is quite different from the markets 

for consumer goods in that housing is built to last a long time and includes several variables 

that can increase construction costs (land, labor, materials, interest rates, etc.).14 Housing 

costs reflect more features than the housing unit itself, including the location of the 

neighborhood, actual and perceived safety, and access to transportation, jobs, schools, and 

amenities. Finally, housing production is not a quick process and acquiring land can be a 

challenge.  

 

In regards to the New Orleans vacancy rate, the staff utilized Census data to determine that 

New Orleans’ rental vacancy rate, during the U.S. Census Bureau’s 2017 American 

Community Survey (ACS), was 8.3%.15  The ACS estimates that New Orleans had a total 

of 37,127 vacant housing units in 2017, which includes 7,431 vacant rental units.  

 
Table 1: Vacant Housing Units, ACS 201716 

 
 

In addition, the ACS 2017 housing characteristics illustrate that out of the city’s 154,560 

occupied housing units, 81,641, or 53%, of the units were renter occupied. 

 
Table 2: New Orleans Housing Characteristics 

 2015 2016 2017 

Owner Occupied 72,577 (46%) 71,518 (46%) 72,919 (47%) 

                                                 
14 https://www.localhousingsolutions.org 
15 https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 
16 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_16_1YR_B25004&prodTy

pe=table 
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Renter Occupied 84,014 (54%) 82,837 (54%) 81,641 (53%) 

Total Occupied 

Housing Units 
156,591 154,355 154,560 

 

To answer the question about units in the pipeline, the staff conducted a query of active 

building permits since January 2016 finding there are currently 1,241 units permitted to be 

developed in multi-family or mixed use buildings.17   

 

Furthermore, analyzing U.S. Postal Service data, the Data Center found that from June 2017 

to June 2018, the City added a total of 124 new households. The number of added 

households is reflective of changes at the neighborhood level, which postal data shows that 

58 of the City’s 72 neighborhoods experienced increases in activity while some 

neighborhoods lost several hundred households.18 The highest gains were found in the 

Treme/Lafitte and Iberville neighborhoods where each gained more than 150 residences, 

which is mostly due to the Iberville neighborhood public housing redevelopment. The Data 

Center analyzed 2017 Census data estimating that from 2016-2017 the New Orleans 

population grew by 271 people.    

 

Zillow Research has tracked New Orleans median monthly rent list prices for 1-bedroom 

units since January 2015 and 2-bedroom units since May 2015.  The data shows that the 

median listed rent for one-bedroom unit during this period reached its lowest level of 

$1,095/month in February 2015.  The lowest median listed rent for a two-bedroom unit from 

October 2017 to January 2018 was $1,350/month.  Since May 2015, the listed median rent 

for a one-bedroom dwelling has fluctuated between $1,250 and $1,372/month while a two-

bedroom dwelling has been listed between $1,400 and $1,700.19 The effects of the sustained 

increase in rent prices are felt by residents despite the high vacancies in the city as wages 

have remained basically stagnant. In 2016, 61 percent of the city’s renters, or 50,663 

households, were cost-burdened paying more than 30 percent of their income toward 

housing costs of which 35 percent, or 17,732 households were considered severely cost 

burdened paying more than 50 percent of their income toward housing costs.  The rise of 

rent prices have impacted the majority of renters in the past decade and despite the Housing 

Authority of New Orleans (HANO) allocating 18,193 vouchers to assist low-income renters 

in 2016, that meant there were 32,470 renter households with low and moderate incomes 

who struggled to afford housing.  The following maps show the city’s median gross rents in 

2016. 

 
 

 

 

 

 

 

 

 

 

                                                 
17 Land Management Software (LAMA) accessed on 10/29/18 
18 https://www.datacenterresearch.org/reports_analysis/neighborhood-recovery-rates-growth-continues-through-

2018-in-new-orleans-neighborhoods/ 
19 Excel sheet is attached to the end of this report. 
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Figure  1: 2016 Median Gross Rents 

 
 

Based on the information above, the staff believes the housing affordability crisis is not as 

much about the lack of supply and demand for housing, but more about the cost of housing, 

which data shows is beyond the means of more than half of the households in the City, and 

includes moderate-income as well as low-income households.20 There are many 

neighborhoods that have vacant and blighted housing units that have yet to be put back in 

commerce.  At public meetings, the state of these properties are often referenced as possible 

solutions to address the city’s housing needs.  The staff would like to point out that these 

properties are typically privately owned and many are in neighborhoods where the cost of 

obtaining clear title and subsequent renovations may be greater than the rent a property 

owner could get on a return. As mentioned throughout this report, inclusionary zoning is 

one tool that can be used to address the city’s housing needs. Inclusionary zoning is intended 

to address the needs at the local municipal level given the prospect of expiring and under-

funded federal programs.  It is the staff’s belief that additional housing production or 

availability of market- or above market-rate housing is unlikely to ensure the availability of 

affordable housing at every income level, in every neighborhood.  A mandatory inclusionary 

zoning ordinance, requiring affordable housing in residential developments in designated 

areas, ensures housing created within these developments serves households at a range of 

incomes, including those that would not be served by the market alone. 

 

                                                 
20 A moderate income household is typically considered by HUD to include households whose incomes are between 

80-120 percent of the Area Median Income (AMI) level.  Low-income households include those whose incomes are 

at or below the 80 percent AMI level. 
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Ensure transit is a central factor in the report, including that just because communities are 

not connected to transit corridors due to a lack of public transportation that developments 

in these areas aren’t excluded. (Brown) 

 

For most households in the United States, housing costs are the highest household 

expenditure followed by transportation expenditures by the Bureau of Labor Statistics.21  

Considering these costs take up the bulk of household income and the linkage between them, 

the Department of Housing and Urban Development (HUD) has a published guidebook 

outlining the importance of connecting housing with transportation.22  Creating Connected 

Communities: A Guidebook for improving Transportation Connections for Low- and 

Moderate-Income Households in Small and Mid-Sized Cities, emphasizes the connection 

between transportation costs and housing affordability. The guidebook states, residents 

living in connected communities can safely and conveniently meet their daily needs on foot, 

bicycle, or public transit cities, which can help reduce household transportation costs, 

connect workers to jobs, and facilitate upward mobility. Providing households with 

affordable housing with transportation options creates connected communities that benefit 

residents, the economy, and neighborhoods.  The guidebook lists the following benefits of 

this approach: 

 

 Improved quality of life – reducing the combined cost of housing and transportation; 

reducing the dependency on the automobile; and promoting public health and safety. 

 

 More resilient local economy – people friendly and connected places are more 

attractive to companies and investors; job creation and spending in areas that are 

centered on housing and transit nodes is increased. 

 

 Efficient use of public funds – improving the efficiency of government spending on 

infrastructure and services can increase revenues from new economic activity; can 

help stabilize the transit agencies ridership base. 

 

The staff agrees that land use decisions, including inclusionary zoning regulations should 

not only incorporate housing and transportation activities and the needs of residents, but 

should facilitate development patterns to allow affordable housing to be developed along 

with transit.  The proposed text amendment includes three types of mandatory inclusionary 

zoning regulations that would require affordable housing set-asides in residential 

developments, including when requesting an upzone in the Opportunity Housing Affordable 

Housing Overlay District (OHOD), developing an Affordable Housing Planned 

Development (AHPD), and/or when developing a residential development in a not yet 

mapped Mandatory Inclusionary Zoning Sub-District (MIZ).  All of these inclusionary 

zoning types have considered transportation as an integral part of the affordable housing 

requirement.  The areas for where the OHOD is recommended to be applied are sites that 

were included in Councilmember William’s Master Plan Amendment request.23  These sites 

were selected by housing advocates who reviewed affordable housing opportunities that 

were specifically located along transit lines and provided the most opportunities for 

                                                 
21 https://www.bls.gov/news.release/cesan.nr0.htm 
22 https://www.huduser.gov/portal/publications/commdevl/connecting_communities.html 
23 “Council At Large” Williams Future Land Use Map (FLUM) Master Plan Amendment  
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connectivity.  The AHAD and MIZ are sites that have not yet been designated.  The staff 

expects there will be many discussions regarding connecting inclusionary zoning areas and 

transit as the mapping considerations are discussed as well as incorporating the results of 

the financial feasibility analysis.  The staff recognizes transit can achieve higher densities 

and other complimentary elements, such as mixed uses and pedestrian connectivity. As 

recommended, the staff believes the text amendment allows planning for residential 

development with a variety of housing at a range of incomes and transportation choices, 

including walking, biking, public transit, and personal vehicles.  

 

The Commission requested the report recommendations ensure affordable housing units 

are made available for families and specifically include 3-bedroom units and not just units 

that are limited to one-bedroom individual dwelling units. (Green) 

 

The proposed text amendment would require the percentage of affordable dwelling units to 

match the market-rate bedroom mix in an Affordable Housing Development.   For example, 

the staff’s recommendation would require a 150-unit development with 50 one-bedroom 

units, 50 two-bedroom units, and 50 three-bedroom units to provide 18 affordable units 

(12%) in the development.  As recommended, the affordable units would be required to 

meet the market rate bedroom-mix, provide similar finishes, and be located throughout the 

development similarly to the market-rate units.  The following table shows how many units 

would be required to comply with the bedroom mix in the example above.   

  
Table 3: Bedroom-Mix Requirement Example 

Total Number of 

Units 

Bedroom Mix Inclusionary Zoning Requirement (12% 

of units with the same market rate 

bedroom-mix) 

50 One-bedroom 6-units 

50 Two-bedroom 6-units 

50 Three-bedroom 6-units 

 

There has been a trend across the country for multi-family market-rate development projects 

to create smaller units in response to rising land costs, meet market demand, and maximize 

profits. Current development conditions promote the development of studio and one-

bedroom dwelling units because the rent per square footage profits are maximized at this 

size.  The staff recognizes the need for additional family-sized affordable housing and will 

continue to work with the Administration and City Council to find solutions for creating 

family-sized housing, which could involve single- and two-family dwellings. 

 

Show empirical evidence stating the effectiveness of mandatory inclusionary zoning vs. 

voluntary in the creation of affordable housing units. (Steeg) 

 

According to a study by Grounded Solutions Network for the Lincoln Institute of Land Use 

Policy, there were 886 jurisdictions with inclusionary housing programs located in 25 states 

and the District of Columbia at the end of 2016. The study defined inclusionary zoning as 

any program or policy that requires or incentivizes the creation of affordable housing when 

new development occurs. The staff understands this to mean the programs could be 

voluntary, mandatory, or both.  On its website, Grounded Solutions states that no national 

research on the affordable housing production of inclusionary zoning programs has been 
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conducted, but production numbers exist for some local programs at different points of time.  

For example, Grounded Solutions Network reviewed California’s programs between 1999 

and 2006 and found that about 30,000 affordable units have been created in approximately 

1/3 of the jurisdictions; however, the data do not distinguish between mandatory and 

voluntary programs.  

 

The study conducted by Grounded Solutions Network for the Lincoln Institute of Land Use, 

Inclusionary Housing in the United States: Prevalence, Impact, and Practices,24 found that 

the bulk of inclusionary zoning programs are located in three states, New Jersey (45%), 

Massachusetts (27%), and California (17%) and many of the jurisdictions were found to 

have more than one inclusionary housing policy. The study examined 791 of the 

jurisdictions who had implemented a total of 1,379 inclusionary zoning policies. The study 

also found there are many jurisdictions not keeping precise records, but mandatory 

inclusionary zoning programs have been found to be a useful tool in some markets in 

creating affordable housing units. The study found that as of December 2016, jurisdictions 

created a total of 173,707 direct affordable housing units and collected $1.7 billion in fees 

for additional affordable housing unit production.    

 

Two hundred seventy-three inclusionary housing programs studied provided information on 

program characteristics which revealed the following: 

 

 70% were developed after 2000; 

 71% of programs applied to the entire jurisdiction; 

 The most common type of program was mandatory inclusionary zoning; 

 61% of programs applied to both rental and for-sale development; 

 90% of programs require affordability terms of at least 30 years; 

 On-site development is the most commonly required development (as opposed to 

off-site or payment-in-lieu) 

 The most common incentives offered to developers were density bonuses (78%), 

other zoning variances (44%), or fee reductions (37%). 

 

When the current New Orleans Comprehensive Zoning Ordinance was adopted in August 

2015, it included voluntary inclusionary zoning provisions in the form of density bonuses. 

This incentive provides developers a density bonus for the provision of affordable housing 

in certain districts, including the CBD, portions of the Riverfront Overlay District, and for 

Planned Developments of existing historical structures.  The provisions were expanded in 

2016 to include all districts that allow multi-family residential dwellings.  At the time this 

report was written, there have been two developments that have taken advantage of the 

density bonus provisions, the Villages of Versailles (60 affordable housing units) in a New 

Orleans East neighborhood and the Edwards’ Communities development (13 affordable 

housing units) along the Lafitte Greenway. These projects have resulted in the provision of 

73 affordable housing dwellings. 

 

          Have you looked at inclusionary zoning studies or programs in other cities? (Lunn) 

 

                                                 
24 Thaden and Wang, Inclusionary Housing in the United States: Prevalence, Impact, and Practices September 

2017, https://nextcity.org/daily/entry/news-inclusionary-housing-survey-progress-limitations  
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         As stated the October 9th City Planning Commission meeting, the Smart Housing Mix 

Ordinance Study included a review of other programs.  The study is included as an 

attachment to this report. 

 

 

 

 

 

 

 

 




