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Applicant:

City Council Motion M-21-435

Request:

This is a request by City Council Motion No. M-21-264 for a Text Amendment
request from Council Motion M-21-435 to amend the Comprehensive Zoning
Ordinance (Ordinance No. M.C.S. 4264, as amended by Ordinance No. 26,413
M.C.S. and subsequent amendments), to consider creating a definition and/or use
standards for "accessory dwelling unit" and to consider modifying the definition
and/or use standards for an "accessory structure" to increase housing opportunities
citywide and to provide for the new construction of accessory dwelling units and/or
the conversion of existing accessory structures to long term residential uses, to
consider the addition of such to use tables in appropriate districts, to establish site
design standards, and to make recommendations for any other amendments deemed
necessary.

Location:

The proposed text amendment would affect properties citywide.

Summary of Proposal:
The City Council Motion M-21-435 is to consider the addition of accessory
dwelling units (ADUs) throughout New Orleans. The Motion states the
consideration of ADUs is to increase housing opportunities citywide to long term
residential uses.
An ADU is an umbrella term that is applied to an accessory housing unit for one or
more persons. An ADU is often known as a ‘mother in-law suite’, ‘tiny house’,
‘casita’ or simply ‘apartment’. Generally, an ADU is a small, self-sufficient
housing unit, including a kitchen and bathroom, which is located on the same lot
with a larger, primary dwelling or dwellings. ADUs can be categorized in three
types: attached (including an “interior” ADU), detached and accessory structure
conversion. Accessory dwelling units are accessible and flexible housing types,
which are appropriate for single-family neighborhoods and denser urban
neighborhoods. Like accessory structures and garages, accessory dwelling units are
typically restricted in size, location and design by a city’s zoning ordinance. As a
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result, ADUs are visually low-impactful, and they can be accommodated even on
small lots or within small structures.
ADUs offer solutions to evolving demographics and corresponding housing needs.
There is an urgent need to expand housing options for all household types in New
Orleans. ADUs can address everything from elder- and childcare, residents at risk
of displacement, aging-in-place, providing additional rental income for
homeowners to make repairs, weatherize their home or retrofit their home to
accommodate various mobility needs. ADUs provide more smaller-scale housing
options for residents who want to live near amenities and job opportunities, and
they provide greater flexibility for how one’s property can be used.
New Orleans needs to create nearly 19,000 rental housing units to keep up with
demand, annually. According to the Greater New Orleans Housing Alliance’s
annual report, “gaps occur across all apartment types, but 0-1 bedroom rental units
make up more than half of the shortage, with a shortage of 8,700 units in 2019.”1
One reason New Orleans experiences a housing shortage is due to the restrictive
nature of the current Comprehensive Zoning Ordinance, which permits multifamily development in only 12% of the City and prohibits accessory structures from
being utilized as dwellings, precluding the development of housing on
underutilized land.
The staff recommends permitting ADUs in any zoning district that allows for
single-family residential development. The primary structure may be a singlefamily residence or a two-family residence. To ensure ADU feasibility, the staff
recommends that ADUs are exempt from lot area limitations and parking
requirements; however, other typical standards applied to residential development
such as permeable open space requirements, would remain. Staff further
recommends that short term rentals are prohibited in an ADU.
General and specific standards are recommended as new use standards. The staff
recommends permitting an ADU up to 750 square feet in gross floor area in the
Historic Core and Historic Urban zoning designations, and up to 900 square feet in
gross floor area in the non-Historic Core and Historic Urban zoning designations.
The difference in size maximums more closely reflects the typical lot sizes and
corresponding residential structures in these districts. The staff recommends that
detached and attached ADUs may be located in the required rear yard; however,
they must be three feet from any lot line unless located in a zoning district without
required yards. Further, staff recommends detached and attached ADUs located in
a required rear yard be allowed up to 19 feet in height, which accounts for base
flood elevation requirements. Additional recommendations can be found in Section
D of this report.
1

2022. Housing for All Action Plan - Directing Investment to create an equitable, affordable, and strong New
Orleans. [online] Available at:
<https://fluxconsole.com/files/item/87/133762/2022%20Housing%20For%20All%20Action%20Plan%2002-1922%20FINAL.pdf> [Accessed 3 March 2022].
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This text amendment could have a significant impact on the creation of additional
housing units throughout New Orleans during a severe housing shortage. The staff
supports this text amendment with the aforementioned recommendations.
Therefore, the staff recommends Modified Approval of Zoning Docket 012/22.
Master Plan: The proposal is consistent with the Master Plan.
Recommendation:
The staff recommends MODIFIED APPROVAL of Zoning Docket 012/22.
Reasons for Recommendation:
1.

The Comprehensive Zoning Ordinance prohibits accessory structures from being
used as a dwelling unit, unless that structure was historically used for residential
purposes. New Orleans historically permitted dwelling units in accessory buildings,
before zoning was introduced into the City. Many of these accessory structures still
operate as residential units today, often in the wealthier neighborhoods in the City.
This text amendment would permit accessory dwelling units throughout much of
New Orleans, helping restore equity to historically disenfranchised neighborhoods.

2.

The recommendations will allow property owners and developers to help rebuild
what has been lost due to systematic downzoning over the past century.

3.

ADU can help address housing challenges faced at the national and local level, such
as aging in place, increasing access to walkable, amenity-rich communities, and
creating more studio and one-bedroom units.

4.

Modifying lot area requirements and expanding the areas where accessory dwelling
units are permitted will unlock opportunities for more studios, one bedroom, and
two-bedroom units, which can relieve pressure on other parts of the housing market.

5.

ADUs mitigate displacement by providing an opportunity for homeowners to
generate additional income. This income can be used to pay for home repairs,
weatherization, home retrofits, property taxes, and a multitude of other house
expenses that may otherwise force homeowners into less expensive neighborhoods.

6.

ADUs are a needed response to evolving demographic shifts in New Orleans and
throughout the nation. New Orleans’ residents are majority renters and over half of
all households in New Orleans are comprised of just one person.

7.

ADUs respond to multigenerational housing needs. An ADU can house live-in care,
family members caring for elders, young professionals who still live with their
parents, or elders themselves who prefer to downsize and rent their primary unit for
additional income, allowing them to age-in-place. ADUs are a flexible housing
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option that that give homeowners and property owners greater control over their
property.
8.

ZD012/22

ADUs can alleviate costly personal care expenses. ADUs can house family
members who need additional care, rather than paying for those services through
expensive market services. ADUs can house grandparents who care for their
grandchildren, reducing the need for outside childcare.

4
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PRELIMINARY STAFF REPORT
Zoning Docket 012/22
To: City Planning Commission
From: Robert Rivers, Executive Director
Paul Cramer, Planning Administrator
Prepared by: Rachael Berg and Sydney Shivers
(former Senior City Planner with the City Planning Commission)
Date: March 15, 2022
I.

GENERAL INFORMATION

Applicant:

City Council Motion M-21-435

Request:

This is a request by City Council Motion No. M-21-264 for a Text Amendment
request from Council Motion M-21-435 to amend the Comprehensive Zoning
Ordinance (Ordinance No. M.C.S. 4264, as amended by Ordinance No. 26,413
M.C.S. and subsequent amendments), to consider creating a definition and/or use
standards for "accessory dwelling unit" and to consider modifying the definition
and/or use standards for an "accessory structure" to increase housing opportunities
citywide and to provide for the new construction of accessory dwelling units and/or
the conversion of existing accessory structures to long term residential uses, to
consider the addition of such to use tables in appropriate districts, to establish site
design standards, and to make recommendations for any other amendments deemed
necessary.

Location:

The proposed text amendment would affect properties located citywide.

Description: The City Council Motion M-21-435 is to consider the addition of accessory
dwelling units (ADUs) throughout New Orleans. The Motion further states the
consideration is to increase housing opportunities citywide for long term residential
uses.
Amending the Comprehensive Zoning Ordinance to allow both attached and
detached Accessory Dwelling units across New Orleans could offer important
housing solutions for renters and homeowners. Permitting ADUs could be one of
the lowest impact, flexible and affordable means of increasing housing
opportunities that meet a range of needs presented by New Orleanians: the need for
more affordable housing in neighborhoods near jobs and amenities, the need to live
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in closer proximity to caregivers or family to get through difficult life events, and
the need to have additional forms of income to access or sustain homeownership as
property values continue to rise. ADUs provide the benefits of a fully functioning
dwelling, but they are by definition accessory, or secondary, to a primary dwelling
to make more efficient use of land and property costs. Visually, ADUs are discrete
or even invisible. In the case of detached ADUs, size limitations and yard
requirements typically work in tandem to ensure ADUs are hidden behind a
principal dwelling. Interior ADUs are typically held to the same height and yard
standards as the primary dwelling, and therefore the “envelope” of a single- or twofamily home with an interior ADU would be indiscernible from a single- or twofamily dwelling without an interior ADU.2 Likewise, conversions of accessory
structures utilize an existing footprint of an accessory structure, thereby
maintaining the character of the property.
According to the Greater New Orleans Housing Alliance, there was a housing
shortage of nearly 17,000 housing units in 2019, and substantially more if
accounting for individuals who work in New Orleans but live in a neighboring
Parish. Further, New Orleans needs to create nearly 19,000 rental housing units to
keep up with demand, annually, particularly in the 0-1 bedroom rental unit
category, which make up over half of the housing shortage.3 One reason New
Orleans experiences a housing shortage is due to the restrictive nature of the current
Comprehensive Zoning Ordinance, which permits multi-family development in
only 12% of the City and prohibits accessory structures from being utilized as
dwellings, precluding the development of housing on underutilized land.
The staff recommends permitting ADUs in any zoning district that allows for
single-family residential development. The primary structure may be a singlefamily residence or a two-family residence. To ensure ADU feasibility, the staff
recommends that ADUs are exempt from lot area limitations and parking
requirements; however, other typical standards applied to residential development
such as permeable open space requirements, would remain.
The staff also recommends use standards that limit the height, size and setbacks for
ADUs and several amendments to other articles of the Comprehensive Zoning
Ordinance to ensure clarity and conformity. These recommendations can be found
in Section D of this report.
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
2

Interior ADUs are a type of an Attached ADU.
2022. Housing for All Action Plan - Directing Investment to create an equitable, affordable, and strong New
Orleans. [online] Available at:
<https://fluxconsole.com/files/item/87/133762/2022%20Housing%20For%20All%20Action%20Plan%2002-1922%20FINAL.pdf> [Accessed 3 March 2022].
3
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Council action, in accordance with Article 4, Section 4.2.D.3 – Action by the City
Planning Commission of the Comprehensive Zoning Ordinance. In making their
recommendation and decision, the City Planning Commission and the City Council
consider the standards in Article 4, Section 4.2.E (Table 4-1) – Approval
Standards of the CZO, which are addressed in this report.
II.

ANALYSIS

A.

What is the reason for the text amendment? What area would be affected by the text
amendment?
Reason for text amendment
The proposed text amendment is to consider the addition of Accessory Dwelling Units
(ADUs) throughout New Orleans. There is an urgent need to expand housing options for
all household types in New Orleans. ADUs offer solutions to evolving demographics and
corresponding housing needs. ADUs can address everything from elder- and childcare,
residents facing displacement, aging-in-place, providing additional rental income for
homeowners to make repairs, weatherize their home or retrofit their home to accommodate
various mobility needs. ADUs provide more smaller-scale housing options for residents
who want to live near amenities and job opportunities, and they provide greater flexibility
for how one’s property can be used.
Since Hurricane Katrina, half of New Orleans’ neighborhoods have seen a reduction in
housing units.4 As New Orleans has repopulated slowly since Hurricane Katrina, household
and neighborhood composition have shifted dramatically. New Orleans’ population is
aging, and typical household sizes are shrinking.5 There are now more married couples
without children than couples with children in Orleans Parish, and the rate of all households
with children is substantially lower than statewide rates.6 These demographic shifts
indicate a need for more housing options at a scale that is manageable for single adults,
aging adults, and small, working families. Yet today, about one-third of New Orleans is
restricted solely to development of single-family homes.7

4

Plyer, Allison. Changing New Orleans Neighborhoods. The Data Center. September 14, 2021
Who Lives in Orleans Parish Now? The Data Center. July 28, 2021. Web.
https://www.datacenterresearch.org/data-resources/who-lives-in-new-orleans-now/
6
Henry Consulting, LLC; Reinvestment Fund. New Orleans Market Assessment- Analysis of Trends and Conditions.
Pg. 70. June 2021. Web. https://noraworks.org/images/ReinvestmentFund_NOLA-Market-Assessment-FINAL6.25.21.pdf
Who Lives in Orleans Parish Now? The Data Center. July 28, 2021. Web. https://www.datacenterresearch.org/dataresources/who-lives-in-new-orleans-now/
7
2020 Analysis of New Orleans Zoning Ordinance by City of New Orleans IT and Planning Staff
5
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Figure 1. Household by Type in Orleans Parish

The Greater New Orleans Housing Alliance (GNOHA) releases an annual New Orleans
housing report that rates the City on several factors leading to an overall “grade” on the
progress towards many housing goals. Their latest annual report was released in November
of 2021, wherein it states, “There was a shortage of 16,706 units in 2019. This shortage
jumps to 29,402 units if accounting for extremely low-income people who work in New
Orleans but commute from outside the city.” Further, New Orleans needs to create nearly
19,000 rental housing units to keep up with demand, annually. “Gaps occur across all
apartment types, but 0-1 bedroom rental units make up more than half of the shortage, with
a shortage of 8,700 units in 2019.”8 One reason New Orleans experiences a housing
shortage is due to the restrictive nature of the current Comprehensive Zoning Ordinance,
which permits multi-family development in only 12% of the City and prohibits accessory
structures from being utilized as dwellings, precluding the development of housing on
underutilized land.
Accessory Dwelling Unit, or ADU, is one housing tool that can help address this housing
gap. An ADU is an umbrella term that is applied to an accessory housing unit for one or
more persons. ADUs are often known as ‘mother in-law suites’, ‘tiny houses’, ‘casitas’ or
simply ‘apartments’. Generally, an ADU is a small, self-sufficient housing unit, including
a kitchen and bathroom, which is located on the same lot with a larger, primary dwelling
or dwellings. ADUs can be categorized in three types: attached (including “interior”),
detached and accessory structure conversion (Figure 2). Accessory dwelling units are
accessible and flexible housing types, which are appropriate for single-family
neighborhoods or denser urban neighborhoods. Like accessory structures and garages,
accessory dwelling units are typically restricted in size, location and design by a city’s
zoning ordinance. As a result, ADUs are visually low-impactful, and they can be
8

2022. Housing for All Action Plan - Directing Investment to create an equitable, affordable, and strong New
Orleans. [online] Available at:
<https://fluxconsole.com/files/item/87/133762/2022%20Housing%20For%20All%20Action%20Plan%2002-1922%20FINAL.pdf> [Accessed 3 March 2022].
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accommodated even on small lots or within small structures.

Figure 2. Credit: Kelsie Donovan, Intern with Tulane School of Architecture’s Albert and Tina
Small Center for Collaborative Design

ADUs fill demand for small housing units for young families, individuals, young
professionals, live-in care and many other kinds of households found throughout New
Orleans. However, ADUs have historically helped seniors age-in-place. This subset of the
New Orleans population is particularly vulnerable to displacement. ADUs are one way to
help mitigate displacement by providing accommodations for live-in help or family. They
can also aid in house retrofits, repairs and/or weatherization via extra rental income, and
they can simply provide a smaller living space that is typically easier to maintain and
afford. According to GNOHA’s Annual Report Card, New Orleans residents over the age
of 65 accounted for 23% of the city’s population. 16% of these seniors make less than
$10,000 per year and 22% live alone. In addition, as of 2019, almost a third (26%) of New
Orleans residents reported living with a disability.
The concept of an accessory dwelling unit is not new; for centuries, property owners have
created apartments or detached buildings on their properties to provide housing for
members of the household or as rental units to generate additional income. With the rise of
Euclidean zoning and idealization of single-family housing throughout the 20th Century,
zoning codes often excluded opportunities for development of more than one housing unit
on a residential lot. However, the demand for ADUs has not disappeared. For example, as
a result of high demand for workforce housing in San Francisco following WWII, between
20,000 and 30,000 secondary housing units existed in San Francisco by 1960. Researchers
estimate that, until restrictions on density and parking were adjusted to bring ADUs into
compliance, about 90% were illegal or unpermitted.9 In a more recent example, researchers
9

The SPUR Housing Committe orignally developed the ideas in this report under the leadership of S. Osborn Erickson. “Secondary Units: A
Painless Way to Increase the Housing Supply.” SPUR, July 30, 2019. https://www.spur.org/publications/spur-report/2006-06-01/secondary-
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at UCLA estimate that thirty-seven (37) percent of new single-family housing units
developed in the metropolitan statistical areas in the country between 2000 and 2014 were
unpermitted.10 Economic recessions and cultural changes over the course of the 2000’s
have shifted opinions across age groups about living in closer proximity to other
households.
Currently, detached accessory structures are prohibited from being utilized as a dwelling
unit in New Orleans, in accordance with Article 21, Section 21.6.A.10 of the
Comprehensive Zoning Ordinance, which states “no detached structure may be used for
habitation.” In other words, a garage or a shed is prohibited from being converted to a
dwelling unit, and development of a detached accessory dwelling unit is prohibited, even
if the structure is located in a two-family zoning district and meets bulk and yard
requirements. Despite zoning barriers that currently limit ADU development, a survey of
New Orleans properties would likely yield many examples of existing accessory dwelling
units, many of which are nonconforming and or unpermitted (Figure 3). The Department
of Safety and Permits has written forty-three (43) nonconforming use determinations for
Accessory Dwelling Units since 2015 (the map below was created in 2020). Most of these
determinations have been applied to detached ADU’s, according to Safety and Permits
staff.

Figure 3. Nonconforming ADUs throughout New Orleans

units#:~:text=A%20painless%20way%20to%20increase%20the%20supply%20of%20housing&amp;text=A%20secondary%20unit%20(also%20
known,as%20an%20existing%20residential%20building.
10
Brown, Anne, Vinit Mukhija, and Donald Shoup. “Converting Garages into Housing.” Journal of Planning Education and Research. Accessed
March 7, 2022. https://lewis.ucla.edu/wp-content/uploads/sites/17/2019/08/2018_Monkkonen-Kuai_FedHousingAsst_FF.pdf.

ZD012/22

10

The images below are examples of legally nonconforming ADUS in New Orleans. Most
are indiscernible as a distinct housing unit from the public right-of-way.
Mid-City Interior ADU (Raised double
with lower-level apartment)

Uptown Attached ADU

Garden District Detached ADU
(Converted Carriage House)

Marigny Detached ADU
(Nonconforming Pool House)

Detached ADU in Tulane Gravier Neighborhood
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Figure 4. Nonconforming ADUs throughout New Orleans

Adjusting zoning policy to respond to specific market demands, as this text amendment
attempts to do, can alleviate pressure on certain submarkets and make the housing search
less competitive.11 For example, if demand for one-bedroom apartments outpaces the
11

The Need for Balance: The Importance of Creating and Preserving Dedicated Affordable Homes as Well as
Allowing New Housing for All Income Levels. . NYU Furman Center Housing Solutions Lab. Web.
https://localhousingsolutions.org/plan/the-need-for-balance-the-importance-of-creating-and-preserving-dedicatedaffordable-homes-as-well-as-allowing-for-new-housing-for-all-income-levels/
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creation of buildings with new one-bedroom units, the typical rent of such units will
increase. However, as more units are created, renters that can afford new housing may
move, leaving older, less expensive rental opportunities vacant. But, where no additional
units are created, renters will either be displaced or seek less ideal housing solutions as
prices increase. Renters may move to a less expensive housing markets further from their
desired neighborhood or choose to “double up” with roommates rather than live alone.
Some cities have also adopted ADU ordinances that further define “accessory” from a legal
and technical standpoint as well. For example, Lexington, MA limits ADU development
to owner occupied properties, and Los Angeles’ Junior ADU program is also restricted to
owner-occupied units. Staff finds these regulations would be difficult to enforce over time.
Safety and Permits would face difficulty revoking ADU rental privileges as ownership
changes, because the physical structure would already exist. If decision makers were
interested in slowing the rate of ADU development and targeting homeowners for a ADU
pilot, a policy requiring a homestead exemption to construct an ADU could achieve these
ends. Staff discourages restricting operation of ADUs to homeowners, however, due to the
legal challenges this would present for the City. As a general principle, ADUs are more
likely to have a net positive impact on the housing market if the City adopts ADU policy
that permits this housing type liberally, with as few procedural requirements possible.
Approximately thirty-four percent (34%) of all land area in New Orleans is restricted to
single family residential development, which prohibits the addition of a secondary dwelling
in any form. Current zoning regulations in New Orleans technically allow attached
accessory dwelling units (second dwellings attached to or within the envelope of an
existing structure) in two family residential districts and any district that permits multifamily dwellings. However, minimum lot area standards often prohibit the addition of a
second unit, even if the proposed unit is small and accessory to the existing structure.12 The
CZO currently categorizes a second standalone dwelling on one lot of record as a second
“principal structure”, in accordance with Article 21, Section 21.4.A of the Comprehensive
Zoning Ordinance. According to Table 21-4 ‘Multiple Principal Buildings’, more than one
principal structure is permitted in the following zoning districts:
●
●
●
●

Open Space Districts - All Districts
Rural Development Maritime Mixed Use
Historic Core Districts - All Districts
Historic Urban Districts - All except HU-RS, HU-RD1 and HU-RD2 subject to
Section 21.4.A.4 (see below)
● Suburban Districts - All Suburban Business Districts, plus S-RM1, S-RM2, SLRM1, S-LRM2
● Commercial Centers and Institutional Campus Districts - All Districts
● Centers for Industry Districts - All Districts

12

Recently passed legislation (Ordinance No. 28911) allows two-family development on existing non-conforming lots
in the Historic Core and Suburban Residential Districts where the base zoning district permits two-family
development. This is in addition to the Historic Urban Residential Disitrcts, which already had this permission.
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● Central Business Districts - All Districts
In the HU-RS, HU-RD2 and HU-RD1 districts, which comprise the largest residential
districts in New Orleans, Article 21, Section 21.4.A.4 of the Comprehensive Zoning
Ordinance requires “historical authentication” to verify the “historical existence of more
than one principle building on such a lot.” Therefore, if there is no evidence that a second
structure ever existed on the property, a homeowner would not be permitted to build a
second unit or renovate an existing structure without a waiver from the Board of Zoning
Adjustments.
The current regulations have led to inequities through enforcement of the current
moratorium on detached accessory dwelling units. Exceptions to Article 21, Section
21.6.A.10 are made for structures that have a history of residential use and are currently
used for that purpose. Many homes in wealthier, historic parts of New Orleans have
detached accessory structures, which were at one time slave quarters or carriage houses
where household staff lived. These structures are often still used as dwelling units, either
in the form of a guest dwelling, or a short- or long-term rental, and are eligible for legal
nonconforming status. Therefore, the existing zoning regulations pertaining to accessory
structures strongly favor wealthier homeowners. The regulations allow wealthier
households additional access to capital while prohibiting the same access for lower-income
neighborhoods, the majority of which were not developed by slave owning elites and
households with hired staff.
In addition to restoring equity to New Orleans’ neighborhoods, the benefits of ADUs are
many. They can be summarized as follows: ADUs are relatively inexpensive to construct,
are a low-impact housing model, and are increasingly popular housing types, which can
stabilize communities and support homeownership.
Inexpensive
ADUs don’t require property owners to own more than one property or get approved for a
mortgage on a larger property, like a double or small multi-family. This alone removes a
substantial barrier to creating a rental unit: cost of land. As ADUs tend to be very small,
the cost of construction can be lower as well. Conversion of an existing shed or garage into
a dwelling is an even more economical and environmentally sustainable way to create a
rental opportunity, by reusing or repurposing an underutilized structure. Over sixty percent
of New Orleans renters are cost burdened and New Orleans is ranked as one of the most
energy burdened cities in the nation for low-income renters.37 Therefore, ADUs efficiency
and ability to connect to existing utilities can be an important solution to these dire housing
needs.

Low-Impact
37

Drehobl, A. (2020). Explaining the unique energy burden of low-income households. Aceee.org. Retrieved 5
March 2021, from https://www.aceee.org/blog/2016/05/explaining-unique-energy-burden-low.
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ADUs are the least impactful of “Missing Middle” housing types. “Missing Middle”
housing refers to residential structures at the scale between single-family homes and
higher-density multiplexes. This includes housing types like doubles, triplexes and
fourplexes, which blend with neighboring single-family homes because they can be
comparable in size and mass.38 Properly regulated ADUs create more discrete and even
“invisible” density. Attached/interior ADUs are designed to fit within the building
envelope of a typical single- or two-family house and detached ADUs are usually required
to meet certain setback requirements to ensure they aren’t obvious from the right-of-way
(Figure 2). Like the New Orleans shotgun double, ADUs can increase housing
opportunities on a single lot without adding substantial “bulk” or creating visual
incongruities in historic neighborhoods.
Given their size, ADUs typically are not inhabited by large households, and therefore are
very unlikely to attract households with more than one car. Renters who choose to live in
ADUs are less likely to own a car given their age, income or lifestyle preferences, relative
to owners of single-family homes. For these reasons, many cities take an “as needed”
approach to parking requirements for ADUs, and some require no parking.
Popular
A formal, nation-wide survey of adults ages 18 and older by AARP found that while only
seven percent of adults surveyed have an accessory dwelling unit, thirty-three percent
would consider building one on their property.39 The study demonstrates that the choice to
live in an ADU is contingent on a breadth of circumstances, related to financial status and
identity:
● The most common reason for considering living in an ADU is the appeal of living
near others but having your own space.
● Younger adults (under 50) are more likely to consider living in an ADU for
financial reasons.
● Those with incomes over $75,000 are more likely to consider living in an ADU if
they also need help with daily activities.
Financial motivations are secondary to desire to take care of family members and have the
support of a social network nearby (Figure 5). Like demand for living in an ADU, desire
to build an ADU on one's home is situational. The most commonly stated reason for
disinterest in building an ADU was that the survey participant didn’t need one. However,
of those who were not interested in ADUs, or were unsure, a majority stated they would
consider it if they needed help with everyday activities as they age, and forty-nine percent
stated they would consider it if they needed the extra income from a rental.40 Conversely,
38

What is Missing Middle Housing. Opticos Design. Web. https://missingmiddlehousing.com/
https://www.aarp.org/content/dam/aarp/research/surveys_statistics/liv-com/2018/home-community-preferenceschartbook.doi.10.26419-2Fres.00231.002.pdf
39
40

Aarp.org. (2018). Retrieved 9 March 2021, from https://www.aarp.org/content/dam/aarp/research/surveys_statistics/livcom/2018/home-community-preferences-chartbook.doi.10.26419-2Fres.00231.002.pdf.
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the same analysis found forty-four percent of homeowners cite the cost of modifying their
home or building a new structure as a major barrier to having an ADU. This indicates this
may be a more desirable option if local governments and lenders offered assistance or
financial incentives for creating ADUs as affordable rental housing.

Figure 5. AARP Survey Results of Reasons why one would consider Building an ADU

Figure 6. AARP Survey Results of reasons why one would not build an ADU

The Mayor’s Neighborhood Engagement Office in collaboration with the Office of
Community Assets and Investment created a similar survey for New Orleans’ residents. As
of March 15, 2022, 564 residents responded. 472 were homeowners (or 84% of the
responders), 80 were renters and 12 stayed with family or friends.
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Figure 7. Residency Status of Survey Responders

60% of homeowners who responded said they would be interested in having an ADU on
their property to provide housing for a loved one in need of care or an affordable home. Of
the 126 homeowners who responded from Council District A, 53% said they would also
be interested in having an ADU on their property. Of responders who rent or live in a
cohousing situation, an overwhelming 80% said they would be interested in living in an
ADU.

Figure 8. Recent New Orleans Survey Results

Although the survey respondents are a non-scientific sample of the New Orleans’
population, the results indicate there is an interest from homeowners to create ADUs on
their property and interest from renters to live in an ADU.
Stabilize Community and Support Homeownership
ADUs are typically a homeowner driven housing solution but can benefit both homeowners
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and renters alike. As discussed above, they are an appealing solution for families with aging
relatives or residents who need support with daily activities. The benefits of independent
living in proximity to caretakers and community are obvious. Permitting ADUs more
broadly could allow disadvantaged or historically oppressed communities to build wealth
and stabilize their communities. Particularly when local regulations allow homeowners to
rent ADUs for rental income, ADUs can support first time homeowners and sustain longterm residents of now gentrifying neighborhoods. The ability to convert a portion of an
existing structure to an ADU or build a detached ADU allows homeowners to generate
monthly rental income without owning multiple properties. This can help low-income
property owners experiencing financial hardship generate income for home maintenance
or provide elderly homeowners with support of a renter. In the long-term, having a legal,
established rental property can increase the value of the home, therefore increasing home
equity and creating intergenerational wealth.
Best Practice Case Studies -- ADU Regulation and Design
There are hundreds of cities and counties that have written ordinances to permit ADUs in
single-family zoning districts by right. Atlanta, Austin, Miami, Dallas, Nashville and
hundreds more. California and Vermont require localities to permit ADUs by right in all
single-family zoning districts, and Oregon requires that municipalities of a certain size do
the same. Many other states have adopted enabling legislation to incentivize more
permissive regulations for ADUs. As a result, there has been a substantial increase in the
number of ADUs constructed in recent years. There are now examples of ADU regulations
in rural and dense urban contexts. For the purposes of staff analysis of ADUs in the context
of New Orleans, the best practice research includes studies of both dense urban areas’ ADU
regulations as well as more suburban contexts. The benefits of all types of ADUs are similar
but the various configurations require different regulations and, in some cases,
considerations for financing and affordability. Therefore, staff have considered attached
and detached ADUs separately in their research on Accessory Dwelling Units.
Detached ADUs
Atlanta, Georgia
The Atlanta Department of City Planning initiated an ordinance update in 2016, which
made expanding permissions for Accessory Dwellings a top priority. In 2017, only 5% of
single-family residential districts permitted ADUs. In 2019, the City increased ADU
permissions so that today, ADUs are permitted in over 60% of areas zoned for single family
development. Atlanta’s ADU policy makes a distinction between guest houses, which may
not include a legal kitchen, and accessory dwelling units, which must include a full kitchen
with a stove. While those single-family districts which are most restrictive in regard to
minimum lot area allow guest homes, they prohibit development of ADUs. In areas where
ADUs are permitted, Atlanta’s ordinance requires all ADUs are detached from the primary
structure, but garage conversions and above-garage ADUs are permitted. Additionally, in
areas that allow two-family development, two ADUs can occupy one lot. There are no lease
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restrictions or owner occupancy requirements included in Atlanta’s ADU regulations.41
Requirements (General):
• No parking requirements
• No minimum lot size requirement; however
• Gross area in ADUs are subject Floor Area Ratio (FAR) regulations
• Up to two ADUs per lot are permitted, if in an area that allows two-family
development
Size allowances and lot coverage:
• Limited to a maximum of 750 sq. ft. and 25% of the entire yard
• Properties with ADUs must comply with lot coverage standards for the base
zoning district
Setback and Height Requirements:
• Minimum side yard setback of 4 feet
• Minimum rear yard setback of 4 feet
• Must be setback from surrounding dwellings by a greater distance than setback
from primary structure
• Maximum height of 20 feet
Los Angeles County, California
In 2016, the State of California adopted statewide enabling legislation for accessory
dwelling units, or second dwellings. Los Angeles is among the jurisdictions with the
greatest increase in detached ADU permits issued in recent years, both in California and
nationally. There have been over 10,000 permits issued for ADUs in Los Angeles since
these laws were put into effect in 2017, and 25 percent of all building permits issued were
for ADUs in 2020. This is likely due to a combination of demand for increased housing
options in the region and intelligent design of the County’s ADU ordinance, which enables
a simple and transparent permitting process. This demonstrates the importance of writing
an ordinance that permits ADUs liberally in single-family residential contexts and makes
zoning and code compliance attainable.
In L.A. County, ADUs are permitted if they are within a zoning district where single-family
or multi-family development is permitted. There are some limitations placed on ADU
development under circumstances where the property is in a high-risk area for fires, but
generally ADUs are permitted on any property where a residential structure already exists.
ADU development is not limited to owner-occupied properties in L.A., and ADUs are
permitted on properties occupied by multifamily structures.
Requirements (General)
41

https://www.atladuco.com/faqs
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•

•

There are different regulations for size and setbacks for ADU located on the
same property as a multi-family residence, including duplexes. These
regulations are more generally more permissive
Maximum of two detached ADUs per property in multifamily districts

Parking Requirements
• A legal off-street parking space is required for ADUs, unless the property
meets one of the following conditionals:
▪ The property is outside a very hazardous fire zone
▪ The ADU has no bedroom or is under a certain size (800 sq. ft.)
▪ No expansion of the floor area of the existing property is proposed
▪ The ADU is located within half a mile of a transit stop
▪ The ADU is in an historic district or a district of architectural significance
Size allowances and lot coverage:
• Maximum of 1,200 sq. ft. for converted detached accessory structures or new
construction of ADUs

Setback and Height Requirements:
• Minimum side yard setback of 4 feet
• Minimum rear yard setback of 4 feet
• 25 ft. height requirement
• Existing setbacks and height apply to conversion of accessory structures
Attached Junior ADUs in Los Angeles County
As of January 2020, the state made a distinction between accessory dwelling units, which
are subject to size limitations based on local ordinances, and Junior Accessory Dwelling
Units, which are limited to 500 square feet. Additionally, in contrast to an attached ADU,
which expands the footprint of an existing structure, a JADU must be located within the
walls of a proposed or existing structure. Like detached ADUs, they must include a basic
kitchen to obtain permitting, but the JADU may share a bathroom with the primary
structure, if interior access to the structure is provided. For this reason, JADUs may be the
most affordable ADU type common to California, and they are ideal for intergenerational,
independent living. In Los Angeles, JADUs are required to be owner-occupied.
Requirements (General)
• A recorded covenant shall be required to ensure the JADU is owner occupied
• Can be permitted on a property that also includes a detached ADU
• Must have a kitchen with a stove, refrigerator and sink at minimum
• No parking is required
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Attached ADUs
Portland, Oregon
Portland has permitted ADUs since the 1990’s, and the Portland ADU market is
representative of how bringing ADUs to scale as a housing solution is a combination of
permissive regulations plus market forces. A series of reforms throughout the 2000’s did
not make a significant impact on the number of accessory dwelling units created. Even
when the city removed off-street parking requirements - one of the largest barriers to
creating a legal ADU - and allowed city-wide garage conversions - one of the least
expensive ways to create an ADU - the number of permits issued remained stagnant. It is
likely that economic forces started to increase development of ADUs through the 2010’s.
At this time, two things happened: 1) the housing market boomed in Portland, and 2) the
City responded by waiving permitting and impact fees for homeowners seeking to create
ADUs. As discussed in the introduction to this section, the need for ADUs in an
increasingly tight housing market plus demand from an aging population are attributed to
the growth of ADUs in Portland. ADUs accounted for just 3% of new housing permits in
2009, but as of 2016, they accounted for 11% of new housing created.

Figure 9. Source: https://accessorydwellings.org/2020/01/08/2020updates/

The city of Portland allows ADUs city-wide, in single family residential neighborhoods
and denser multi-family areas. Though Portland has made concerted efforts to increase
“gentle density” through infill development in recent years, 85% of residential
neighborhoods are currently zoned for lower density and single-family development.42
42

https://www.nahb.org/-/media/NAHB/advocacy/docs/top-priorities/housing-affordability/nahb-2019-smallhomes-research-report.pdf Pg. 25
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ADUs are not permitted on lots that already contain a duplex or townhouse in Portland’s
low-density to medium-density residential zones.
Requirements (General):
• No owner occupancy requirements
• Only one ADU per site
• Parking is not required for ADUs in any zoning district
▪ Removal of a parking space requires the homeowner to replace the
parking space on site
▪ This provision is waived if within 500 feet of bus services
• Short term rentals allowed with a development impact fee
• Limits occupancy to 5 unrelated people (same as occupancy for a dwelling)
Size allowances43
• The AADU must be no more than 75% of the living area of the house or 800
square feet, whichever is less
Design Requirements
• Entrances for AADU’s must be located on a facade separate from the front
façade.
Financing and Incentives for Affordable ADUs
According to a public perception study by AARP, sixty-six percent of homeowners who
indicated they would not consider building an ADU stated that the cost of modifying their
home or building an additional structure on their property is a primary reason for their
decision. A study of an interior ADU pilot program in Boston found 30% of program
participants, most of whom are median-income wage earners, dropped out due to
difficulties with funding their project.44 While reducing the size of a structure generally
reduces the total cost of development, construction materials, labor and pre-development
costs can quickly drive up the cost of a properly licensed, high quality and legal accessory
dwelling unit. Analysis by City Planning staff and Tulane School of Architecture students
found that, at a typical cost per square foot rate, a 504 square foot tiny house would cost
approximately $65,520 to develop. A widely recognized backyard housing program in Los
Angeles, LA Mas, prices a garage conversion at $100,000 and $115,000 for a new build of
a 347 square foot studio.45
This is an important consideration to achieve the goals of creating housing opportunities
that benefits homeowners and renters. Enterprise Community Partners’ recent study
43

https://www.portland.gov/sites/default/files/2020-09/accessory-dwelling-units_final_signed_031519.pdf
https://docs.google.com/document/d/14DTrBoW2CGSiCclLGGnwhRXujCzVHbVineBlIKPRvHE/edit
45
The Backyard Homes Project. (2022). Retrieved 5 February 2022, from
https://static1.squarespace.com/static/5840c42cf5e2310b848ee53a/t/5e434d21383ee71bf82048e4/1581469015187/L
A-M%C3%A1s_BYHomes_DesignPackage_comp_09.04.19.pdf.
44
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“Overcoming Barriers to Bringing Accessory Dwelling Unit Development to Scale”, cites
financing as a major barrier to low- and moderate-income homeowners building ADUs,
and their study offers some solutions for this challenge. The Enterprise study finds the
lending industry has not created many products that are appropriate for construction of
ADUs and the industry tends to perceive loans for ADUs as risky, due to lack of data on
the value of ADUs in the housing market. Homeowners have the option of taking out
renovation loans or construction loans, but these often have high interest rates. Due to the
fact lenders often do not take an accurate appraisal into account when calculating the value
of ADUs. As a result, it is currently extremely challenging to secure capital that covers the
full cost of building an ADU.
Therefore, to make an ADU program equitable, and bring this housing type to-scale, cities
should be prepared to assist with financing and/or incentive programs to make this a viable
affordable housing solution. There is always a need for more advocacy and public
private/partnerships to ensure the lending industry meets the needs of communities.
However, the public sector can incentivize or assist with ADU development, in exchange
for affordable housing provisions. The following case studies describe financial assistance
and incentive programs other cities have implemented to ensure ADUs are a viable
affordable housing solution.
Best Practices -- Financing and Equitably Bringing ADUs to Scale
San Diego and San Jose, California
San Diego and San Jose, California have commissioned designs for detached ADUs from
local architects, which are made available to the public. Each city communicated their
respective ADU regulations and design standards to local designers who then created full
permit sets of architectural designs, which were pre-approved by the department of
permitting in each respective city. In San Diego, floor plans are provided free of charge,
with basic pre-approved designs that would comply with zoning regulations on a variety
of lot sizes. This allows homeowners to avoid hiring an architect and up to $15,000 in
permitting fees in order to obtain a building permit.46 San Jose partnered with boutique
architecture firms to solicit a range of pre-approved detached ADU designs. These plans
provide more customized designs, but applicants must still purchase plans from the
designers. However, utilizing pre-approved plans reduces the permitting fees for applicants
and speeds up the process substantially. Permitting Data from San Jose and San Diego
indicates that these incentives on the pre-development phase of development have
significantly increased the number of ADUs permitted in each respective City. 47
Year Incentive
Adopted

2015

2019

July of 2020

46

Janser, Cinnamon. San Diego Aims to Spur More Backyard Homes with Free Floor Plans. Next City. Web.
August 4, 2020
47
Ibid.
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ADU Permits Issued
in San Jose

2019

15

414

191

Source: San Diego Aims to Spur More Backyard Homes with Free Floor Plans. Next City. Web.
Affected areas
City Council Motion M-21-435 directs the City Planning Commission to consider adding
Accessory Dwelling Units as a new use to the Comprehensive Zoning Ordinance’s use
tables city-wide, in “appropriate” districts. As this use would be in conjunction with a
primary structure, either a single-family or a two-family residence, the “appropriate”
districts are all zoning districts that permit single-family dwellings. A list of those zoning
districts and a corresponding map are found in Section D of this report.
B.

What is the existing language of the Comprehensive Zoning Ordinance?
Article 8 – Rural Development Districts
***
8.2 Uses
Table 8-1: Permitted and Conditional Uses
Table 8-1: Permitted and Conditional Uses
Use
Use Standards
R-RE
M-MU
RESIDENTIAL USES
[…]
Dwelling,
P
P
Single-Family
Group Home,
Small
P
P
Section 20.3.GG
[…]

***
Article 9 – Historic Core Neighborhoods Residential Districts
***
9.2 Uses

Use

Dwelling,
Single-Family
Dwelling, TwoFamily
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Table 9-1: Permitted and Conditional Uses
District
VCR-1
VCR-2
HMR-1
HMR-2
RESIDENTIAL USES
[…]

HMR-3

P

P

P

P

P

P

P

P

P

P

Use Standards

Section 20.3.Y
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Table 9-1: Permitted and Conditional Uses
District
VCR-1
VCR-2
HMR-1
HMR-2
[…]

Use

HMR-3

Use Standards

***
Article 10 Historic Core Neighborhoods Non-Residential Districts
***
10.2.A Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
VCC1

VCC-2

Dwelling, Single-Family

P

Dwelling, Two-Family

P

USE

VCS

VCS1

P

P

P

P

VCE

VCE1

HMC-1 HMC-2

HMMU

P

P

P

P

P

P

P

P

VCP

USE STANDARDS

RESIDENTIAL USE

Section 20.3.Y

[…]

***
Article 11 – Historic Urban Neighborhood Residential Districts
***
11.2 Uses
Table 11-1: Permitted and Conditional Uses
District
Uses
HU-RS
HU-RD1
HU-RD2
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Dwelling, TwoP
P
Family
[…]

HU-RM1

HU-RM2

P

P

P

P

Use Standards

Section 20.3.W

***
Article 12 – Historic Urban Neighborhoods Non-Residential Districts
***
12.2 Uses
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Table 12-1: Permitted and Conditional Uses
District
Uses
HU-B1A
HU-B1
HU-MU
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Dwelling, TwoP
P
P
Family
[…]

Use Standards

Section 20.3.Y

***
Article 13 – Suburban Neighborhoods Residential Districts
***
13.2 Uses
Table 13-1: Permitted and Conditional Uses
District
Uses
S-RS
S-RD
RESIDENTIAL USES

S-RM1

Use Standards

S-RM2

[…]
Dwelling,
Single-Family
Dwelling, TwoFamily

P

P

P

P

P

P

P

Section
20.3.W

[…]

TABLE 13-1: Permitted and Conditional Uses
USE

DISTRICTS
S-LRS1

S-LRS2

S-LRS3

S-LRD1

S-LRD2

S-LRM1

S-LRM2

P

P

P

P

P

P

P

P

P

P

Use Standards

RESIDENTIAL USE
Dwelling,
SingleFamily

P

Dwelling,
Two-Family

[…]

***
Article 14 – Suburban Neighborhoods Non-Residential Districts
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***
14.2 Uses
TABLE 14-1: Permitted and Conditional Uses
USE

DISTRICTS
S-B1

S-B2

S-LB1

S-LB2

S-LC

S-MU

P

P

P

P

P

P

P

P

S-LM

Use Standards

RESIDENTIAL USE
Dwelling,
SingleFamily
Dwelling,
Two-Family

Section 20.3.Y

[…]

***
Article 15 – Commercial Center & Institutional Campus District
***
15.2 Uses
Table 15-1: Permitted and Conditional Uses
Table 15-1: Permitted and Conditional Uses
USE

C-1

C-2

C-3

MU-1

MU-2

EC

Dwelling, Single-Family

P

P

P

Dwelling, Two-Family

P

P

P

MC

MS

LS

USE STANDARDS

RESIDENTIAL USE

Section 20.3.Y

[…]

***
Article 17 Central Business Districts
***
17.3 Uses
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Table 17-1: Permitted and Conditional Uses
Table 17-1: Permitted and Conditional Uses
USE

CBD-1

CBD-2

CBD-3

CBD-4

CBD-5

CBD-6

Dwelling, Single-Family

P

P

Dwelling, Two-Family

P

P

CBD-7

USE STANDARDS

RESIDENTIAL USE

Section 20.3.Y

***
Article 21 – On-Site Development Standards
21.6 ACCESSORY STRUCTURES AND USES
21.6.A GENERAL APPLICATION
1. All accessory structures and uses are subject to the requirements of this Section and the
permitted encroachment regulations of Section 21.7 below. Additional accessory
structures not regulated in this section may be regulated in Section 21.7.
2. Only those accessory structures permitted by this section or Section 21.7 are allowed
to encroach into required yards.
3. The combined square footage of all detached accessory structures located in the
required rear yard is limited to no more than forty percent (40%) of the required rear
yard area.
4. Only one (1) detached accessory structure is permitted in a required interior side yard.
5. Accessory structures are permitted within the buildable area unless specifically
prohibited by this section. In such cases, the limitation is indicated by language that
states “permitted to locate only in…” or similar language, and a designation of the
permitted yard or yards. When such location restriction is indicated, the yard indicated
includes the area between the principal building wall located parallel to such yard and
the lot line, which will include the minimum required yard area.
6. When detached accessory structures are located within a required yard, structures are
limited to a maximum height of fourteen (14) feet, unless otherwise permitted or
limited by this Ordinance. When detached accessory structures are located within the
permitted buildable area, they are subject to the maximum height of the underlying
zoning district.
7. Detached accessory structures shall be located a minimum of three (3) feet from any
lot line, unless otherwise permitted or limited by this Ordinance. However, in the
Historic Core and Historic Urban Neighborhood Districts, a detached accessory
structure may be built on the interior side or rear lot line provided there is no existing
ZD012/22
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structure on the adjoining lot located on or within three (3) feet of the common interior
side or rear lot lines. The wall of the accessory structure built on a property line shall
meet all standards of the fire code and shall include gutters to drain water away from
the adjoining lot.
8. In the case of a corner lot, when an accessory structure is located in the rear yard and
the rear yard abuts the interior side and/or front yard of a lot, the accessory structure
shall be located three (3) feet from the rear lot line and in addition may not be located
in front of the abutting structure’s front or side building line. In such case, the accessory
structure may encroach into the corner side yard but may not be located in front of the
abutting structure’s front or corner side building line. The front or corner side building
line does not include any architectural features of the front façade. (See Figure 21-2:
Accessory Structure on Corner Lot Setback)
9. No detached accessory structure may be constructed prior to construction of the
principal building to which it is accessory.
10. No detached accessory structure may be used for habitation.
11. Any accessory structure that is no longer in use is considered abandoned and the owner
shall remove the accessory structure. The City may ensure and enforce removal by
means of its existing regulatory authority.
***
21.7 PERMITTED ENCROACHMENTS INTO REQUIRED YARDS
An encroachment is the extension or placement of any attached or detached accessory
structure or architectural feature into a required yard. Unless otherwise permitted or limited
by this section or Section 21.6, permitted encroachments are subject to the general
regulations of Section 21.6.A. Additional restrictions on certain permitted encroachments,
including additional yard requirements and bulk regulations, as well as additional permitted
accessory structures, can be found in Section 21.6 (Accessory Structures and Uses) above
and may be referenced within the following table. Permitted encroachments are found in
Table 21-2: Permitted Encroachments into Required Yards.
Table 21-2 Permitted Encroachments into Required Yards Y= Permitted // N = Not
Permitted
Type of
Encroachment into
Required Yard
Accessibility Ramp
– Subject to
Section 21.6.B
Air Conditioner
Window Unit – No
More than 18” into
any required
setback

Yard
Front Yard, Corner
side Yard

Interior Side Yard

Rear Yard

Y

Y

Y

Y

Y

Y

[…]
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***
ARTICLE 22 OFF-STREET PARKING AND LOADING
***
22.4.A General Requirements

Table 22-1: Off-Street Vehicle and Bicycle Parking Requirements
Use
Minimum Required
Minimum Required Bicycle Spaces
Vehicle Spaces
Required Short-Term
Percentage of LongBicycle Spaces
Term Bicycle Spaces
Adult Use
1 per 300 GFA
Over 10,000sf GFA:
1 per 2,500sf GFA
[…]

***
Article 25 – Nonconformities
***
25.3.G.9 Existing Two-Family Dwellings in the Lake Area Districts
a. Two-family dwellings, where the two-family residential use is the immediate
previous legal use of the structure, shall be permitted to be re-established,
structurally altered, and additional floor area may be added to the structure,
provided that no additional dwelling units shall be permitted.
***
25.4.C Structural Alternations
No structural alterations are permitted for any nonconforming structure, except in the
following situations:
1. When the alteration is required by law or is necessary to restore the structure to a safe
condition upon the order of any official charged with protecting the public safety.
2. When the alteration will result in eliminating the nonconformity.
3. Structures that are legally nonconforming as to height, floor area ratio, yards, lot area
per dwelling unit, or parking may be maintained, structurally altered, or increased in
cubical content, provided such alteration or increase in cubical content does not further
increase the extent of the nonconformity or permit an increase in the number of
dwelling units. Limitations as to cubical content and increase in floor area do not apply
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to existing industrial uses in the Vieux Carré.
25.4.D Additions and Enlargements
Structures which are nonconforming as to height, floor area ratio, yard, lot area, lot width,
lot depth, or parking may be enlarged (i.e., increased in cubical content), provided such
enlargement does not further increase the extent of the nonconformity or permit an increase
in the number of dwelling units. (See Figure 25-1: Permitted Expansions of
Nonconforming Structures)
***
25.4.F Damage or Destruction
1. In the event that any nonconforming structure is damaged or destroyed to the extent
of fifty percent (50%) or more of its replacement value at that time, then the structure
may not be restored or rebuilt unless the structure, including foundation, is made to
conform to all regulations of the zoning district in which it is located.
2. When such a structure is damaged or destroyed to the extent of less than fifty percent
(50%) of the replacement value at that time, it may be repaired and reconstructed
provided that no new nonconformities are created and that the existing degree of
nonconformity is not increased. A building permit shall be obtained for such
rebuilding, restoration, repair, or reconstruction within one (1) year of the date of
damage or destruction, and construction shall be completed within one (1) year of
issuance of the building permit.
3. Nonconforming structures that are in whole or in part destroyed by force majeure or
acts of public enemy may be restored, provided that the restoration is accomplished
with no increase in cubical content, no increase in floor area, no increase in the
number of dwelling units over the building existing immediately prior to damage, and
no intensification of the non-conforming use.
***
Article 26 – Definitions
26.6 DEFINITIONS
Accessory Structure. A structure located on the same lot as, and of a nature and use clearly
incidental and subordinate to, the principal structure, that does not contain habitable space.
Accessory Use. A use that is incidental and subordinate to the principal use of the land or
building that is located on the same lot as the principal use or building, except as otherwise
provided for in this ordinance.
***
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C.

What is the proposed language for amendment?
The Council motion does not provide specific language to complete the amendment;
therefore, the staff recommends changes found in Section D, below.

D.

Does the text amendment adequately answer the problem that is being addressed; if
not, are other modifications necessary?
As demonstrated through staff’s research on ADUs and best practices from a variety of
cities, ADUs have been adopted as a housing solution that can blend with single-family
zoning districts, as well as more densely developed neighborhoods. For example, both
Atlanta and Lexington Massachusetts permit ADUs in single-family zoning districts,
despite distinctly suburban development patterns. Unlike many cities that have adopted
ADU ordinances, there is existing precedent for this housing type in New Orleans’ historic
neighborhoods, and many legally nonconforming ADUs are currently in use as rental
properties in historic urban single-family districts, under Article 21, Section 21.4.A
Number of Principle Buildings on a Lot. Adopting an ADU ordinance would also create a
pathway to bring dozens of existing nonconforming or unpermitted ADUs into compliance.
With the ability to obtain permitting for plumbing and electrical, the City can enforce health
and safety standards as property owners convert existing guest homes, sheds and illegal
secondary dwellings into legal dwellings with full kitchens and bathrooms.
ADU policy should create a low-impact pathway to increasing housing opportunities in
more New Orleans’ neighborhoods, especially in high value neighborhoods close to good
schools, jobs and public investments, and where land for new development is limited.
Additionally, ADUs are an opportunity for homeowners to be a part of housing solutions
in New Orleans, by accommodating renters on their property, while earning rental income
to help cover the cost of maintenance, insurance and rising property taxes. Permitting
detached ADUs in the HU-RS, HU-RD1, and HU-RD2 neighborhoods regardless of
whether a “second principal dwelling” has historically been located on the property, would
increase opportunity for the creation of new housing opportunities in high-opportunity and
high-value neighborhoods.
ADUs can benefit suburban homeowners just as much as those in historic neighborhoods.
The ability to generate rental income would be a benefit to homeowners in these areas, and
it could help increase the residential population while providing space for individuals in
multi-generaltional homes. Additionally, census data indicate suburban areas in New
Orleans have the highest number of people over the age of 65 living in poverty, which is
one of the demographics that would stand to benefit most from expanded permissions for
ADU creation. This factor, in combination with displacement following Hurricane Katrina
could result in future, continued population loss in these areas. Allowing ADUs may create
additional opportunities for multi-generational families to return to these areas.
Omitting these areas from an ADU ordinance would be a significant missed opportunity
for families and homeowners to participate in a mutually beneficial housing solution that
would not drastically change the development pattern or character of residential areas.
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Therefore, staff recommends allowing detached accessory dwelling units, attached
accessory dwelling units (including interior attached ADUs) and conversion of certain
existing accessory structures in all zoning districts where single family homes are permitted
by-right. To ensure ADU feasibility, the staff recommends that ADUs are exempt from lot
area limitations and parking requirements; however, other typical standards applied to
residential development such as permeable open space requirements, would remain.
Considerations to inform appropriate ADU regulations for each ADU type considered
(detached, attached and conversion of accessory structure) are discussed in the next section.
With appropriate design regulations, parking requirements and use standards, staff strongly
believes permitting ADUs in all zoning districts will have net positive impacts. By
permitting accessory dwelling units in all residential neighborhoods, the City would be
taking a step towards eliminating exclusionary single family zoning while creating more
possibilities for accessible, efficient creation of rental units. Further, this policy change is
an opportunity to increase the housing supply across the City with low-cost infill
development that does not alter neighborhood character.
Therefore, the staff recommends ADUs as a permitted by-right use in all zoning districts
that permit single-family dwellings:
VCR-1 – Vieux Carré Residential District
VCR-2 - Vieux Carré Residential District
HMR-1 - Historic Marigny/Tremé/Bywater Residential District
HMR-2 - Historic Marigny/Tremé/Bywater Residential District
HMR-3 – Historic Marigny/Tremé/Bywater Residential District
VCC-1 - Vieux Carré Commercial District
VCC-2 - Vieux Carré Commercial District
VCS - Vieux Carré Service District
VCS-1 - Vieux Carré Service District
HMC-1 - Historic Marigny/Tremé/Bywater Commercial District
HMC-2 - Historic Marigny/Tremé/Bywater Commercial District
HM-MU - Historic Marigny/Tremé/Bywater Mixed-Use District
HU-RS – Historic Urban Single-Family Residential District
HU-RD1 – Historic Urban Two-Family Residential District
HU-RD2 – Historic Urban Two-Family Residential District
HU-RM1 – Historic Urban Multi-Family Residential District
HU-RM2 – Historic Urban Multi-Family Residential District
HU-B1A – Historic Urban Neighborhood Business District
HU-B1 – Historic Urban Neighborhood Business District
HU-MU – Historic Urban Neighborhood Mixed-Use District
S-RS – Suburban Single-Family Residential District
S-RD – Suburban Two-Family Residential District
S-RM1 – Suburban Multi-Family Residential District
S-RM2 – Suburban Multi-Family Residential District
S-LRS1 – Suburban Lakeview Single-Family Residential District
S-LRS2 – Lake Vista and Clake Shore Single-Family Residential District
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S-LRS3 – Lakewood and Country Club Gardens Single-Family Residential District
S-LRD1 – Suburban Lake Vista Two-Family Residential District
S-LRD2 – Suburban Lakewood/Parkview Two-Family Residential District
S-LRM1 – Suburban Lake Area Low-Rise Multi-Family Residential District
S-LRM2 – Suburban Lake Area High-Rise Multi-Family Residential District
S-LB1 – Suburban Lake Area Neighborhood Business District
S-LB2 – Suburban Lake Area Neighborhood Business District
S-LC – Suburban Lake Area General Commercial District
S-MU – Suburban Neighborhood Mixed-Use District
MU-1 – Medium Intensity Mixed-Use District
MU-2 – High Intensity Mixed-Use District
EC – Educational Campus District
CBD-5 – Central Business District Urban Core Neighborhood Lower Intensity Mixed-Use
District
CBD-6 – Central Business District Urban Core Neighborhood Mixed-Use District
R-RE - Rural Residential Estate District
M-MU – Maritime Mixed-Use District

Figure 10. Recommended Zoning Districts to Permit Accessory Dwelling Units

To ensure ADUs create real housing opportunities for long-term residents and avoid
inflation of the ADU rental market, the staff recommends a prohibition on Short Term
Rentals in accessory dwelling units. This could be enforced through LAMA, the City’s
data management and project management system.
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Use Standards and Design Regulations
This section will revisit the best practices in use standards, parking considerations and
design guidelines that are applied to ADUs in other cities that have successfully adopted
this housing type. Second, the section will discuss staff’s recommendations for the use
standards that could lead to successful implementation in New Orleans’ neighborhoods.
The cities studied for best practice research take a variety of approaches to regulating
ADUs. Below is a summary of the ADU regulations applied to the cities staff selected in
this section (Atlanta, Los Angeles, Portland, Seattle, Lexington). Different regulations
have been successfully applied in other cities, which are not accounted for in this summary.
This table is intended to provide guidance on the range of regulatory possibilities that could
be applied to different ADU types, rather than a comprehensive review of strong ADU
regulations.

Summary of Best Practices for ADU Regulations
Low Range

High Range

Additional Considerations

Detached

750 square feet

1,200 square feet

•

Some ordinances prohibit ADUs from
exceeding a certain percent of the
existing structure

Attached

500 square feet

1,000 square feet

•

Some ordinances prohibit Attached
ADUs exceeding 40 percent gross
floor area of the existing dwelling

Maximum Size

Conversion

1,200 square feet

Maximum Height

20 feet

25 feet

•

Some ordinances set a lower standard
if a detached ADU is situated in
required yard

Setbacks

3 feet from property
line

4 feet from property
line

•

IRC Fire Rating Standards require at
least 5 feet between the walls of
unique structure. Louisiana Code
allows 3 feet in historic areas.

Maximum of 25% of
rear yard

•

Most ordinances include ADUs in
open space requirements

Open Space Yard
coverage

Size
Staff recommends a differentiated approach to regulations of ADU size, based on the
zoning designation. In the Historic Core and Historic Urban zoning designations, it is more
appropriate for the ADU to be limited in size to ensure compatibility with the neighborhood
and with the principal structure. Lots in these zoning designations tend to be smaller with
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smaller residential dwellings; therefore, the maximum square footage of the ADU should
reflect these smaller sizes. Non-Historic Core and Historic Urban zoning designations tend
to have lot sizes that are larger with corresponding larger residential primary structures.
Therefore, the staff recommends permitting an ADU to be up to 750 square feet in area in
the Historic Core and Historic Urban zoning designations, and up to 900 square feet in area
in the non-Historic Core and Historic Urban zoning designations. Both a 750 square foot
limitation and a 900 square foot limitation are on the lower range of maximum ADU square
footage found in other municipalities nationwide. Additionally, the Comprehensive Zoning
Ordinance limits detached garages to 900 square feet in area in accordance with Article
21, Section 21.6.P.2.d. Given that a detached garage, which houses one or multiple
vehicles, can have up to 900 square feet of area the staff believes that 900 square feet of
area provides a logical maximum ADU size. Although some municipalities opt for a
percentage of the primary structure’s square footage or a square footage limitation,
whichever is less, the staff finds that utilizing only a square footage limitation is less
onerous and easier to implement, reducing unnecessary barriers for the property owners
wishing to build an ADU, and for the permitting staff who will oversee compliance.
Height
An ADU will be subject to the base zoning district’s height requirements if built in the
buildable area for the respective zoning district. The staff is recommending detached,
attached and conversation ADUs that are located in the required rear yard be limited to 19
feet in height. Detached accessory structures are currently limited to 14 feet in height, in
accordance with Article 21, Section 21.6.A.6 of the Comprehensive Zoning Ordinance.
Height is measured from ground to roof, depending on the type of roof of the structure.
The height includes any requirements for base flood elevation (BFE) which varies
according to the flood risk of the respective property. ADUs will need to comply with BFE
standards, which may, on average, increase the height of the ADU by at least three (3) feet.
Accounting for BFE, the staff is recommending the height of an ADU in a required rear
yard be limited to 19 feet, which allows the actual ADU to be at least 16 feet in height.
This height can accommodate a lofted area and provide more flexibility for the design of
the structure.
Setbacks
An ADU will be subject to the base zoning district’s requirements for setbacks if built in
the buildable area for the respective zoning district. The staff is recommending detached,
attached and conversion ADUs be permitted in the required rear yard but with a three feet
setback from the lot line. The only exception to this recommendation is in the zoning
districts where there isn’t a required rear yard. In this case, the ADU could be built to the
lot line. However, it would need to meet all building code requirements including fire rated
walls. In accordance with Article 21, Section 21.6.A.7, the Comprehensive Zoning
Ordinance allows detached accessory structures located in the Historic Core and Historic
Urban districts to be located on the interior side or rear lot line provided there is no existing
structure on the adjoining lot located on or within three feet of the common interior side or
rear lot lines. The staff does not believe this standard should apply to accessory dwelling

ZD012/22

36

units in zoning districts with a required rear yard. The basis of this regulation allows one
neighbor to essentially claim the rear yard space before another neighbor has an
opportunity. To avoid a “first-come-first-serve” regulation, the staff is recommending a
three-foot setback in all zoning districts where there is a required rear yard.
Staff is recommending a five-foot setback from the primary structure to the detached ADU.
This is the same required setback as detached garages in accordance with Article 21,
Section 21.6.P.2.g. The five-foot setback should help ensure permeable open space and
mitigate fire hazards. Staff is also recommending standards to ensure sufficient access to
the ADU from the front of the lot. This includes a three-feet interior side yard setback along
one side of the main structure along with a regulation that mechanical equipment must be
at least seven feet from the ground.

Permeable Open Space
With the potential addition of an impervious surface, the staff recommends maintaining the
respective permeable open space requirements found in the respective zoning districts. This
percentage is typically 30% and 40% of the entire lot. If an existing eligible property does
not meet the current requirement of 30% permeable open space, it can still have an ADU,
so long as the ADU does not increase the nonconformity. This would most like be in the
form of an attached interior ADU, a conversion ADU or an attached ADU such as a
camelback, where the footprint of the structures doesn’t expand.
Parking
Given their size, ADUs typically are not inhabited by large households, and therefore are
very unlikely to attract households with more than one car. Renters who choose to live in
ADUs are less likely to own a car given their age, income, or lifestyle preferences, relative
to owners of single-family homes. For these reasons, many cities take an “as needed”
approach to parking. Several cities studied in the best practice section do not require
additional off-street parking for ADUs including Atlanta, Portland and Seattle. Lexington,
Massachusetts requires one off-street parking space per ADU in all zoning districts, but
this is a suburban, auto-oriented area with large lots. Cities like New Orleans with high
density, walkable neighborhoods and multimodal transportation access typically do not
require additional parking for ADUs of any kind. Many cities also differentiate standards
for parking based on the size of the ADU or location of the subject property. For example,
Los Angeles requires a legal off-street parking space for any ADU but provides exceptions
to ADUs under 800 square feet and properties within half a mile of a transit stop. Los
Angeles does not require additional parking for its Junior ADUs, which are small interior
ADUs limited to 500 square feet in area. Staff recommends ADUs in New Orleans should
not be coupled with a requirement for an off-street parking space. Requiring an off-street
parking space per ADU will more than likely preclude the development of ADUs on the
majority of lots altogether, especially in the historic districts of the city, which negates the
goal of the Ordinance, to provide housing for long-term residents.
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Lot Area Standards
The staff recommends that ADUs are exempt from lot are per dwelling standards. By
definition, the ADUs are accessory with their own definition and use standards; they would
not fall under the same category as a typical dwelling unit due to the restrictions of their
size and location. Moreover, subjecting ADUs to the lot area per dwelling standards will
ultimately impede the goal of ADUs: creating additional housing units for long term
residents located on underutilized land and property. The setback requirements and the
permeable open space requirements will still be in effect, which will help dictate the size
and location of the ADU.
Other Considerations
The staff has included additional design guidelines for attached and detached ADUs to
ensure they are compatible with the exterior features of the primary structure. These
recommendations should mitigate concern that ADUs will be incongruous with the
surrounding neighborhood. Most ADUs won’t be detectible from the right-of-way. For
those that are, the recommended standards will ensure consistency between the
architectural style of both the primary unit and the accessory dwelling unit. If located in a
full control HDLC district, the ADU will be subject to HDLC review if seen from the rightof-way.
The staff has recommended additional considerations to Article 21, Section 21.6 to ensure
clarity and distinction between detached accessory structures and accessory dwelling units
in addition to recommended amendments to Article 25 that exempt ADUs from regulations
that do not permit the creation of additional dwelling units for properties that would
otherwise be eligible for the creation of an ADU. Although an ADU is not technically a
dwelling unit as defined by the CZO, the staff added language to sections of Article 25
that clarify that an ADU is still permitted under certain circumstances, such as rebuilding
a residence after a force majeure.
The staff’s recommended text modifications are below. Proposed deletions are shown
below in strikethrough text while proposed insertions are shown below with new language
shown in underlined bold text.
The addition of the modification is as follows:
Article 8 – Rural Development Districts
***
8.2 Uses
Table 8-1: Permitted and Conditional Uses
Table 8-1: Permitted and Conditional Uses
Use
Use Standards
R-RE
M-MU
RESIDENTIAL USES
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Table 8-1: Permitted and Conditional Uses
Table 8-1: Permitted and Conditional Uses
Use Standards
R-RE
M-MU
[…]

Use
Dwelling,
Single-Family
Accessory
Dwelling Unit
(ADU)
Group Home,
Small

P

P

P

P

Section 20.3.VVV

P

Section 20.3.GG

P
[…]

***
Article 9 – Historic Core Neighborhoods Residential Districts
***
9.2 Uses
Table 9-1: Permitted and Conditional Uses
District
VCR-1
VCR-2
HMR-1
HMR-2
RESIDENTIAL USES
[…]

Use

Dwelling,
Single-Family
Accessory
Dwelling Unit
(ADU)
Dwelling, TwoFamily

HMR-3

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Use Standards

Section
20.3.VVV
Section 20.3.Y

[…]

***
Article 10 Historic Core Neighborhoods Non-Residential Districts
***
10.2.A Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
VCC1

USE

VCC-2

VCE

VCE1

VCS

VCS1

VCP

HMC-1 HMC-2

HMMU

USE STANDARDS

RESIDENTIAL USE
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Table 10-1: Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
USE

VCC1

VCC-2

VCS

VCS1

Dwelling, Single-Family

P

P

P

Accessory Dwelling Unit (ADU)

P

P

Dwelling, Two-Family

P

P

VCE

VCE1

HMC-1 HMC-2

HMMU

P

P

P

P

P

P

P

P

P

Section 20.3.VVV

P

P

P

P

P

Section 20.3.Y

VCP

USE STANDARDS

[…]

***
Article 11 – Historic Urban Neighborhood Residential Districts
***
11.2 Uses
Table 11-1: Permitted and Conditional Uses
District
Uses
HU-RS
HU-RD1
HU-RD2
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Accessory
Dwelling Unit
P
P
P
(ADU)
Dwelling, TwoP
P
Family
[…]

HU-RM1

HU-RM2

Use Standards

P

P

P

P

Section
20.3.VVV

P

P

Section 20.3.W

***
Article 12 – Historic Urban Neighborhoods Non-Residential Districts
***
12.2 Uses
Table 12-1: Permitted and Conditional Uses
District
Uses
HU-B1A
HU-B1
HU-MU
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Accessory
P
P
P
Dwelling Unit
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Table 12-1: Permitted and Conditional Uses
District
Uses
HU-B1A
HU-B1
HU-MU
(ADU)
Dwelling, TwoFamily

P

P

P

Use Standards

Section 20.3.Y

[…]

***
Article 13 – Suburban Neighborhoods Residential Districts
***
13.2 Uses
Table 13-1: Permitted and Conditional Uses
District
Uses
S-RS
S-RD
RESIDENTIAL USES

S-RM1

Use Standards

S-RM2

[…]
Dwelling,
Single-Family
Accessory
Dwelling Unit
(ADU)
Dwelling, TwoFamily

P

P

P

P

P

P

P

P

Section
20.3.VVV

P

P

P

Section
20.3.W

[…]

TABLE 13-1: Permitted and Conditional Uses
USE

DISTRICTS
S-LRS1

S-LRS2

S-LRS3

S-LRD1

S-LRD2

S-LRM1

S-LRM2

Use Standards

RESIDENTIAL USE
Dwelling,
SingleFamily

P

P

P

P

P

P

P

Accessory
Dwelling
Unit (ADU)

P

P

P

P

P

P

P

P

P

P

P

Dwelling,
Two-Family

Section
20.3.VVV

[…]
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***
Article 14 – Suburban Neighborhoods Non-Residential Districts
***
14.2 Uses
TABLE 14-1: Permitted and Conditional Uses
USE

DISTRICTS
S-B1

S-B2

S-LB1

S-LB2

S-LC

S-MU

S-LM

Use Standards

P

P

P

P

P

P

P

P

Section
20.3.VVV

P

P

P

P

Section 20.3.Y

RESIDENTIAL USE
Dwelling,
SingleFamily
Accessory
Dwelling
Unit (ADU)
Dwelling,
Two-Family

[…]

***
Article 15 – Commercial Center & Institutional Campus District
***
15.2 Uses
Table 15-1: Permitted and Conditional Uses
Table 15-1: Permitted and Conditional Uses
USE

C-1

C-2

C-3

MU-1

MU-2

EC

MC

MS

LS

USE STANDARDS

Dwelling, Single-Family

P

P

P

Accessory Dwelling Unit
(ADU)

P

P

P

Section 20.3.VVV

Dwelling, Two-Family

P

P

P

Section 20.3.Y

RESIDENTIAL USE

[…]
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***
Article 17 Central Business Districts
***
17.3 Uses
Table 17-1: Permitted and Conditional Uses
Table 17-1: Permitted and Conditional Uses
USE

CBD-1

CBD-2

CBD-3

CBD-4

CBD-5

CBD-6

CBD-7

USE STANDARDS

Dwelling, Single-Family

P

P

Accessory Dwelling Unit
(ADU)

P

P

Section 20.3.VVV

Dwelling, Two-Family

P

P

Section 20.3.Y

RESIDENTIAL USE

***
Article 20 – Use Standards
***
20.3.VVV Accessory Dwelling Units (ADUs)
20.3.VVV.1 Accessory Dwelling Units General Standards
1. There are three types of Accessory Dwelling Units (ADUs) which shall be
permitted as an accessory use to a principal structure(s) that is either a singlefamily or a two-family residence:
a. Detached ADUs: Development of a small dwelling behind the front plane
of the principal structure(s).
b. Attached ADUs: Addition of a small dwelling to an existing or proposed
single- or two-family dwelling, which shares an exterior wall with the
principal structure on the same lot of record. An attached ADU may be an
“interior” ADU contained entirely within the building footprint of the
principal structure.
c. Converted existing accessory structures and garages: these existing
accessory structures will not be held to minimum size standards.
Conversions that expand the cubical volume of the existing structure, shall
be limited to 900 square feet in area.
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2. Accessory Dwelling Units shall be exempt from minimum lot area per dwelling
unit regulations.
3. Only one accessory dwelling unit of any kind shall be permitted per lot.
4. ADUs are limited to 750 square feet in gross floor area if located in the Historic
Core or Historic Urban zoning designations. In all other zoning designations,
ADUs are limited to 900 square feet in gross floor area.
a. Conversion of existing accessory structures are limited to a maximum of
900 square feet in gross floor area regardless of zoning designation.
5. All accessory dwelling units shall require a permit issued by the Department of
Safety and Permits, whether for minor renovation, substantial renovation or new
construction. No permit shall be issued to a proposed ADU that does not meet the
New Orleans’ Building Code standards for a legal dwelling.
6. Additional off-street parking shall not be required to permit an accessory dwelling
unit of any kind. An existing required parking space or spaces may not be
eliminated to accommodate an accessory dwelling unit unless it is replaced
elsewhere on the lot or a parking variance is obtained.
7. Any accessory dwelling unit in existence as of the date of this Ordinance that does
not comply with the requirements of this subsection may continue to be used, and
any such accessory dwelling unit may be altered or reconstructed, provided that
the alteration or reconstruction does not create any new or additional
nonconformities. If additional upgrades are necessary and they are over 50% of
the value of the structure, the entire structure will need to meet current ADU use
standards.
8. No accessory dwelling unit shall be used as a short-term rental.
9. Permeable Open Space requirements apply based on the underlying zoning
district’s regulations.
10. There must be at least a three (3) foot wide pathway to access the accessory
dwelling unit from the right-of-way. If mechanical equipment is located in that
pathway, the mechanical equipment shall be at least seven (7) feet from the
ground.
11. No accessory dwelling unit may be constructed prior to construction of the
principal building to which it is accessory.
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12. In the University Area Off-Street Parking Overlay District (Article 18, Section
18.30), on any lot with a dwelling unit already containing 4 bedrooms, an ADU
shall provide one off-street parking space. Waivers of the off-street parking
requirement may be considered by the Board of Zoning Adjustments.
13. Accessory Dwelling units shall not be subject to required rear yard lot coverage
limitations of Section 21.6.A.3.
20.3.VVV.1 Accessory Dwelling Unit, Detached (DADU)
1. Height. A detached accessory dwelling unit shall be limited to nineteen (19) feet in
height if located in the required yard area according to the underlying base zoning
district. No detached accessory unit shall exceed the maximum height of the
underlying zoning district.
2. Yard Regulations
a. Setbacks. Detached accessory dwelling units in required rear yard shall be
located a minimum of three (3) feet from any lot line. If there are no setbacks
in the base zoning district, then the DADU shall not be subject to any setback
requirements.
b. Detached accessory dwelling units shall be located a minimum of five (5) feet
from the principal structure on a lot. The distance is measured from the
exterior walls of the structures.
3. Location. Detached accessory dwelling units shall be permitted to encroach into
the required rear yard but may not encroach into the required interior side or
corner side yard.
4. Exterior Features. Where detached accessory dwelling units are located in the line
of site from the public right-of-way, the exterior features of the DADU seen from
the right-of-way shall be consistent with the architecture and design of the
principal building. Consistency of design includes the use of the same palette of
materials as the principal building, roofing, roof pitch, trim, and colors.
a. Additional HDLC standards may apply in full-control HDLC districts.
20.3.VVV.2 Accessory Dwelling Unit, Attached
1. Height. Where attached ADUs are located within the permitted buildable area,
attached ADUs are subject to the maximum height of the underlying zoning
district. Attached accessory dwelling units shall not exceed 19 feet if encroaching
into the required rear yard area.
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a. Attached accessory dwelling units located above the ground floor must have
exterior egress via exterior steps. Steps leading to entrance must comply
with Article 21, Section 21.6.AA Porches and Steps and Stoops.
2. Setbacks. Attached accessory dwelling units shall be permitted to encroach into
the required rear yard, but shall not encroach into the required interior or corner
side yard. Attached accessory dwelling units shall be located a minimum of three
(3) feet from any lot line, unless located in a zoning district that does not have a
required rear yard.
3. Location. Attached accessory dwelling units must share an exterior wall with the
principal structure, either on the side or rear of the principal structure. Attached
ADUs must have a primary, exterior entrance with its own lock, which is
accessible from the ground floor.
4. Exterior Features. All attached accessory dwelling units shall be consistent with
the architecture and design of the principal building. Consistency of design
includes the use of the same palette of materials as the principal building, roofing,
roof pitch, trim, and colors.
a. No interior ADU shall have an entrance from the front façade in single family
zoning districts. Attached ADUs must have a primary entrance with its own
lock.
b. Additional HDLC standards may apply in full-control HDLC districts.
20.3.VVV.3 Accessory Dwelling Unit, Conversation of Existing Accessory Structure
1. The conversion of an attached garage, detached garage or other existing accessory
structure such as a shed to a dwelling unit shall be permitted.
a. The proposed dwelling shall not exceed 900 square feet of gross floor area.
b. Should the proposed conversion involve an expansion of the existing floor area
or increase in cubic volume of an existing structure, the structure must comply
with standards regulating setbacks, open space requirements and any other
design standards applied to the relevant ADU type described above.
2. ADUs shall not be considered as an Accessory Structure Conversion if the original
accessory structure cannot be rehabilitated to meet the above standards, or if
demolition of the original accessory structure is required.
3. These standards shall apply to legally nonconforming accessory dwelling units.
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4. An existing accessory structure that does not meet the standards for an accessory
dwelling unit and was built after the date of this amendment must be in existence for
at least five years prior to the conversion to an accessory dwelling unit.
***
Article 21 – On-Site Development Standards
21.6 ACCESSORY STRUCTURES AND USES (Refer to section 20.3.VVV for
Accessory Dwelling Unit Use Standards)
21.6.A GENERAL APPLICATION
1. All accessory structures and uses are subject to the requirements of this Section and the
permitted encroachment regulations of Section 21.7 below. Additional accessory
structures not regulated in this section may be regulated in Section 21.7.
2. Only those accessory structures permitted by this section or Section 21.7 are allowed
to encroach into required yards.
3. The combined square footage of all detached accessory structures located in the
required rear yard is limited to no more than forty percent (40%) of the required rear
yard area.
4. Only one (1) detached accessory structure is permitted in a required interior side yard.
5. Accessory structures are permitted within the buildable area unless specifically
prohibited by this section. In such cases, the limitation is indicated by language that
states “permitted to locate only in…” or similar language, and a designation of the
permitted yard or yards. When such location restriction is indicated, the yard indicated
includes the area between the principal building wall located parallel to such yard and
the lot line, which will include the minimum required yard area.
6. When detached accessory structures are located within a required yard, structures are
limited to a maximum height of fourteen (14) feet, unless otherwise permitted or
limited by this Ordinance. When detached accessory structures are located within the
permitted buildable area, they are subject to the maximum height of the underlying
zoning district.
7. Detached accessory structures shall be located a minimum of three (3) feet from any
lot line, unless otherwise permitted or limited by this Ordinance. However, in the
Historic Core and Historic Urban Neighborhood Districts, a detached accessory
structure may be built on the interior side or rear lot line provided there is no existing
structure on the adjoining lot located on or within three (3) feet of the common interior
side or rear lot lines. The wall of the accessory structure built on a property line shall
meet all standards of the fire code and shall include gutters to drain water away from
the adjoining lot.
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8. In the case of a corner lot, when an accessory structure is located in the rear yard and
the rear yard abuts the interior side and/or front yard of a lot, the accessory structure
shall be located three (3) feet from the rear lot line and in addition may not be located
in front of the abutting structure’s front or side building line. In such case, the accessory
structure may encroach into the corner side yard but may not be located in front of the
abutting structure’s front or corner side building line. The front or corner side building
line does not include any architectural features of the front façade. (See Figure 21-2:
Accessory Structure on Corner Lot Setback)
9. No detached accessory structure may be constructed prior to construction of the
principal building to which it is accessory.
10. No detached accessory structure may be used for habitation., unless it is a permitted
accessory dwelling unit (ADU), which is subject to the use standards found in
Section 20.3.VVV.
11. Any accessory structure that is no longer in use is considered abandoned and the owner
shall remove the accessory structure. The City may ensure and enforce removal by
means of its existing regulatory authority.
12. Accessory Dwelling Units (ADUs) are subject to their own use standards found in
Section 20.3.VVV. These standards supersede the on-site development standards
for accessory structures.
***
21.7 PERMITTED ENCROACHMENTS INTO REQUIRED YARDS
An encroachment is the extension or placement of any attached or detached accessory
structure or architectural feature into a required yard. Unless otherwise permitted or limited
by this section or Section 21.6, permitted encroachments are subject to the general
regulations of Section 21.6.A. Additional restrictions on certain permitted encroachments,
including additional yard requirements and bulk regulations, as well as additional permitted
accessory structures, can be found in Section 21.6 (Accessory Structures and Uses) above
and may be referenced within the following table. Permitted encroachments are found in
Table 21-2: Permitted Encroachments into Required Yards.
Table 21-2 Permitted Encroachments into Required Yards Y= Permitted // N = Not
Permitted
Type of
Encroachment into
Required Yard
Accessibility Ramp
– Subject to
Section 21.6.B
Air Conditioner
Window Unit – No
More than 18” into
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Yard
Front Yard, Corner
Side Yard

Interior Side Yard

Rear Yard

Y

Y

Y

Y

Y

Y
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Type of
Encroachment into
Required Yard
any required
setback
Accessory
Dwelling Unit
(ADU) – Subject
to Section
20.3.VVV

Yard
Front Yard, Corner
Side Yard

Interior Side Yard

N

N

Rear Yard

Y

[…]

***
ARTICLE 22 OFF-STREET PARKING AND LOADING
***
22.4.A General Requirements

Table 22-1: Off-Street Vehicle and Bicycle Parking Requirements
Use
Minimum Required
Minimum Required Bicycle Spaces
Vehicle Spaces
Required Short-Term
Percentage of LongBicycle Spaces
Term Bicycle Spaces
Adult Use
1 per 300 GFA
Over 10,000sf GFA:
1 per 2,500sf GFA
Accessory
None
None
Dwelling Units
(ADUs)
[…]

***
Article 25 - Nonconformities
***
25.3.G.9 Existing Two-Family Dwellings in the Lake Area Districts
a. Two-family dwellings, where the two-family residential use is the immediate
previous legal use of the structure, shall be permitted to be re-established,
structurally altered, and additional floor area may be added to the structure,
provided that no additional dwelling units shall be permitted., with the exception
of an accessory dwelling unit.
***
25.4.C Structural Alterations
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No structural alterations are permitted for any nonconforming structure, except in the
following situations:
1. When the alteration is required by law or is necessary to restore the structure to a safe
condition upon the order of any official charged with protecting the public safety.
2. When the alteration will result in eliminating the nonconformity.
3. Structures that are legally nonconforming as to height, floor area ratio, yards, lot area
per dwelling unit, or parking may be maintained, structurally altered, or increased in
cubical content, provided such alteration or increase in cubical content does not further
increase the extent of the nonconformity or permit an increase in the number of
dwelling units., with the exception of an accessory dwelling unit. Limitations as to
cubical content and increase in floor area do not apply to existing industrial uses in the
Vieux Carré.
25.4.D Additions and Enlargements
Structures which are nonconforming as to height, floor area ratio, yard, lot area, lot width,
lot depth, or parking may be enlarged (i.e., increased in cubical content), provided such
enlargement does not further increase the extent of the nonconformity or permit an increase
in the number of dwelling units., with the exception of an accessory dwelling unit. (See
Figure 25-1: Permitted Expansions of Nonconforming Structures)
***
25.4.F Damage or Destruction
1. In the event that any nonconforming structure is damaged or destroyed to the extent of
fifty percent (50%) or more of its replacement value at that time, then the structure may
not be restored or rebuilt unless the structure, including foundation, is made to conform
to all regulations of the zoning district in which it is located.
2. When such a structure is damaged or destroyed to the extent of less than fifty percent
(50%) of the replacement value at that time, it may be repaired and reconstructed
provided that no new nonconformities are created and that the existing degree of
nonconformity is not increased. A building permit shall be obtained for such rebuilding,
restoration, repair, or reconstruction within one (1) year of the date of damage or
destruction, and construction shall be completed within one (1) year of issuance of the
building permit.
3. Nonconforming structures that are in whole or in part destroyed by force majeure or
acts of public enemy may be restored, provided that the restoration is accomplished
with no increase in cubical content, no increase in floor area, no increase in the number
of dwelling units over the building existing immediately prior to damage., with the
exception of an accessory dwelling unit, and no intensification of the non-conforming
use.
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***
Article 26 – Definitions
26.6 DEFINITIONS
Accessory Dwelling Unit (ADU) - A residential dwelling unit that is within, attached
to, or detached to a principal single- or two-family dwelling(s), and that provides
independent living facilities for one or more persons, including provisions for
sleeping, eating, cooking, and sanitation on the same lot of land as the principal
dwelling(s) it accompanies.
Accessory Structure. A structure located on the same lot as, and of a nature and use clearly
incidental and subordinate to, the principal structure, that does not contain habitable space.
unless the accessory structure is defined herein as an accessory dwelling unit.
Accessory Use. A use that is incidental and subordinate to the principal use of the land or
building that is located on the same lot as the principal use or building, except as otherwise
provided for in this ordinance.
***
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 in Article 4, Section 4.2.E (Table 4-1) – Standards for
Zoning Amendments of the Comprehensive Zoning Ordinance. In this section, the staff
evaluates the application using those standards.
The proposed amendment is compatible with the Master Plan and Future Land Use
Map.
This standard is met. The proposal would impact several zoning districts where singlefamily development is permitted. It would therefore impact properties across multiple
districts within the Future Land Use Map (FLUM) of the Master Plan. This
recommendation does not interfere with Mater Plan goals, given that all residential
categories of the Master Plan Future Land Use designations allow for “compatible infill
development,” including the “Residential Single Family Pre-war” and “Residential Single
Family Post War” designations. Staff finds that an accessory dwelling unit, which meets
the yard, height and design standards assigned to this use, is appropriate to consider as
“compatible infill development.” Moreover, the Master Plan FLUM designations do not
technically consider accessory structures. For example, they don’t contemplate carriage
houses, detached garages, sheds, or other common accessory structures found throughout
the New Orleans cityscape.
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In addition to the land use descriptions in Chapter 13, which is the only chapter that has
the City Charter “Force of Law” mandate, Chapter 5: Neighborhoods and Housing,
contains several goals aligned with the implementation of ADUs. The most notable goal is
found in Chapter 5, Section 4.D.7 which is particularly germane to this text amendment.
This section states the City Planning Commission and City Council should “explore zoning
options for second main use dwelling units (or mother-in-law suites) to increase density
with market rate housing units in appropriate neighborhoods.” Mother-in-law suits are
another common name for a ADUs.
Other goals in Chaper 5 relevant to this text amendment are as follows:
•

•

•

•

•
•
•
•
•

•

•

Section 1.A.1 – Use zoning to guide the scale and character of new in fill to fit in
with the character of established residential areas, while accommodating an array of
single- and multi-family housing options to meet the strong need for more housing
units in New Orleans.
Section 2.B - In neighborhoods and areas with increasing market activity, prevent
displacement of existing residents by providing home rehabilitation resources, and
creating new affordable homeownership and rental housing units.
Section 3.A.7 - Explore options to create walkable, mixed-use environments with
appropriately-scaled multi-family housing options in high-frequency housing options
with bus and streetcar services.
Section 3.A.8 - Explore increasing options for density and intensity of residential and
mixed-use development within targeted areas that lie within a 30-minute transit-walk
commute from major job centers, and integrating this strategy with inclusionary
zoning to promote affordability in these transit-accessible areas.
Section 4.A.4 - Create housing policies that build neighborhoods, meet housing needs
for all New Orleanians, and attract private investment.
Section 4.B.6 - Encourage infill development of affordable housing within highopportunity neighborhoods
Section 4.B.10 - Study all zoning barriers to the production of affordable housing and
implement policies to remove these barriers.
Section 4.D.2 - Preserve the diversity of housing types within New Orleans
Neighborhoods (singles, doubles, multi-family, etc.)
Section 4.D.3 - Ensure that neighborhood infill is encouraged and includes
opportunities for small multi-family developments of 3-10 units to promote an array
of housing choices.
Section 4.D.4 - Study historic densities in New Orleans neighborhoods to ensure that
zoning does not prohibit densities that match neighborhood historic fabric. Focus
particularly on ensuring availability of small multi-family rental and ownership
options.
Section 4.D.7 - Explore zoning options for second main use dwelling units (or
mother-in-law suites) to increase density with market rate housing units in
appropriate neighborhoods.

Based on the language in the Master Plan Chapters 5 and 13, the staff believes the proposal
is compatible with the Master Plan and the FLUM categories and that the intention to
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remove zoning barriers that impede the construction of new housing units aligns with the
intent of the Master Plan.
The proposed amendment is compatible with the place designations of this
Ordinance.
This standard is met. The areas proposed to include ADUs would be located in multiple
place designations, all of which contemplate the inclusion of lower-density (and some
higher density) dwelling units, even if the specific zoning district within the place
designation doesn’t currently permit two-family or multi-family dwellings, as outlined in
the Comprehensive Zoning Ordinance. In general, this text amendment would result in the
allowance of one additional housing unit in residential, mixed-use, and some commercial
districts, where the addition of residential housing units is compatible with the specified
place designation.
The proposed amendment promotes the public health, safety and welfare of the City.
This standard is met. In 2019, there was a shortage of 16,706 housing units, according to
HousingNola’s 2021 Annual Report Card. The shortage increased to 29,402 housing units
if accounting for extremely low-income people who live outside of the Orleans Parish but
who commute into New Orleans to work. Smaller housing units, such as studios and onebedroom dwelling units, accounted for half this shortage. Permitting ADUs throughout the
City, and in the neighborhoods closest to jobs, will help fill some of this pressing need.
Therefore, the proposed amendment promotes 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 is to
establish zoning districts which regulate the locations of specified uses, including different
types of residential uses. This request would establish the guidelines for accessory dwelling
units, permitting additional housing in many zoning districts that historically have been
restricted to single- or two-family development, thereby increasing housing opportunities
for renters and homeowners alike. This amendment provides a public benefit which is in
accordance with the Master Plan and the Future Land Use Map (FLUM) designation
descriptions. Even the most restricted Future Land Use Map (FLUM) designations permit
compatible infill development. ADUs provide “gentle” density oftentimes on underutilized
land. The recommended bulk and yard, and design standards ensure this kind of infill
development will be “compatible” with the surrounding neighborhood, typically unseen from
the right-of-way. 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
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requirements, or reflects a change in policy.
This standard is met. The proposed amendment reflects a policy change of more permissive
regulations that permit much-needed additional housing units on land that has
systematically been downzoned over the last several decades, consequentially excluding
many New Orleans’ residents from high-opportunity neighborhoods. Accessory dwelling
units are a common-sense zoning reform that allow for a range of different housing types
that cater to different resident’s needs. This type of “gentle density” will help with the
severe housing shortage in the City by providing housing for long-term renters, family
members, care-takers, elders, students, young professions and many others. 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 generate additional
income through long-term renters, provide a residence for a live-in caretaker, allow elders
to “age-in-place”, and have more housing opportunities for young professionals, young
families or residents who simply want to live closer to their employment. Many of the areas
that CPC staff is recommending permit this new use are in high opportunity neighborhoods
near amenities and resources. This not only helps to foster diversity and create mixed socioeconomic neighborhoods, but also reduces the stigma generally attached to rental housing
units.
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. The Comprehensive Zoning Ordinance currently prohibits accessory
structures from being utilized as dwelling units. However, the city is full of legally
nonconforming accessory structures that were historically used as dwellings. These were
often used as “slave quarters” and these structures can still be used as dwellings. They’re
often located in the wealthiest neighborhoods in New Orleans, which has aided in
maintaining the status quo and exacerbating unequitable housing policy.
The text amendment, in line with the goals of the Master Plan, can help undo some of the
inequities exclusionary zoning policies have created. ADUs will allow property owners
greater flexibility in how they use their property. They can mitigate displacement by
generating additional income through the rental of an ADU, help homeowners rehabilitate,
weatherize and/or retrofit their primary homes, provide flexibility for evolving family
needs, and will provide more rental opportunities during a severe housing shortage and
crisis in New Orleans. Therefore, it is a more workable way to achieve the intent and
purpose of this Ordinance and the Master Plan.
The proposed amendment does not create a significant number of nonconformities.
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This standard is met. The proposed amendment does not subtract any uses. Therefore, the
text amendment would not create any nonconformities.
III.

SUMMARY
The City Council Motion M-21-435 is to consider the addition of accessory dwelling units
(ADUs) throughout New Orleans. The Motion further states the consideration is to increase
housing opportunities citywide for long term residential uses.
Amending the Comprehensive Zoning Ordinance to allow both attached and detached
Accessory Dwelling units across New Orleans could offer important housing solutions for
renters and homeowners. Permitting ADUs could be one of the lowest impact, flexible and
affordable means of increasing housing opportunities that meet a range of needs presented
by New Orleanians: the need for more affordable housing in neighborhoods near jobs and
amenities, the need to live in closer proximity to caregivers or family to get through
difficult life events, and the need to have additional forms of income to access or sustain
homeownership as property values continue to rise. ADUs provide the benefits of a fully
functioning dwelling, but they are by definition accessory, or secondary, to a primary
dwelling to make more efficient use of land and property costs. Visually, ADUs are discrete
or even invisible. In the case of detached ADUs, size limitations and yard requirements
typically work in tandem to ensure ADUs are hidden behind a principal dwelling. Interior
ADUs are typically held to the same height and yard standards as the primary dwelling,
and therefore the “envelope” of a single- or two-family home with an interior ADU would
be indiscernible from a single- or two-family dwelling without an interior ADU.57
Likewise, conversions of accessory structures utilize an existing footprint of an accessory
structure, thereby maintaining the character of the property.
According to the Greater New Orleans Housing Alliance, there was a housing shortage of
nearly 17,000 housing units in 2019, and substantially more if accounting for individuals
who work in New Orleans but live in a neighboring Parish. Further, New Orleans needs to
create nearly 19,000 rental housing units to keep up with demand, annually, particularly in
the 0-1 bedroom rental unit category, which make up over half of the housing shortage.58
One reason New Orleans experiences a housing shortage is due to the restrictive nature of
the current Comprehensive Zoning Ordinance, which permits multi-family development in
only 12% of the City and prohibits accessory structures from being utilized as dwellings,
precluding the development of housing on underutilized land.
The staff recommends permitting ADUs in any zoning district that allows for single-family
residential development. The primary structure may be a single-family residence or a twofamily residence. To ensure ADU feasibility, the staff recommends that ADUs are exempt
from lot area limitations and parking requirements; however, other typical standards

57

Interior ADUs are a type of an Attached ADU.
2022. Housing for All Action Plan - Directing Investment to create an equitable, affordable, and strong New
Orleans. [online] Available at:
<https://fluxconsole.com/files/item/87/133762/2022%20Housing%20For%20All%20Action%20Plan%2002-1922%20FINAL.pdf> [Accessed 3 March 2022].
58
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applied to residential development such as permeable open space requirements, would
remain.
The staff also recommends use standards that limit the height, size and setbacks for ADUs
and several amendments to other articles of the Comprehensive Zoning Ordinance to
ensure clarity and conformity. These recommendations can be found in Section D of this
report.
IV.

PRELIMINARY STAFF RECOMMENDATION
The staff recommends MODIFIED APPROVAL of Zoning Docket 012/22 with the
following zoning text changes. The proposed additions are show in bold underlined text
and the proposed deletions are shown in strikethrough text.
Article 8 – Rural Development Districts
***
8.2 Uses
Table 8-1: Permitted and Conditional Uses
Table 8-1: Permitted and Conditional Uses
Use
Use Standards
R-RE
M-MU
RESIDENTIAL USES
[…]
Dwelling,
P
P
Single-Family
Accessory
Dwelling Unit
P
P
Section 20.3.VVV
(ADU)
Group Home,
Small
P
P
Section 20.3.GG
[…]

***

Article 9 – Historic Core Neighborhoods Residential Districts
***
9.2 Uses

Use

Dwelling,
Single-Family
Accessory
Dwelling Unit
(ADU)
Dwelling, TwoFamily
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Table 9-1: Permitted and Conditional Uses
District
VCR-1
VCR-2
HMR-1
HMR-2
RESIDENTIAL USES
[…]

HMR-3

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Use Standards

Section
20.3.VVV
Section 20.3.Y
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Table 9-1: Permitted and Conditional Uses
District
VCR-1
VCR-2
HMR-1
HMR-2
[…]

Use

HMR-3

Use Standards

***
Article 10 Historic Core Neighborhoods Non-Residential Districts
***
10.2.A Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
Table 10-1: Permitted and Conditional Uses
VCC1

VCC-2

Dwelling, Single-Family

P

Accessory Dwelling Unit (ADU)
Dwelling, Two-Family

USE

VCS

VCS1

P

P

P

P

P

P

VCE

VCE1

HMC-1 HMC-2

HMMU

P

P

P

P

P

P

P

P

P

Section 20.3.VVV

P

P

P

P

P

Section 20.3.Y

VCP

USE STANDARDS

RESIDENTIAL USE

[…]

***
Article 11 – Historic Urban Neighborhood Residential Districts
***
11.2 Uses
Table 11-1: Permitted and Conditional Uses
District
Uses
HU-RS
HU-RD1
HU-RD2
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Accessory
Dwelling Unit
P
P
P
(ADU)
Dwelling, TwoP
P
Family
[…]

HU-RM1

HU-RM2

Use Standards

P

P

P

P

Section
20.3.VVV

P

P

Section 20.3.W

***
Article 12 – Historic Urban Neighborhoods Non-Residential Districts
ZD012/22

57

***
12.2 Uses
Table 12-1: Permitted and Conditional Uses
District
Uses
HU-B1A
HU-B1
HU-MU
RESIDENTIAL USES
[…]
Dwelling, SingleP
P
P
Family
Accessory
Dwelling Unit
P
P
P
(ADU)
Dwelling, TwoP
P
P
Family
[…]

Use Standards

Section 20.3.VVV
Section 20.3.Y

***
Article 13 – Suburban Neighborhoods Residential Districts
***
13.2 Uses
Table 13-1: Permitted and Conditional Uses
District
Uses
S-RS
S-RD
RESIDENTIAL USES

S-RM1

Use Standards

S-RM2

[…]
Dwelling,
Single-Family
Accessory
Dwelling Unit
(ADU)
Dwelling, TwoFamily

P

P

P

P

P

P

P

P

Section
20.3.VVV

P

P

P

Section
20.3.W

[…]

TABLE 13-1: Permitted and Conditional Uses
USE

DISTRICTS
S-LRS1

S-LRS2

S-LRS3

S-LRD1

S-LRD2

S-LRM1

S-LRM2

Use Standards

RESIDENTIAL USE
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Dwelling,
SingleFamily

P

P

P

P

P

P

P

Accessory
Dwelling
Unit (ADU)

P

P

P

P

P

P

P

P

P

P

P

Dwelling,
Two-Family

Section
20.3.VVV

[…]

***
Article 14 – Suburban Neighborhoods Non-Residential Districts
***
14.2 Uses
TABLE 14-1: Permitted and Conditional Uses
USE

DISTRICTS
S-B1

S-B2

S-LB1

S-LB2

S-LC

S-MU

S-LM

Use Standards

P

P

P

P

P

P

P

P

Section
20.3.VVV

P

P

P

P

Section 20.3.Y

RESIDENTIAL USE
Dwelling,
SingleFamily
Accessory
Dwelling
Unit (ADU)
Dwelling,
Two-Family

[…]

***
Article 15 – Commercial Center & Institutional Campus District
***
15.2 Uses

ZD012/22

59

Table 15-1: Permitted and Conditional Uses
Table 15-1: Permitted and Conditional Uses
USE

C-1

C-2

C-3

MU-1

MU-2

EC

MC

MS

LS

USE STANDARDS

Dwelling, Single-Family

P

P

P

Accessory Dwelling Unit
(ADU)

P

P

P

Section 20.3.VVV

Dwelling, Two-Family

P

P

P

Section 20.3.Y

RESIDENTIAL USE

[…]

***
Article 17 Central Business Districts
***
17.3 Uses
Table 17-1: Permitted and Conditional Uses
Table 17-1: Permitted and Conditional Uses
USE

CBD-1

CBD-2

CBD-3

CBD-4

CBD-5

CBD-6

CBD-7

USE STANDARDS

Dwelling, Single-Family

P

P

Accessory Dwelling Unit
(ADU)

P

P

Section 20.3.VVV

Dwelling, Two-Family

P

P

Section 20.3.Y

RESIDENTIAL USE

***
Article 20 – Use Standards
***
20.3.VVV Accessory Dwelling Units (ADUs)
20.3.VVV.1 Accessory Dwelling Units General Standards
1. There are three types of Accessory Dwelling Units (ADUs) which shall be
permitted as an accessory use to a principal structure(s) that is either a singlefamily or a two-family residence:
a. Detached ADUs: Development of a small dwelling behind the front plane
of the principal structure(s).
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b. Attached ADUs: Addition of a small dwelling to an existing or proposed
single- or two-family dwelling, which shares an exterior wall with the
principal structure on the same lot of record. An attached ADU may be an
“interior” ADU contained entirely within the building footprint of the
principal structure.
c. Converted existing accessory structures and garages: these existing
accessory structures will not be held to minimum size standards.
Conversions that expand the cubical volume of the existing structure, shall
be limited to 900 square feet in area.
2. Accessory Dwelling Units shall be exempt from minimum lot area per dwelling
unit regulations.
3. Only one accessory dwelling unit of any kind shall be permitted per lot.
4. ADUs are limited to 750 square feet in gross floor area if located in the Historic
Core or Historic Urban zoning designations. In all other zoning designations,
ADUs are limited to 900 square feet in gross floor area.
a. Conversion of existing accessory structures are limited to a maximum of
900 square feet in gross floor area regardless of zoning designation.
5. All accessory dwelling units shall require a permit issued by the Department of
Safety and Permits, whether for minor renovation, substantial renovation or new
construction. No permit shall be issued to a proposed ADU that does not meet the
New Orleans’ Building Code standards for a legal dwelling.
6. Additional off-street parking shall not be required to permit an accessory dwelling
unit of any kind. An existing required parking space or spaces may not be
eliminated to accommodate an accessory dwelling unit unless it is replaced
elsewhere on the lot, or a parking variance is obtained.
7. Any accessory dwelling unit in existence as of the date of this Ordinance that does
not comply with the requirements of this subsection may continue to be used, and
any such accessory dwelling unit may be altered or reconstructed, provided that
the alteration or reconstruction does not create any new or additional
nonconformities. If additional upgrades are necessary and they are over 50% of
the value of the structure, the entire structure will need to meet current ADU use
standards.
8. No accessory dwelling unit shall be used as a short-term rental.
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9. Permeable Open Space requirements apply based on the underlying zoning
district’s regulations.
10. There must be at least a three (3) foot wide pathway to access the accessory
dwelling unit from the right-of-way. If mechanical equipment is located in that
pathway, the mechanical equipment shall be at least seven (7) feet from the
ground.
11. No accessory dwelling unit may be constructed prior to construction of the
principal building to which it is accessory.
12. In the University Area Off-Street Parking Overlay District (Article 18, Section
18.30), on any lot with a dwelling unit already containing 4 bedrooms, an ADU
shall provide one off-street parking space. Waivers of the off-street parking
requirement may be considered by the Board of Zoning Adjustments.
13. Accessory Dwelling units shall not be subject to required rear yard lot coverage
limitations of Section 21.6.A.3.

20.3.VVV.1 Accessory Dwelling Unit, Detached (DADU)
1. Height. A detached accessory dwelling unit shall be limited to nineteen (19) feet in
height if located in the required yard area according to the underlying base zoning
district. No detached accessory unit shall exceed the maximum height of the
underlying zoning district.
2. Yard Regulations
c. Setbacks. Detached accessory dwelling units in required rear yard shall be
located a minimum of three (3) feet from any lot line. If there are no setbacks
in the base zoning district, then the DADU shall not be subject to any setback
requirements.
d. Detached accessory dwelling units shall be located a minimum of five (5) feet
from the principal structure on a lot. The distance is measured from the
exterior walls of the structures.
3. Location. Detached accessory dwelling units shall be permitted to encroach into
the required rear yard, but may not encroach into the required interior side or
corner side yard.
4. Exterior Features. Where detached accessory dwelling units are located in the line
of site from the public right-of-way, the exterior features of the DADU seen from
the right-of-way shall be consistent with the architecture and design of the
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principal building. Consistency of design includes the use of the same palette of
materials as the principal building, roofing, roof pitch, trim, and colors.
a. Additional standards may apply in Historic District Landmarks Commission
(HDLC) districts.
20.3.VVV.2 Accessory Dwelling Unit, Attached
2. Height. Where attached ADUs are located within the permitted buildable area,
attached ADUs are subject to the maximum height of the underlying zoning
district. Attached accessory dwelling units shall not exceed 19 feet if encroaching
into the required rear yard area.
a. Attached accessory dwelling units located above the ground floor must have
exterior egress via exterior steps. Steps leading to entrance must comply
with Article 21, Section 21.6.AA Porches and Steps and Stoops.
3. Setbacks. Attached accessory dwelling units shall be permitted to encroach into
the required rear yard, but shall not encroach into the required interior or corner
side yard. Attached accessory dwelling units shall be located a minimum of three
(3) feet from any lot line, unless located in a zoning district that does not have a
required rear yard.
4. Location. Attached accessory dwelling units must share an exterior wall with the
principal structure, either on the side or rear of the principal structure. Attached
ADUs must have a primary, exterior entrance with its own lock, which is
accessible from the ground floor.
5. Exterior Features. All attached accessory dwelling units shall be consistent with
the architecture and design of the principal building. Consistency of design
includes the use of the same palette of materials as the principal building, roofing,
roof pitch, trim, and colors.
a. No interior ADU shall have an entrance from the front façade in single family
zoning districts. Attached ADUs must have a primary entrance with its own
lock.
b. Additional standards may apply in Historic District Landmarks Commission
(HDLC) districts.
20.3.VVV.3 Accessory Dwelling Unit, Conversation of Existing Accessory Structure
1. The conversion of an attached garage, detached garage or other existing accessory
structure such as a shed to a dwelling unit shall be permitted.
a. The proposed dwelling shall not exceed 900 square feet of gross floor area.
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b. Should the proposed conversion involve an expansion of the existing floor area
or increase in cubic volume of an existing structure, the structure must comply
with standards regulating setbacks, open space requirements and any other
design standards applied to the relevant ADU type described above.
2. ADUs shall not be considered as an Accessory Structure Conversion if the original
accessory structure cannot be rehabilitated to meet the above standards, or if
demolition of the original accessory structure is required.
3. These standards shall apply to legally nonconforming accessory dwelling units.
4. An existing accessory structure that does not meet the standards for an accessory
dwelling unit and was built after the date of this amendment must be in existence for
at least five years prior to the conversion to an accessory dwelling unit.
***
Article 21 – On-Site Development Standards
21.6 ACCESSORY STRUCTURES AND USES (Refer to section 20.3.VVV for
Accessory Dwelling Unit Use Standards)
21.6.A GENERAL APPLICATION
1. All accessory structures and uses are subject to the requirements of this Section and the
permitted encroachment regulations of Section 21.7 below. Additional accessory
structures not regulated in this section may be regulated in Section 21.7.
2. Only those accessory structures permitted by this section or Section 21.7 are allowed
to encroach into required yards.
3. The combined square footage of all detached accessory structures located in the
required rear yard is limited to no more than forty percent (40%) of the required rear
yard area.
4. Only one (1) detached accessory structure is permitted in a required interior side yard.
5. Accessory structures are permitted within the buildable area unless specifically
prohibited by this section. In such cases, the limitation is indicated by language that
states “permitted to locate only in…” or similar language, and a designation of the
permitted yard or yards. When such location restriction is indicated, the yard indicated
includes the area between the principal building wall located parallel to such yard and
the lot line, which will include the minimum required yard area.
6. When detached accessory structures are located within a required yard, structures are
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limited to a maximum height of fourteen (14) feet, unless otherwise permitted or
limited by this Ordinance. When detached accessory structures are located within the
permitted buildable area, they are subject to the maximum height of the underlying
zoning district.
7. Detached accessory structures shall be located a minimum of three (3) feet from any
lot line, unless otherwise permitted or limited by this Ordinance. However, in the
Historic Core and Historic Urban Neighborhood Districts, a detached accessory
structure may be built on the interior side or rear lot line provided there is no existing
structure on the adjoining lot located on or within three (3) feet of the common interior
side or rear lot lines. The wall of the accessory structure built on a property line shall
meet all standards of the fire code and shall include gutters to drain water away from
the adjoining lot.
8. In the case of a corner lot, when an accessory structure is located in the rear yard and
the rear yard abuts the interior side and/or front yard of a lot, the accessory structure
shall be located three (3) feet from the rear lot line and in addition may not be located
in front of the abutting structure’s front or side building line. In such case, the accessory
structure may encroach into the corner side yard but may not be located in front of the
abutting structure’s front or corner side building line. The front or corner side building
line does not include any architectural features of the front façade. (See Figure 21-2:
Accessory Structure on Corner Lot Setback)
9. No detached accessory structure may be constructed prior to construction of the
principal building to which it is accessory.
10. No detached accessory structure may be used for habitation., unless it is a permitted
accessory dwelling unit (ADU), which is subject to the use standards found in
Section 20.3.VVV.
11. Any accessory structure that is no longer in use is considered abandoned and the owner
shall remove the accessory structure. The City may ensure and enforce removal by
means of its existing regulatory authority.
12. Accessory Dwelling Units (ADUs) are subject to their own use standards found in
Section 20.3.VVV. These standards supersede the on-site development standards
for accessory structures.
***
21.7 PERMITTED ENCROACHMENTS INTO REQUIRED YARDS
An encroachment is the extension or placement of any attached or detached accessory
structure or architectural feature into a required yard. Unless otherwise permitted or limited
by this section or Section 21.6, permitted encroachments are subject to the general
regulations of Section 21.6.A. Additional restrictions on certain permitted encroachments,
including additional yard requirements and bulk regulations, as well as additional permitted
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accessory structures, can be found in Section 21.6 (Accessory Structures and Uses) above
and may be referenced within the following table. Permitted encroachments are found in
Table 21-2: Permitted Encroachments into Required Yards.
Table 21-2 Permitted Encroachments into Required Yards Y= Permitted // N = Not
Permitted
Type of
Encroachment into
Required Yard
Accessibility Ramp
– Subject to
Section 21.6.B
Air Conditioner
Window Unit – No
More than 18” into
any required
setback
Accessory
Dwelling Unit
(ADU) – Subject
to Section
20.3.VVV

Yard
Front Yard, Corner
Side Yard

Interior Side Yard

Rear Yard

Y

Y

Y

Y

Y

Y

N

N

Y

[…]

***
ARTICLE 22 OFF-STREET PARKING AND LOADING
***
22.4.A General Requirements

Table 22-1: Off-Street Vehicle and Bicycle Parking Requirements
Use
Minimum Required
Minimum Required Bicycle Spaces
Vehicle Spaces
Required Short-Term
Percentage of LongBicycle Spaces
Term Bicycle Spaces
Adult Use
1 per 300 GFA
Over 10,000sf GFA:
1 per 2,500sf GFA
Accessory
None
None
Dwelling Units
(ADUs)
[…]

***
Article 25 - Nonconformities
***
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25.3.G.9 Existing Two-Family Dwellings in the Lake Area Districts
a. Two-family dwellings, where the two-family residential use is the immediate
previous legal use of the structure, shall be permitted to be re-established,
structurally altered, and additional floor area may be added to the structure,
provided that no additional dwelling units shall be permitted., with the exception
of an accessory dwelling unit.
***
25.4.C Structural Alterations
No structural alterations are permitted for any nonconforming structure, except in the
following situations:
1. When the alteration is required by law or is necessary to restore the structure to a safe
condition upon the order of any official charged with protecting the public safety.
2. When the alteration will result in eliminating the nonconformity.
3. Structures that are legally nonconforming as to height, floor area ratio, yards, lot area
per dwelling unit, or parking may be maintained, structurally altered, or increased in
cubical content, provided such alteration or increase in cubical content does not further
increase the extent of the nonconformity or permit an increase in the number of
dwelling units., with the exception of an accessory dwelling unit. Limitations as to
cubical content and increase in floor area do not apply to existing industrial uses in the
Vieux Carré.
25.4.D Additions and Enlargements
Structures which are nonconforming as to height, floor area ratio, yard, lot area, lot width,
lot depth, or parking may be enlarged (i.e., increased in cubical content), provided such
enlargement does not further increase the extent of the nonconformity or permit an increase
in the number of dwelling units., with the exception of an accessory dwelling unit. (See
Figure 25-1: Permitted Expansions of Nonconforming Structures)
***
25.4.F Damage or Destruction
1. In the event that any nonconforming structure is damaged or destroyed to the extent of
fifty percent (50%) or more of its replacement value at that time, then the structure may
not be restored or rebuilt unless the structure, including foundation, is made to conform
to all regulations of the zoning district in which it is located.
2. When such a structure is damaged or destroyed to the extent of less than fifty percent
(50%) of the replacement value at that time, it may be repaired and reconstructed
provided that no new nonconformities are created and that the existing degree of

ZD012/22

67

nonconformity is not increased. A building permit shall be obtained for such rebuilding,
restoration, repair, or reconstruction within one (1) year of the date of damage or
destruction, and construction shall be completed within one (1) year of issuance of the
building permit.
3. Nonconforming structures that are in whole or in part destroyed by force majeure or
acts of public enemy may be restored, provided that the restoration is accomplished
with no increase in cubical content, no increase in floor area, no increase in the number
of dwelling units over the building existing immediately prior to damage., with the
exception of an accessory dwelling unit, and no intensification of the non-conforming
use.
***
Article 26 – Definitions
26.6 DEFINITIONS
Accessory Dwelling Unit (ADU) - A residential dwelling unit that is within, attached
to, or detached to a principal single- or two-family dwelling(s), and that provides
independent living facilities for one or more persons, including provisions for
sleeping, eating, cooking, and sanitation on the same lot of land as the principal
dwelling(s) it accompanies.
Accessory Structure. A structure located on the same lot as, and of a nature and use clearly
incidental and subordinate to, the principal structure, that does not contain habitable space.
unless the accessory structure is defined herein as an accessory dwelling unit.
Accessory Use. A use that is incidental and subordinate to the principal use of the land or
building that is located on the same lot as the principal use or building, except as otherwise
provided for in this ordinance.
***
V.

REASONS FOR RECOMMENDATION
1.

The Comprehensive Zoning Ordinance prohibits accessory structures from being
used as a dwelling unit, unless that structure was historically used for residential
purposes. New Orleans historically permitted dwelling units in accessory buildings,
before zoning was introduced into the City. Many of these accessory structures still
operate as residential units today, often in the wealthier neighborhoods in the City.
This text amendment would permit accessory dwelling units throughout much of
New Orleans, helping restore equity to historically disenfranchised neighborhoods.

2.

The recommendations will allow property owners and developers to help rebuild
what has been lost due to systematic downzoning over the past century.
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3.

ADU can help address housing challenges faced at the national and local level, such
as aging in place, increasing access to walkable, amenity-rich communities, and
creating more studio and one-bedroom units.

4.

Modifying lot area requirements and expanding the areas where accessory dwelling
units are permitted will unlock opportunities for more studios, one bedroom, and
two-bedroom units, which can relieve pressure on other parts of the housing market.

5.

ADUs mitigate displacement by providing an opportunity for homeowners to
generate additional income. This income can be used to pay for home repairs,
weatherization, home retrofits, property taxes, and a multitude of other house
expenses that may otherwise force homeowners into less expensive neighborhoods.

6.

ADUs are a needed response to evolving demographic shifts in New Orleans and
throughout the nation. New Orleans’ residents are majority renters and over half of
all households in New Orleans are comprised of just one person.

7.

ADUs respond to multigenerational housing needs. An ADU can house live-in care,
family members caring for elders, young professionals who still live with their
parents, or elders themselves who prefer to downsize and rent their primary unit for
additional income, allowing them to age-in-place. ADUs are a flexible housing
option that that give homeowners and property owners greater control over their
property.

8.

ADUs can alleviate costly personal care expenses. ADUs can house family
members who need additional care, rather than paying for those services through
expensive market services. ADUs can house grandparents who care for their
grandchildren, reducing the need for outside childcare.
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