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DESIGN AND DEVELOPMENT PLAN 

 
“Everyone who knows America's Most Unique City understands the character that lives in the soul of our people, the creativity that 
rises from our neutral grounds and the essence that drips from our moss draped oaks to form a canopy of heaven. Now is the time to 
form a united front. Together, we will rebuild New Orleans.” 

- Bring New Orleans Back website 

Inspired by the architectural and cultural heritage of the project site and its adjacency to major city destinations and amenities, 
Claiborne Grove recalls the rich landscape that once characterized North Claiborne Avenue and prioritizes redevelopment of the 
street most critical to the growth and transformation of the neighborhood. The proposal’s central design element is “the Grove,” a 
linear multi-purpose park and urban landscape sited below elevated Interstate 10. Uniting the Grove is a vast canopy lattice 
structure wrapping underneath I-10 and extending along the elevated highway in rhythmic form. Built of locally salvaged wood, 
the canopy captures the armature, materiality, and whimsy of New Orleans’ famed oak trees, its bold form drawing residents and 
visitors alike to a one-of-a-kind urban park space.  

Not just a showy display of architectural prowess, the canopy channels storm water runoff from I-10 through a system of retention 
ponds, planters, and underground catchment basins contained within the landscape of the Grove. Recognizing North Claiborne 
Avenue’s role as a primary connection between the new University Medical Center on Canal Street and the soon to be completed 
Lafitte Greenway, the street is designed to maximize pedestrian and cyclist appeal without sacrificing vehicular accessibility. The 
modestly realigned N. Claiborne Ave takes a more sinuous form to encourage slower driving and provide adjacent residences and 
retail with more generous setbacks from the interstate. At Canal Street and St. Louis Street, the two termini of the Grove, the park 
space opens up to create maximum visibility and invite residents and visitors alike to enter and explore. The canopy, extending 
beyond the structure of I-10, beckons drivers above to investigate the buzz of activity below. 
 
The northern terminus of the canopy park is anchored by Claiborne Community Center, which serves as a hub for healthy living 
along the Lafitte Greenway while functioning as a shared indoor space for the Faubourg Lafitte, Iberville, and Tulane-Graver 
neighborhoods.  Both amenities will catalyze diverse programming within the Grove while driving pedestrian traffic toward locally-
owned stores and restaurants. 
 
The pastel colors and long, linear forms of the site’s new residences pay homage to New Orleans’ classic shotgun homes, thus 
preserving and reimagining the historic urban fabric for contemporary needs. Apartment development is concentrated near the 
Medical Center and along North Claiborne Avenue to cater to medical professionals and young creatives. For-sale condos, 
duplexes and townhomes front the Lafitte Greenway, which offers protected park views and quick access to the interstate. Mixed-
use commercial and biomedical office space, supported by the economic engine across the street, line the intersection of Canal 
Street and North Claiborne Avenue, bringing new employment opportunities to area residents. 
 
In sum, Claiborne Grove addresses the needs and desires of the broader North Claiborne community – a development that 
protects the authenticity of New Orleans culture, supports locally-owned businesses, and provides diverse and inclusive housing 
options.  
 
 
 

 

FINANCIAL PLAN 
 
 
Claiborne Grove’s mix of uses and strategic phasing will mitigate investment risk for the project while creating opportunities to 
adjust the product offering in the event that there are material changes in the economy. Over a 10- year period, the project is 
expected to generate a 9.3% unleveraged IRR and a 21.9% leveraged IRR, assuming conservative debt financing and public 
subsidies generated by a Tax Increment Financing (TIF) district. In total, the project will cost approximately $370 million to 
develop, with approximately 17% of that amount dedicated to public improvements including construction of “the Grove” urban 
park beneath I-10, improved streetscapes in adjacent neighborhoods, and the acquisition of sites for the Museum of Gulf Ecology 
and a Claiborne Community Center. 
 
Comprising 30 acres in total, the development plan includes parcels currently owned by NCNIA (D, E, F, and G), blocks A, B, C, H, I, 
and J, and two adjacent blocks identified as L and M. 
 
All properties will be acquired up front for a sum of $34 million, including assumed values for blocks already purchased by NCNIA. 
This valuation was derived through the use of discounted cash flows, average cap rates for each property type, and market 
comparisons. Owner-occupied homes in “good” condition that contribute to the unique and historic nature of the neighborhood 
will be retained. 
 
PHASE I: Capturing Existing Momentum  
Following property acquisition, the  first phase will capitalize on the momentum created by the University Medical Center via the 
construction of mixed-use properties along Canal Street that contain efficiency apartments, furnished short-term rentals for 
medical professionals, and small business suites with ground floor retail. A Rouses grocery on block B will anchor the initial phase, 
providing residents with access to a familiar local brand and healthy food while driving traffic to surrounding retailers. 

 
PHASE II: Creating a Destination 
Residential development expands along the newly completed urban park known as “the Grove” in phase two, establishing the 
project’s status as a destination neighborhood and completing the connection to the Lafitte Greenway.  Additional rental 
apartments will be built over “artist bays,” 400 sf affordable short term gallery and retail space that will incubate fledgling local 
businesses and activate the Grove. 
 
PHASE III: Connecting to the Quarter 
Higher density elements, including 197 for-sale residences along the Lafitte Greenway and a mid-rise tower on Canal Street 
containing biomedical office space and a 100 room hotel, will be completed in the final phase. This phase also includes a 50-bed 
senior living facility with independent, assisted, and memory care. 
 
Public Financing 
Given the estimated $65 million in public improvements and 14% of residential units designated as affordable and workforce 
housing, Claiborne Grove will require public funding assistance. A TIF district, established along the boundaries of the 
development site, will generate approximately $64 million based on incremental property tax revenues over the next 30 years. Low 
Income Housing Tax Credits (LIHTC) will subsidize the affordable and workforce housing. Over the investment period, the 
conventional construction loan, sized at 65% of the private costs, will be paid down through funds from for-sale residences and a 
long-term permanent loan will be put in place after the project rental stream stabilizes.  
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SITE PLAN
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SITE OVERVIEW, LOOKING SOUTHWEST
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THE GROVE @ CANAL ST. LOOKING NORTHEAST


