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Developing Housing within a

Neighborhood Context
P W I R A T D e v T e G

Considerations and Observations:
a) Influence of the neighborhood in developing the housing plan.

b) Role of the housing plan on neighborhood revitalization and
maximizing its positive impact.

c) Challenges endured and seeking balanced responses.
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The Iberville/Tremé Choice Neighborhood

Hl NGHBRHOO
NEW ORLEANS

« City and HANO are co-grantees
+ Applied in 2010 Round 1 CNI NOFA

« Awarded $30.5 Million Implementation
Grantin 2011

« HRI Properties, McCormack Baron Salazar, and
Urban Strategies are Implementation Partners

+ Focused on three major components

+  HOUSING (both onsite and offsite)
- PEOPLE

«  NEIGHBORHOOD



I.) The Iberville/Tremé Choice Neighborhood

Iberville/Tremé Choice Neighborhood Boundaries

(1]

The lberville/Tremé Neighborhood
The “Trapezoid” - 1.75 Square Miles




I.) The Iberville/Tremé Choice Neighborhood
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I.) The Iberville/Tremé Choice Neighborhood

Center of New Orleans History

TEMPLE des Sauvaget constuir de T‘orrau X' en

oS \'ve Liawsenes-=22

..... STt st S , : e (I SRR,

terre, revetra deg e e nate de.canne : ?“ss 3 i :
ey e

Couvere de méme, * Y terminé pa b kk

de. P‘(‘lb de 3; P (Lg{unp 18, pouce A D&:&“’;“;“‘s:“h:{ %w‘.

et opd JuPaw: / | 2N maudw at Scu’ } el Al S s Blase.

g’l OIS cremunt, [e y

canes l,unn L

(un. ne Pln 35
u\un ter aus

v ‘-;‘l ;
o : I Lres liut I‘r"'-
e Mm St dindes par .«

2 {a queii\t.'l;l

‘e qui nousa
plll‘vd sruchane
3 s

srerrs

de rerre, Couverte aussy ,it de nare, !

1 © temPfu a 22, pled'.'n dof 7 nguew et i predsdatirg:
< . «

‘hefs dela Nations

. I
g 3 I
loutcs les Cnf) i ‘€ des .Sﬂu\/ngt'b soncde Lg
paretlle Consmites on, etante toutes . 3

|'\undc{, ccffc OY

4

e
“_M N >
e ;-_M_,'
.
’I——

1% Pled‘stdc
diametrc.

<

Jrunes Sauvag v Bararen
P §

>

French & Spanis Settlement

The Lower Mississippi Valley: Indlgenous Americans

Not unlike other cities across the country, the Iberville/Tremé CNI story is predated, yet still influenced,
by several centuries of history specific to this neighborhood



I.) The Iberville/Tremé Choice Neighborhood

The Storyyville District

Storyville — The birthplace of jazz, but also infamous for prostitution and violence.

FUN! FUN! FUN!!

DON'T MISS THE
French Balls|
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G Q€ Blub and

Tewoe MWell-Known Gentlemen

ODD FELLOWS' HALL
SATURDAY NIGHT BE- §
FORE MADRI GRAS AND 2
MADRI GRAS NIGHT/

From The Historic New Orleans Collection
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“Let them all go to the outskirts of town, raise hell, raise a ruckus, and let them do what they want to do.”
[Danny Barker in Craig and Harris 1997]



I.) The Iberville/Tremé Choice Neighborhood
Iberville Housing Project

Architects Drawing for Iberville Low Rent Housing Project

10 FIRMS SUBMIT
BIDS IN IBERVILLE
HOUSING PROJECT

Times Picayune Jan. 10, 1940

IBERVILLE STREET
HOUSING PROJECT
LET FOR 52,933,900

Charlotte .—Company Offers
‘Low Bid; New Orleans
Work Advanced

Times Picayune Jan. 31, 1940




I.) The Iberville/Tremé Choice Neighborhood

Iberville Housing Project

The New Orleans Tribune Nov. 20, 1940
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The Iberville/Tremé Choice Neighborhood

Iberville Housing Project
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I.) The Iberville/Tremé Choice Neighborhood
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Architectural Influence

French Quarter

Iberville Historic BUildihgs
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Il.) Barriers at the Time of CNI Application

Iberville Housing Project

« 23-acre site, containing 821 public housing units that were approximately 50%
occupied but “substandard”

« Adjacent to, but isolated from, the health of the CBD and French Quarter

+ Last “traditional” public housing site remaining in the City



Il.) Barriers at the Time of CNI Application
Lack of Connectivity & Community Isolation

Failed Planning Concepts from the Past:

B | ouisiana Weekly April 23, 2012

 —— ] P

Past Present

Construction of the large elevated expressway not only created a physical barrier
between the community, but also necessitated the demolition of a major commercial,
social, cultural, and recreational corridor



Il.) Barriers at the Time of CNI Application
Failed Planning Practices of the Past: Lack of Connectivity & Community Isolation

Failed Planning Concepts from the Past:

Removal of Iberville Street Grid

Storyville District: Iberville Housing Project:
Historic Continuation of City Street Grid Demolished
Street Grid (Shown in Orange)



Il.) Barriers at the Time of CNI Application
Impact of Hurricane Katrina on the Iberville/Tremé Neighborhood

« August 29, 2005: New Orleans
«  80% of New Orleans is flooded

«  70% of occupied housing is damaged

+  50% of New Orleans population leaves within 12
months

1,557 Lives lost in Louisiana

While the Iberville Housing Project site itself did not flood from Hurricane Katrina, the
majority of the overall Iberville/Tremé Choice Neighborhood was not so lucky.
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Il.) Barriers at the Time of CNI Application

Lack of Economic Opportunities

« |berville/Tremé households in
poverty nears 45%

«  The 2009 national
poverty rate is 14%

+ Compared to a 2009 national
poverty rate of 14%,
Iberville/Tremé

« Unemployment in the
community exceeds 50%

|
A |
_Tract Poverty Rate 2009-13
; k] Less than 10%

AT 10% to 20%
I 0% t‘o 30%
I 0% to30%

- Greater than 40%

Source: Brookings lnsmulron analys:s of Geolytics Nelghborhoad Change Database and American Community Survey data

B Metropolitan Policy Program

at BROOKINGS



Redevelopment of the Iberville Housing Project
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lll.) Redevelopment of the Iberville Housing Project

Iberville Residents’ Ongoing Role
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+  Hosted multiple town hall style meetings with Iberville Residents to engage the community starting early
during preparation of the CNI Application

« Residents elected a seven member group called the Iberville Resident Working Team (IRWT)

+ IRWT Members were paid to work daily with the application team on all aspects of the grant submission

- IRWT participation on the desigh work became the basis for ongoing involvement



lll.) Redevelopment of the Iberville Housing Project

Establishing Stakeholder Planning Principles

- Mixed-income with real market rate, at least 300 public housing replacement units and
also workforce housing

- Re-establish the historic street grid and provide connectivity to adjacent assets (Canal St,
Greenway, FQ)

- Create traditional blocks lined with buildings providing secure perimeters and private
parking in the center of blocks

- Have a meaningful placed-based approach to historic preservation

« Diversity of building types: historic buildings, townhomes, and multifamily buildings (4-
story height limit).

- Create a network of open/green space that respects the existing oak trees




lll.) Redevelopment of the Iberville Housing Project

Reintroduction of Historic Street Grid
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lll.) Redevelopment of the Iberville Housing Project

Planning for Preservation
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Methodic planning allowed for the preservation of 16 historic Iberville buildings

while adhering to the Planning Principles.
This would eventually make way for the creation of a National Register District.



lll.) Redevelopment of the Iberville Housing Project

Building Type Diversity/Height/Density

o
[r—— )
N
. mixed-use
B mutti-family
townhouse
over flats
- townhouse
- historic
Building Type

Building Height

Process involved constant trade-offs between unit density and appropriate building
scale/height given limited site area

I 4story
. 3 story

2 story



lll.) Redevelopment of the Iberville Housing Project

CLAIBORNE AVENUE

Ensiing Commeral

LIRALS TINVO

N. ROBERTSON STREET
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Blocks
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lll.) Redevelopment of the Iberville Housing Project

Discovery of Intact Cemetery Condition

Iberville Ph2 Trenches
Human Remains Delineation

I Negative
| I Positive

| 0

Historic cemetery boundaries extended approximately 2 square blocks beyond its
current perimeter walls



lll.) Redevelopment of the Iberville Housing Project

Master Plan Modifications Following Cemetery Discovery
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Before Discovery After Discovery



lll.) Redevelopment of the Iberville Housing Project

Phasing & Building Typology

PHASING PLAN
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lll.) Redevelopment of the Iberville Housing Project

Advancing Designs




lll.) Redevelopment of the Iberville Housing Project

Exterior Color Selection

FIELD COLOR STUDY FIELD COLOR STUDY
French Quarter and Margny French Quarer and Marigny
Architecture Architecture
B
Black Knight
SW6150 swe1es
Universal Khaki Moderne White
SW 6435 SW6339
Gratitying Green Persimmon
oce4 | swror7
Pure White W Dorian Gray
B - sweros
Flower Pot Hep Green
Baqué Huffman - STUDIO MANNINGARCHITECTS
Architecture | Urban Design | Town Planning )
FIELD COLOR STUDY FIELD COLOR STUDY
French Quarter and Marigny French Quarter and Mangny
Architecture Architecture
|
Chrysanthemum
. SW7068 SW 7002
Grizzle Gray Downy

B
Fine Wine

214570
Cotton Balls

- T

Terra Brun

.
Evergreens.

Baqué Huffman - STUDIO Baqué Huffman - STUDIO

B
Jasper

SW 7008
Extra White

Color’s “harvested” from surrounding neighborhoods



lll.) Redevelopment of the Iberville Housing Project

Iberville Street: Artist Rendering




lll.) Redevelopment of the Iberville Housing Project

Master Plan: Aerial Rendering




lll.) Redevelopment of the Iberville Housing Project

Aerial: October 2013
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lll.) Redevelopment of the Iberville Housing Project

Aerial: September, 2017




lll.) Redevelopment of the Iberville Housing Project

A Revitalized Community: Bienville Basin
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lll.) Redevelopment of the Iberville Housing Project

A Revitalized Community: Bienville Basin




IV.

Off-Site Development
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IV.) Off-Site Development

Diversity of Development Locations
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Strategically spreading Off-Site developments throughout the Iberville/Tremé neighborhood
avoids the concentration of units and widely broadcasts reinvestment momentum



IV.) Off-Site Development

Engaging Local Developers and Non-Profits

Ik Neville Providence

DEVELOPMENT COMMUNITY HOUSING

Sacred Heat at St. Bernard: 53 Units; 13 R.U.

Bienville/N. Roman Homes: 31 Units; 9 R.U.
G.0. Mondy: 35 Units; 32 R.U.

redme“on

RESTORATION & DEVELOPMENT
Iberville Off-Site Phase | & Il: 46 Units; 40 R.U.

Bell Artspace Campus: 79 Units; 19 R.U.
Iberville Off-Site Phase Ill: 30 Units; 28 R.U.




IV.) Off-Site Development

Eliminating Blight & Preservation of Neighborhood History

Historic Rehabilitations - Completed:

BEFORE

3 ; :: Nise ) G.0. Mondy School
S g
o REEy T

M—"-;

Rosa F. Keller (2222 Tulane)
60 Units




IV.) Off-Site Development

Eliminating Blight & Preservation of Neighborhood History

Historic Rehabilitations - Completed:

BEFORE

Marais Apts. (Texaco)
112 Units

Iberville Off-Site




IV.) Off-Site Development

Eliminating Blight & Preservation of Neighborhood History

Historic Rehabilitations - Under Construction:

BEFORE Construction Progress/Proposed

1508 & 1601 Orleans
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Bell Artspace Campus
79 Units

G




IV.) Off-Site Development
Development Tailored to Meet Community Needs & Goals

Promoting Arts & Culture: Housing Opportunities for the Homeless:
Bell Artspace Campus (79 Units) Rosa F, Keller (60 Units)

Housing Opportunities for the Elderly:
1508/1601 Orleans (68 Units) & Marais Apartments (112 Units)



V

Iberville/Tremé: Choice Neighborhood Today
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V.) Iberville/Tremé: Choice Neighborhoods Today

Housing Plan: Progress to Date

CNI Iberville/T 3 -Unit S
\\ “\ ] [ / Total Total
\ \\ 'B Z Onsite HUs RS
\\ J Il k 7 W Iberville Development 682 304
) 0
POR\\® e esnadlunnen|plensnnflonens hessaghunees oI O e oEw B »
a-mmmm!————n—*"ég‘ = 3 e e e "1 ==__,,I,.
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Al P A - A Offsite
% "l 5 ’ A Canal Street Corridor
(3 e o o
: \ __L H 1 i Ll 5 [l Marais Apartments e L
S e+
ol \ "] l = H Lafitte Greenway Corridor
2 \ m[ = | Eastern Adjacent Mixed-Use (Winn Dixie) 120 51
\ Jn Bl = 'L < ! B 1508 + 1601 Orleans Ave. 68 68
U ) O i3 gg xhﬁ
T 4][] = The Tremé
-:: m > S | . Sacred Heart at St. Bernard 53 13
‘- Jl} = = < a I [ Bienville/N. Roman Homes 31 9
: 'y i
L_li i ?}. ' - =y School Sites
i I laiborfe Av LN | Bell School 79 19
Il George O'Mondy School 35 32
‘l‘ E"‘H| L Tulane Avenue Corridor
i = . 2222 Tulane Apartments 60 60
i Rampart S Scattered Infill Development
s dadsr [l HANO/City Scattered Sites 50 50
il . Redmellon Properties (Offsite Phases | and 1) 46 40
1f £ - b [ Redmellon Properties (Offsite Phase Ill) * 30 28
Legend‘ * specific property locations are not displayed
i el Total Offsite 684 437
Iberville Site
- Grand Total 1,366 741

Iberville Revitalization Company, LLC | Concordia, LLC



V.) lberville/Tremé: Choice Neighborhoods Today

Multi-Faceted Development and Revitalization

Choice Neighborhoods Initiative
Areas of Investment

Choice Neighborhoods
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V.) Iberville/Tremé: Choice Neighborhoods Today
Recent Investment Adjacent to the Iberville Site

Completed Projects

$426,700,000

Former Winn
Dixie Site

Under Construction
$256,000,000

Projects in Development
$66,250,000

~ $748,950,000



V.) Iberville/Tremé: Choice Neighborhoods Today

Iberville/Treme Choice Neighborhood Cumulative Investment

§4.2 BILLION DF DEVELOPMENT WITHIN NEWCITY

$95 MILLION IN THE ARTS $1.1 BILLION IN HOUSING $83 MILLION IN EDUCATION $2.8 BILLION IN HEALTHCARE $17 MILLION IN GREENSPACE $36 MILLION IN NEIGHBORHOOD AMENITIES $106 MILLION IN INFRASTRUCTURE

BAYOU TREME CENTER. | s19.2: MiLLion

BETHANY HOME | s5.5 MiLLion

MCDONOGH #42 | s12.2 miwwon

ST MARTIN MANOR SENIOR APTS | 528 iLLion
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TCA HEADSTART CTR | s2.7 MiLuoN
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WICKER SCHOOL | s1.1 MiLLioN

CRAIG ELEMENTARY | 516 MiLLion

TREME COMMUNITY CENTER | sé MuLion

LAFITTE GREENWAY | si.6 HiLLio
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VA HOSPITAL | s1.7 BiLwion

ARMSTRONG PARK | 3.4 MiLLIoN
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MAHALIA' JACKSON' THEATER | 27 miLuion

LAGNIAPPE ACADEMIES

UNIVERSITY MEDICAL CENTER | 1.1 giuion

BIO’DI”ST’RJCT

IBERVILLE REDEVELOPMENT | sé63 MiLLion

LOUISIANA CANCER RESEARCH CENTER | sio2 muuion
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1201 CANAL LUXURY APTS

BIOINNOVATION CENTER | s38 MiLLion

Graphic Credit:

Providence Community Housing

www.providencecommunityhousing.org



V.) lberville/Tremé: Choice Neighborhoods Today

Momentum: Rethlnklng the Clalborne Expressway
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V.) lberville/Tremé: Choice Neighborhoods Today

Momentum: Armstrong Park

® HERITAGE
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V.) Iberville/Tremé: Choice Neighborhoods Today

Momentum: Leveraging Assets & Energy
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VI.

Lessons Learned
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VI.) Lessons Learned

Challenges and Obstacles

1. Defining the Choice Neighborhood Boundaries
*  Producing 821 Replacement Units within mixed-income developments requires a large
neighborhood with ample opportunities for reinvestment and development
* Alarger neighborhood requires consideration and accommodation of additional
stakeholders, interests, and community needs

2. Balancing Historic Rehabilitation vs. New Construction
* Promoting preservation and all of the corresponding community benefits while
acknowledging the real concerns of cost management, required unit density, and schedule
sensitivity

3. Addressing large dilapidated properties to mitigate their negative impact
e Elimination of community burdens and impediments to growth often justifies the
absorption of increased costs, longer schedules, and added project complexity

4. Maximizing progress on the housing plan through facilitating developer participation
e Capitalize on common interests and development efforts to collectively implement the
housing plan

5. Pursuing and fostering public/private partnerships to accomplish ambitious goals
* The obvious scarcity of funding and other assistance necessitates constant consideration of
attracting and maintaining partnerships and investments
*  Thoughtful planning allows for the repeated demonstrations of successful implementation
needed to ensure long-term partnerships



VI.) Lessons Learned

Conclusion

The Iberville/Tremé Neighborhood and the CNI Housing Plan interact via a circular
relationship defined by reciprocal influence and mutual benefit. This continual exchange
is the axis around which revolves any and all Iberville/Tremé CNI successes.

These successes are equally driven by and enjoyed by both the community and the CNI
housing efforts.

U2 IO (0T 1) e R
CHOICE NEIGHBORHOODS
NEW ORLEANS
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