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PRICE $4,875,000
(formerly $6,850,000)

GBA
+/- 18,749 SF (existing -

significant massing potential
past this figure)

PERMITTED
MASSING

Additional 12 stories / 120 feet SF

SITE SIZE 6,443 SF

BEDROOMS 203 (proposed)

KEYS 98 (proposed)

ZONING CBD-2

121 ROYAL STREET,  NEW ORLEANS,  LA,  70130
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FRENCH QUARTER HOTEL SITE

121 Royal is a 6,443 square foot development site located within a Qualified
Opportunity Zone in the French Quarter of New Orleans. The property contains a
3,378 square foot clear vertical development site, and an 18,000+ square foot
historic hotel building. Despite the enviable French Quarter location, the property
enjoys permissive CBD-2 zoning that allows 12-stories / 120 foot massing, as well as
hotel use as of right.

Permitted hotel site. Almost a $2,000,000 price reduction on purchase price. Strong
hotel re-development platform with use of historic tax credits and opportunity zone
benefits. Significant and impactful changes and developments in immediate
neighborhood. Contact Broker for details.

Plans and full deal room available upon request.
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P E R S P E C T I V E
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R END E R I NG
WAAR DESIGN | W. ANTIN



E L E V A T I ON
WAAR DESIGN | W. ANTIN
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LOCA T I ON

Situated on Royal Street at the entrance to the
French Quarter (attracting over 10 million visitors
per year), the development site is immediately
proximate to the highest demand generator in
the region - world famous Bourbon Street - as
well as notable attractions such as the newly
branded Caesar’s Casino, the newly expanded
Audubon Aquarium, and the newly constructed
Sazerac House, as well as the French Market,
Jackson Square, and 100s of bars, restaurants,
and entertainment venues. 

The Main & Main location is further enhanced by
a favorable zoning district and a tax-advantaged
Qualified Opportunity Zone. The lack of a
comprehensive development plan has prevented
the site from achieving its full potential for
decades, but the current proposal has more than
doubled the site capacity.
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LOCA T I ON
IMMEDIATE VICINITY
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Reported New Orleans Visitation Stats.
Year

Visitors
Visitor Spending

2019
19.75 million

$10 billion
2021

15.73 million
$8.33 billion

2022
17.53 million
$9.1 billion
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At an attractive reset basis, a QOZ Fund can be used to finance approximately $34.5 million ($443,877/key; $214,607/room;
including acquisition costs) to develop the Property into the French Quarter’s first and only apartment-style hotel, with 98
suites and 203 total bedrooms, as well as amenities including two (2) roof decks, pool, balconies, and ground-floor Food &

Beverage options, with a 5-10 year or long term hold.

N E W  O R L E A N S  T O U R I S M
The Economic Driver of the Crescent City
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New Orleans has always been considered a top destination for its historic charm and vibrant music
scene, but there has been a noteworthy boom in the tourism industry over the previous decades.
Since 2009, New Orleans has witnessed a steady rise in both visitors and visitor spending, with each
consecutive year outperforming the last. Through 2022 (the most recent data available), total visitor
count and spending are approaching pre-pandemic levels. Clearly, local tourism demand has
regained momentum and is well on its way to a full recovery. To highlight the strength of the pre-
pandemic hospitality market, we point to the following historical visitor and spending data.
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MSY ENPLANED PASSENGER STATS

 YTD (TO SEP 2023) 2019 2020 2021 2022 2023

ENPLANED PASSENGERS 6,832,401 2,652,301 4,022,587 5,946,283 6,366,640

% CHANGE n/a -61.18% 51.66%     47.82%  7.07% 

REPORTED NEW ORLEANS VISITATION STATS

YEAR VISITORS VISITOR SPENDING

2019 19.75 million  $10 billion  

2021 15.73 million $8.33 billion

2022 17.53 million $9.1 billion

N E W  O R L E A N S  T O U R I S M
On A Steady Rise
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There are numerous factors, particularly the construction of new hotels, contributing to a positive
tourism outlook. In addition to the hotel boom, the unveiling of the new airport terminal, which
debuted in 2019, as well as, the run of major sporting and music events have also influenced the
thriving market. A recent local news report points to post-pandemic visitor data presented by New
Orleans & Company. We have summarized this data below. 

In 2019, the city welcomed 19.75 million visitors, a 6.7% increase in visitors compared to the
previous year. Visitors to New Orleans in 2019 spent $10.05 billion, a 10.3% increase over 2018,
supported by passenger statistics reported by Louis Armstrong N.O. International Airport.

https://www.fox8live.com/2024/01/03/new-orleans-tourism-leader-expects-2023-year-end-data-show-continued-growth/


At an attractive reset basis, a QOZ Fund can be used to finance approximately $34.5 million ($443,877/key; $214,607/room;
including acquisition costs) to develop the Property into the French Quarter’s first and only apartment-style hotel, with 98
suites and 203 total bedrooms, as well as amenities including two (2) roof decks, pool, balconies, and ground-floor Food &

Beverage options, with a 5-10 year or long term hold.

T A X  I N C E N T I V E S
Tax Free Growth | Putting your capital gains to work!
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3 TAX INCENTIVES UNDER FEDERAL IRS OZ REGULATIONS:

 To 12/31/2026

Defer the capital gain
taxes to when you choose
to sell off investment OR
until the last day of  2026,
whichever comes first.

The basis increases to 10%
if held for at least 5 years &
and by an additional + 5% if
held for at least 7 years to
15% of the original gain.

5 Year Hold

If  held for at least 10 years,
tax payer receives  a
permanent exclusion from
capital gains  tax applied to  
asset once  sold. 

10 Year Hold

INTERIM DEFERRAL STEP UP IN BASIS PERMANENT EXCLUSION

The 2017 Investing in Opportunities Act created a unique tax incentive for capital
gains to be re-invested in economically challenged communities across the United
States and US territories – identified as “Opportunity Zones.” As an investor, you
can roll as much or as little of your gain into a qualified Opportunity Zone Fund
and defer the capital gains tax. 



T A X  I N C E N T I V E S
Restoration Tax Abatement | Frozen Property Taxes
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Under normal circumstances, if an owner improves, renovates or adds on to a
building, the assessed value goes up and so do the property taxes. Under the
recently expanded Restoration Tax Abatement Program, the assessed value and
the property assessment can be frozen at the pre-improvement level for five
years, resulting in substantial tax savings. In many parishes, RTA contracts may
be renewed for a second 5-year term.

2025
Land Assessment

$451,000

2025
Building Assessment

$459,000

2025
Property Taxes

$16,603

TAXES WOULD REMAIN AT $16,603.65 FOR AT LEAST 5 YEARS



V A L U A T I ON
2024 Appraised Values

OFFERING MEMORANDUM  |  121 ROYAL STREET

MARKET VALUE CONCLUSIONS DATE  OF VALUE VALUE  CONCLUSION

PROSPECTIVE MARKET VALUE (AS COMPLETE) 2/1/2026 $48,020,000 

PROSPECTIVE MARKET VALUE (AS STABILIZED) 2/1/2027 $54,160,000 

INVESTMENT VALUE CONCLUSIONS 

PROSPECTIVE INVESTMENT VALUE (AS COMPLETE) 2/1/2026 $51,150,000 

PROSPECTIVE INVESTMENT VALUE (AS STABILIZED) 2/1/2027 $57,815,000 

A discounted cash flow analysis yields an “as completed” valuation of $51.15mm.
And, after a projected one-year stabilization period, the DCFA reconciles an “as
stabilized” value of $57.8 million, derived from the quantity and quality of the income
generated, with a debt coverage ratio of 1.25, inclusive of interest and holding cost
during a 24 month development period. 

To review appraisal please contact broker.



U N D E R W R I T I N G  S N A P S H O T
Reside-Wyndham Model | Hotel Component Only @ Only 72 Units
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  Y 1 Y2 Y3 Y4 Y5

P E R F O R M A C E  M E T R I C S 2 0 2 7 2 0 2 8 2 0 2 9 2 0 3 0 2 0 3 1
T o t a l  U n i t s 7 2 7 2 7 2 7 2 7 2
H o t e l  A D R $ 4 5 0  $ 4 6 6  $ 4 8 1  $ 4 9 8  $ 5 1 5  
A v g .  O v e r a l l  O c c . 7 0 % 7 0 % 7 0 % 7 0 % 7 0 %
I m p l i e d  R e v P a r $ 3 1 5  $ 3 2 6  $ 3 3 7  $ 3 4 8  $ 3 6 0  
R E V E N U E          
R e s i d e  H o t e l  R e v e n u e $ 8 , 2 5 2 , 4 6 9  $ 8 , 5 5 8 , 4 7 3  $ 8 , 8 2 3 , 1 7 6  $ 9 , 1 2 3 , 1 6 4  $ 9 , 4 3 3 , 3 5 2  
A n c i l l a r y  R e v e n u e $ 1 3 2 , 0 4 2  $ 1 3 5 , 4 2 3  $ 1 3 8 , 2 2 1  $ 1 4 1 , 4 7 0  $ 1 4 4 , 8 3 2  
T O T A L  R E V E N U E $ 8 , 3 8 4 , 5 1 0  $ 8 , 6 9 3 , 8 9 6  $ 8 , 9 6 1 , 3 9 7  $ 9 , 2 6 4 , 6 3 5  $ 9 , 5 7 8 , 1 8 4  
D I R E C T  C O S T  O F  S A L E S          
S u p p l i e s $ 6 3 , 6 9 3  $ 6 6 , 1 9 7  $ 6 8 , 7 5 8  $ 7 1 , 4 3 9  $ 7 4 , 2 2 5  
U t i l i t i e s $ 1 6 7 , 7 9 8  $ 1 6 9 , 4 7 6  $ 1 7 1 , 1 7 1  $ 1 7 2 , 8 8 2  $ 1 7 4 , 6 1 1  
C r e d i t  C a r d  F e e s $ 1 4 , 6 8 1  $ 1 5 , 2 2 3  $ 1 5 , 6 9 1  $ 1 6 , 2 2 2  $ 1 6 , 7 7 1  
T O T A L  C O S T  O F  S A L E S $ 2 4 6 , 1 7 2  $ 2 5 0 , 8 9 6  $ 2 5 5 , 6 1 9  $ 2 6 0 , 5 4 3  $ 2 6 5 , 6 0 7  
G R O S S  P R O F I T $ 8 , 1 3 8 , 3 3 8  $ 8 , 4 4 3 , 0 0 0  $ 8 , 7 0 5 , 7 7 8  $ 9 , 0 0 4 , 0 9 1  $ 9 , 3 1 2 , 5 7 7  
D I R E C T  O P E X          
S t a f f i n g  E x p e n s e s $ 7 3 9 , 2 9 9  $ 7 6 8 , 6 8 9  $ 7 9 9 , 2 4 6  $ 8 3 1 , 0 2 0  $ 8 6 4 , 0 5 7  
P r o p e r t y  T a x  &  I n s u r a n c e $ 2 3 0 , 0 0 0  $ 2 3 5 , 2 0 0  $ 2 4 0 , 5 1 8  $ 2 4 5 , 9 5 8  $ 2 5 1 , 5 2 1  
T O T A L  D I R E C T  O P E X $ 9 6 9 , 2 9 9  $ 1 , 0 0 3 , 8 8 8  $ 1 , 0 3 9 , 7 6 5  $ 1 , 0 7 6 , 9 7 8  $ 1 , 1 1 5 , 5 7 9  
S G & A  E X P E N S E S          
L i c e n s e s  &  F e e s $ 6 4 , 8 0 0  $ 6 6 , 3 5 5  $ 6 7 , 9 4 8  $ 6 9 , 5 7 8  $ 7 1 , 2 4 8  
R e s i d e / W y n d h a m  F e e s $ 1 , 4 7 9 , 6 5 1  $ 1 , 5 3 1 , 4 7 6  $ 1 , 5 7 6 , 6 9 1  $ 1 , 6 2 7 , 6 6 8  $ 1 , 6 8 0 , 3 5 8  
T O T A L  O P E X $ 2 , 5 1 3 , 7 5 0  $ 2 , 6 0 1 , 7 2 0  $ 2 , 6 8 4 , 4 0 3  $ 2 , 7 7 4 , 2 2 5  $ 2 , 8 6 7 , 1 8 5  
N O I $ 5 , 6 2 4 , 5 8 8  $ 5 , 8 4 1 , 2 8 0  $ 6 , 0 2 1 , 3 7 5  $ 6 , 2 2 9 , 8 6 7  $ 6 , 4 4 5 , 3 9 1  



P R O J E C T  C O S T
ROM Pricing by Woodward Design + Build
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A C Q U I S I T I O N P r e f e r r e d  e q u i t y  r e t u r n e d  v i a  c a s h o u t - r e f i  u p o n  c o m p l e t i o n $ 6 , 8 7 5 , 0 0 0

C O N S T R U C T I O N  C O S T W o o d w a r d  D e s i g n  G r o u p  :  0 1  0 5  2 4  R O M  [ $ 3 9 3  /  S F ] $ 2 9 , 2 2 8 , 8 0 5

C O N T I N G E N C Y 5 %  c o n s t r u c t i o n $ 1 , 4 6 1 , 4 4 0

S O F T  C O S T S I n t e r e s t ,  p r o f e s s i o n a l  f e e s ,  i n s u r a n c e s ,  u t i l i t i e s ,  t a x e s ,  e t c . $ 4 , 0 0 0 , 0 0 0

F F & E $ 3 , 0 0 0 , 0 0 0

T O T A L  P R O J E C T  C O S T $ 4 4 , 5 6 5 , 2 4 5

At an attractive reset basis,  the QOZ Fund can be used to f inance
approximately $44.5 mil l ion ($443,877/key; $214,607/room; including
acquisit ion) to develop the French Quarter’s f irst new, vertical ly
oriented hotel s ince 1970, with a either a 5 or 10 year (or longer) hold,
el iminating gains on gains taxes from the eventual sale. 



G e n e r a l  C o n d i t i o n s $ 3 , 1 6 0 , 3 8 1  

S t r u c t u r a l  D e m o $ 5 4 0 , 0 1 6  

C o n c r e t e $ 5 , 0 4 1 , 6 5 8  

M a s o n r y $ 2 0 0 , 5 3 1  

M e t a l s $ 4 7 6 , 8 4 3  

W o o d s  &  P l a s t i c s $ 9 8 1 , 0 4 8  

T h e r m - M o i s t .  P r o t e c t i o n $ 8 2 2 , 1 9 1  

O p e n i n g s $ 2 , 6 1 5 , 8 7 2  

F i n i s h e s $ 4 , 1 8 3 , 7 8 8  

S p e c i a l t i e s $ 2 1 8 , 3 8 2  

E q u i p m e n t $ 7 3 6 , 3 0 6  

S p e c i a l  C o n s t r u c t i o n  ( P o o l ) $ 2 5 8 , 3 0 3  

C o n v e y i n g  E q u i p m e n t  ( E l e v a t o r ) $ 5 0 3 , 6 9 1  

F i r e  S u p r e s s i o n $ 5 6 6 , 3 8 3  

P l u m b i n g $ 2 , 6 9 2 , 5 8 7  

E l e c t r i c a l $ 2 , 6 9 2 , 5 8 7  

E a r t h w o r k $ 1 , 8 1 2 , 9 4 0  

H o i s t i n g  a n d  L i f t i n g $ 1 , 5 4 8 , 2 4 8  

T O T A L  C O S T S $ 2 9 , 2 2 8 , 8 0 6
p e r  s f $ 3 9 3
p e r  u n i t  ( 9 8 ) $ 2 9 8 , 2 5 3
p e r  b e d r o o m  ( 2 0 3 ) $ 1 4 3 , 9 4 8  

Woodward Design + Build’s ROM
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C O N S T R U C T I O N  C O S T
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P R O P E R T Y  P H O T O S
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P R O P E R T Y  P H O T O S
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P R O P E R T Y  P H O T O S

V I E W  F R O M  T H E  T O P
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H O T E L  R E N D E R I N G S



T H E  F R E N C H  Q U A R T E R

New Orleans has always been considered a top destination for its historic
charm and vibrant music scene, but there has been a noteworthy boom in the
tourism industry over the previous decade. Often called the Crown Jewel of New
Orleans, the French Quarter is one of the country’s most historic neighborhoods.
but you'll find plenty of new mixed in with the old. There’s a reimagined French
Market, modern boutiques and artisan cocktails mix with beloved antique stores
and old restaurants. (Antoine’s. Arnaud’s. Galatoire’s. Brennan’s – the world
would be far less flavorful without you!)

Like the Creole aristocrats lining the galleries of the Historic New Orleans
Collection, the French Quarter is a timeless portrait – especially come dusk
when swallows glide above the fortunetellers on Jackson Square and St.
Louis Cathedral’s butter-crème-colored walls reflect the fiery sunset. Ghost
tours troop past mad Madame LaLaurie’s mansion while neon signs stutter
to life on Bourbon Street where syrupy red Hurricanes, slosh in famed ‘go
cups’– those plastic tumblers responsible for uncountable curbside parties.
Night falls. Horse hooves clop, music throbs and gaslights flicker in a place
full of long-told legends and those waiting to be born.
(www.neworleans.com)

The National Historic Landmark French Quarter is the only remaining intact
French Colonial and Spanish settlement in the United States. It has been a
residential neighborhood since 1718 and has withstood many challenges,
including hurricanes, floods, fires, and war. It is home to  many individual historic
landmarks, including the Ursuline Convent (1752), Cabildo (1795), Old Absinthe
House, Pontalba Buildings, Jackson Square, Madame John's Legacy (1788).
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N E W  O R L E A N S ,  L A

New Orleans is a city celebrated not just for its unique architecture but also for its rich cultural tapestry, vibrant music
scene, and deep historical roots. Known as the birthplace of jazz, the city pulsates with live music, particularly in
districts like Frenchmen Street and the French Quarter, where visitors and locals alike enjoy performances in intimate
clubs and on bustling streets. Major annual events like Mardi Gras and the New Orleans Jazz & Heritage Festival
highlight the city’s festive spirit and draw visitors from around the world.

Economically, New Orleans has experienced a resurgence, with tourism, technology, a robust port economy and
creative industries playing vital roles in its recovery post-Hurricane Katrina. The city's real estate market is equally
diverse, from luxury homes in the Garden District to more affordable housing in up-and-coming neighborhoods like
Bywater and Mid-City. With strict preservation laws protecting its historic districts, New Orleans has maintained its
architectural integrity while fostering a dynamic environment for new development, making it an attractive market for
both homeowners and investors. The combination of cultural richness, historic preservation, and economic revival
makes New Orleans a vibrant and resilient city, full of opportunities.
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