
Building Area: (sf)
29,600 sf

Cost per Square Foot: 
$202

Construction Cost
$7,000,000

Date of Completion:
January 2018

Program Summary:
A new headquarters building for a fast growing contractor.

Program Statement:
This new office building, situated in an industrial stretch of New 
Orleans’ Tchoupitoulas street, nimbly responds to its surroundings in 
both scale and context. The building is set back from the neighboring 
properties, providing an expansive entry courtyard and amenity 
space for its occupants. An outdoor covered terrace, tied to the open 
common areas, extends this amenity space and provides occupants 
with opportunities for socialization, while simultaneously providing 
expansive views of the nearby Mississippi River. 

Within, 30,000 square feet provides an open work flow concept with 
minimal offices, multiple small and large conference rooms, and in-
house gym and yoga studios. The large, open work spaces, in 
contrast to the traditional closed-door office layout, provide 
opportunities for the company’s cross-functional teams to work 
across borders in a flexible, collaborative environment. The office 
layout is arranged to support both the client’s program needs and 
office culture, all while taking advantage of ample natural daylight. 
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This new office building, situated in 
the Lower Garden District, is set 
back from the neighboring 
properties, providing an expansive 
entry courtyard and amenity space 
for its occupants.
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Situated in an industrial stretch of 
New Orleans’ Tchoupitoulas street, 
the structure responds to its 
surroundings in both scale and 
context, referencing the area’s 
existing warehouse typology. 

The project, alongside similar new 
development in the area, eyes a 
vibrant resurgence of activity and 
revitalization of community along the 
river. 
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Aesthetically, the project sought to 
respond to the surrounding 
warehouse typology in both material 
and façade articulation. 

The façade takes cues from the 
strong rhythmic patterning of historic 
warehouses, and the openings for 
windows and doors are marked by 
sections of corbled brick, providing 
welcome depth to the façade. 
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While stormwater management has 
become a requirement in New 
Orleans, the project provides more 
than the required amount, as the 
area of Tchoupitoulas St. in front of 
the building is prone to flooding 
during heavy rains. 

Rather than bury underground, the 
stormwater management features 
are celebrated, brought front and 
center, with the main entry 
shepherding employees and visitors 
through a raingarden that handles a 
majority of the site’s stormwater. 

Additional storage capacity is added 
through rain gardens along the 
property lines at Tchoupitoulas and 
Celeste Streets utilizing the setbacks 
that were required by existing 
overhead utility easements.
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The main stair is intended as an 
inviting and encouraging alternative 
to the elevator. Constructed of steel, 
concrete and wood, the materials 
were chosen for their humble origins, 
intended to pay reference to the 
occupants role as a local contractor. 

Branding was integrated throughout 
interior spaces, here via an 
embedded sign, and elsewhere in 
wall graphics showcasing mission 
statement and values.
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Workstations were designed to 
support the workflow and 
collaboration of the project teams. 
While still organized in an “open 
office” layout, the desks are broken 
down into smaller groups consisting 
of a project manager and support 
staff. Each smaller group has their 
own work table, providing a central 
space for informal meetings and 
drawing review all with the intent of 
fostering collaboration between team 
members.
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The main circulation corridors are 
lined with small meeting rooms and 
phone booths that adjoin the open 
offices. These areas allow 
employees to step away from their 
desks, providing space for a private 
phone call, quiet focused work, or 
meetings with subcontractors or 
clients.
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The board room greets employees 
and guests arriving at the second 
floor. The design seeks to convey 
the ethos of the company and 
advance the design aesthetic found 
throughout the building in using 
simple materials elevated by detail 
and craft. The walls are covered with 
the company’s manifesto and a 
mural of the founder. The table was 
custom built using wood salvaged 
from one of their previous projects 
and the light fixture above was 
fabricated from a steel beam. 
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Break areas are consolidated into a 
cohesive, uninterrupted flow, 
providing opportunities for interaction 
for activities outside of work. 
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Break Room
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While the ground floor warehouse 
extends to the property line, the 
second floor steps back, providing 
occupants with an outdoor terrace 
that takes advantage of panoramic 
views of the activity along the 
Mississippi River. 
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Floor Plans



Project Name:
Palmisano Headquarters

Project Location:
New Orleans, LA

Owner/Client:
1730 Tchoupitoulas LLC

Architect(s) of Record:
EskewDumezRipple
365 Canal Street, Ste 3150
New Orleans LA 70130

Project Team:
Steve Dumez, FAIA
Jose Alvarez, AIA, LEED AP
Ian O’Cain, AIA
Jill Traylor-Mayo, NCIDQ

Landscape Architect:
Daly Sublette

Consultants:
Morphy Makofsky, Structural Engineer
Schrenk Endom & Flanagan LLC, Civil Engineers
YKM Consulting, MEP Engineer

General Contractor:
Palmisano Group

Credit Slide

Photographer(s):

Neil Alexander (slides 2, 4-12) A-140.x


	A-140.01
	A-140.02
	A-140.03
	A-140.04
	A-140.05
	A-140.06
	A-140.07
	A-140.08
	A-140.09
	A-140.10
	A-140.11
	A-140.12
	A-140.13
	Slide Number 14

