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stakeholders, professionals and concerned 
citizens with the opportunity to interact with 
Charleston leaders, key DD Team staff, Dutch 
experts, and with each other on the many flood 
risk challenges, needs, opportunities in the City 
and broader SC Lowcountry. The Colloquium 
established the design intentions, parameters and 
goals for July 2019 Design Workshop. In mid-May 
2019, DD Team Leader Dale Morris participated in 
a Historic Charleston Foundation public event on 
the financing of flood protection infrastructure. 

The DD Design Workshop was held July 15–19, 
2019. This report captures the process and output 
of that Workshop, grounded in the rich, detailed 
information gathered from the engagements, 
meetings and research compiled and conducted 
over the previous 12 months. During the 
Workshop, two public Open Houses were 
held, one in West Ashley’s Crosstowne Church 
and one at the Clemson Design Center in the 
Eastside. Two lengthy briefings on Amsterdam’s 
Rainproof program were held, one open to the 
public and one for key City staff and leaders. The 
Workshop encompassed numerous stakeholder 
meetings, including with the Eastside Community 
Development Corporation, homeowner and 
community associations in West Ashley and Johns 
Island, Brittlebank Park users, Medical District 
leaders and users, County and State Government 
staff, land development and homebuilder sectors, 
and the US Army Corps of Engineers. 

Please see appendices for lists of Workshop 
invitees, participants, DD Team, City staff and local 
professionals and experts activated during the 
Workshop.

Workshop Discussion
Broad conversations across a range of issues.
Credit: Marquel Coaxum

Workshop Drawing
Team member draws over a large format map. 
Credit: Marquel Coaxum

Workshop Review
Team members discuss in progress work.
Credit: Marquel Coaxum
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Team Geologist Taking Water Samples

Design Team Site Visit to 
West Ashley Park

Design Team Studying Historic 
Development Models of the City
Credit: Marquel Coaxum

Design Team During Workshop
Waggonner & Ball team member leading discussion. 

Multidisciplinary Team
Designers, engineers, and other experts collaborate to work across disciplines. 
Credit: Marquel Coaxum
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In Spring-Summer 2021, the City of 
Charleston asked the Master of Resilient 
Urban Design Program (MRUD) at the 
Clemson Design Center in Charleston to 
study the same area as the USACE.
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MRUD 3x3x3 alternate process
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CASE STUDIES

LIVING WITH WATER
New Orleans has been at the forefront of storm surge and sea level rise 
for centuries. It especially faces a problem with subsidence, as the city has 
been sinking because of the lack of water permeating into the soil. This case 
study2 looked into how a city could stay resilient and enthusiastic in spite of 
a disastrous history. Some design strategies used were the implementation 
of permeable pavers on pedestrian pathways, adapting transit networks to 
function in events of flooding, and treating water as an asset rather than a 
nuisance. 

RESILIENT BRIDGEPORT
Located in Bridgeport, Connecticut, this case study1 looked at reducing the 
risk of flooding by strengthening the natural habitat. Creating more natural 
methods of managing flooding was crucial in a place that has a 25% chance 
of hurricanes and 42 inches of rain annually. By restoring wetland habitats 
and connecting barrier islands, the city could more easily reduce the risk 
of storm surge and flooding. Several design strategies were considered in 
addition to wetland restoration, including a perimeter levee, raised roads, 
and elevated buildings. 

NEW ORLEANS, LOUISIANABRIDGEPORT, CONNECTICUT

SUPER LEVEES
This case study4 provided a tremendous example in how a significant piece 
of infrastructure can become an interactive space. The Super Levees in Tokyo, 
Japan, have been designed to withstand strong floods and storm surges. 
However, these levees are not standalone from the urban environment; the 
urbanism of the city has been integrated into the super levee structure. This 
means that commercial, residential, and mixed-use buildings are attached 
to the same structure that helps mitigate flooding impacts. In addition, 
many of these super levees contain park spaces that improve the riverside 
environment.

SOUTH BAY SPONGE
Faced with the threat of sea level rise, the South Bay area has looked into 
an integrative vision3 to develop natural systems for collecting, filtering, 
and dispensing excess water. Without a plan, 90 species of animals are 
threatened and 85% of tidal wetlands are expected to disappear. More 
than $10 billion dollars are projected to be lost annually due to sea level 
rise, which threatens the local economy. Some design strategies used were 
to swap developed land for conservation purposes, the introduction of 
green infrastructure, absorptive landscapes, and a protected shoreline park.

TOKYO, JAPANSAN FRANCISCO, CALIFORNIA
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CONCEPTUAL IDEAS
NATUREBASED DESIGN
The first iteration of the Blue Line looked specifically at nature-based solutions 
to mitigate storm surge and sea level rise.

Charleston, SC, has been expanding for centuries: from its early days with 
landfill projects to the modern era with the expansion of the port. Today, 
this expansion into the sea has been halted due to suburban sprawl and 
climactic changes. Faced with the threat of rising sea levels and increased 
storm surges, Charleston must expand again to better prepare it for future 
growth.

TYPOLOGICAL APPROACH
The Blue Line is a multi-concept proposal that seeks to integrate Blue 
Infrastructure around the peninsula. This new infrastructure will be able 
to combat rising seas and storm surges through a nature-inspired design 
approach. In addition to flood walls and levees, this proposal will include 
new typologies inspired directly by things found in nature. These typologies 
will provide flood control as well as a new amenity to recreational areas.

TIDAL POOLS DUNES CORAL PATTERNS INTEGRATING INFRASTRUCTURE
One of the biggest challenges to this project is creating infrastructure that can 
hold back water while allowing for boating access. This typology proposes a 
canal system on the western side of the peninsula to accommodate the ever-
growing market for boats. Under this proposal, the Port will be expanded 
and raised to account for rising sea levels. A system of flood walls will also 
be installed. While the majority of the Blue Line is located along the coast of 
the peninsula, this section is located inland by the neck. This piece will build 
up the earth to create a linear mound that can also function as an interactive 
park.

CONCEPT SECTIONS
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PROJECT PROPOSAL
DESIGN GOALS
The first goal of the Blue Line is to incorporate a healthy balance of natural 
and artificial ways of mitigating storm surge and sea level rise. The main focus 
of the perimeter protection system is a 15’ high Elevated Dune, inspired by 
barrier island sand dunes. Other nature-inspired design practices include a 
Coral Network system, which will allow marsh to migrate into the landscape, 
and Tidal Pools, which will help retain water and reduce subsidence.

LANDSCAPE
The new development will include resilient design strategies such as rain 
gardens, bioswales, green roofs and green walls. These strategies will be 
crucial in the management and usage of water. Both hardscaped and 
softscaped public places are featured prominently throughout the design, 
creating a better system for the environment as well as future residents. 
Pedestrian paths will cut through blocks and create new connections. 

EXPERIENCE
The design includes hierarchy and diversity by prioritizing pedestrian and 
transit networks. All strategies will be interactive to enhance the experience 
of the space. The Elevated Dune will feature a pedestrian path and bike 
lane, in addition to attached Mixed Use buildings. Tidal Pools and the Coral 
Network will become a place of recreation and learning, while the Marsh 
Boardwalks will transform the connection between people and ecology.

AERIAL

COMMUNITY
There is a strong sense of a community in places that are already inhabited 
in the Upper Neck. This design proposal seeks to strengthen that sense and 
develop it further by creating pedestrian-centric developments. In addition 
to the revitalization of Rosemont, two new communities will be built adjacent: 
Holly and Magnolia. These communities will have reliable access to public 
transportation as well as new amenities and spaces to experience. 

PENINSULA SEGMENT FOCUSHOLLY

FOCUSROSEMONT

FOCUSMAGNOLIA
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PROJECT PROPOSAL
HOLLY
Consisting of more than 100 acres, Holly is a new development located 
just north of Rosemont. More than 500 buildings are proposed for this 
development, featuring a variety of Mixed Use, Commercial, and Residential 
areas. The focus point of this area is a commercial corridor that features 
transit stops for the new streetcar system. There are also many parks and 
public spaces featured throughout, which will elevate the experience.

PERSPECTIVETRANSIT ROSEMONT
Rosemont is strong and resilient within the plan for the Blue Line. The design 
proposal addresses many issues that the community faces, including flooding 
and a lack of access to amenities. Within this plan, all housing in Rosemont 
will be elevated to adapt to flooding. Bike lanes will be added in the streets 
to increase mobility options. Pedestrian paths will wind through the perimeter 
of the marsh, creating a new amenity for the residents.

PERSPECTIVEELEVATE
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PROJECT PROPOSAL
MAGNOLIA
Magnolia is a planned community in the Upper Neck that has yet to be 
developed. This proposal seeks to create a new plan with smarter choices 
that will benefit future residents. In addition to multiple transit stops and 
commercial corridors, the new Magnolia will feature hardscaped pedestrian 
spaces, public parks, bike lanes, and paths to break up the grid. The 
centerpiece of this new development will be a new five-story public library.

PERSPECTIVELIBRARY ELEVATED DUNE
The Blue Line is composed mostly of the Elevated Dune typology. To create 
this, a levee system is constructed alongside the riverfront, where it is then 
elevated 15’ above sea level into an integrated system that includes bike 
paths, trails, and trees. The Elevated Dune also includes many tidal gate 
features that allow water to enter the marsh in a controlled manner during 
high tide and storm surges. This system is also fully integrated with tidal pools 
and mixed-use buildings. 

TIDAL POOLS
Tidal pools are formed naturally by the ocean. While commonly found on 
rocky coasts, they can also be found on sandy beaches during low tide. 
These are capable of retaining water and providing an environment for 
birds, coral, and fish. In this typology, Tidal Pools will be capable of allowing 
water to enter the soil, reducing the risk of subsidence. This typology will also 
transform threats from storm surges into an interactive environment for the 
community.

PERSPECTIVEPATH

PERSPECTIVEEXPERIENCE
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ZONING AND CODES
TYPOLOGY
The 2021 Regulating Plan for the Ashley River – Upper Peninsula (ARUP) 
designates four main zoning typologies. Each of these typologies contains 
numerous sub-designations in relation to both low- and high-density planning. 
These four overarching typologies are Commercial (blue), Mixed (purple), 
Public (orange), and Residential (green). The following map highlights 
these new zoning typologies within the overall masterplan. The goal of the 
2021 Regulating Plan is to bring density to an underdeveloped area on the 
Charleston peninsula and to create an equitable, walkable environment for 
its users.

COMMERCIAL CORRIDORS
Commercial zoning corridors will activate spaces and bring people new 
amenities. In conjunction with the Public zoning typology, new pedestrian 
squares and plazas are planned to enhance this experience. There are three 
primary Commercial corridors located within the masterplan. The first will be 
located in central Holly along an East-West axis. These blocks have been 
broken up by former rail lines, which are now pedestrian spaces that will 
enhance the experience of users. The second will be located in Magnolia, 
along Milford Blvd. The third will be located on a North-South axis.

MIXED USE
Mixed-use zoning will allow residents the opportunity to work in the same 
spaces that they live. As per the zoning requirements, the ground floor should 
operate as a commercial space with standard business hours. Any floors 
above should function as residential spaces. There are two linear strips 
of Mixed-use zoning within the Regulating Plan: one in both Holly and 
Magnolia. Mixed-use zones adjacent to the Elevated Dune will be required 
to be designed as a townhouse typology. 

ZONING

Mixed-Use

Conservation

High-Density Residential

Low-Density Residential

Commercial

Public Space

Public Space

Transit Routes

PUBLIC SPACE
Public zoning consists of parks, squares, libraries, schools, and other public 
infrastructure. It is defined as any block that receives a significant portion of 
funding from taxpayer dollars to operate. Due to the nature of the pedestrian 
spaces, many blocks within the Regulating Plan have been broken up into 
different uses to accommodate these spaces. It will be normal to have 
multiple zoning typologies on a single block. 

RESIDENCES
Residential zoning contains the largest variation of sub-designations to 
meet the goals of the Regulating Plan. Low-density Residential zoning 
typologies can be found primarily in Rosemont and surrounding both Holly 
and Magnolia. These are single-family homes, varying in size and form, 
designated to stimulate the growth of communities in the Upper Neck. 
Rosemont has been purposely surrounded with this zoning typology in order 
to integrate new communities within the same urban fabric.

PUBLIC SPACE

AFFORDABLE AND WORKFORCE HOUSING
Within the framework for ARUP is a plan for more affordable housing. 
Affordable, low-income housing units will be used as a way to attract 
people of a diverse economic background to the Upper Neck. Many of the 
housing units adjacent to Rosemont will be affordable housing units. These 
housing units will be kept within the same block in order to promote a role 
of preservation. Currently, there is an alarming amount of vacant land within 
Rosemont, and these new units will help the community grow and preserve 
itself.
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ZONING AND CODES
FORMBASED CODE
Form-based Codes help define the appearance and experience of the built 
environment. While many blocks have been designated for a single use (I.e. 
High-density Residential), there exists a buy-in program to convert use types 
from Residential to Mixed-use, should all residents within a block agree to 
create it. 

As per the form-based codes, housing in Rosemont will be required to be 
elevated. This will be paid for without private funding, using an added 
tax generated from the commercial corridors. The six blocks adjacent to 
Rosemont in the south will be affordable housing units for families.

BUILDING HEIGHT
Differentiating from the Upper Peninsula Initiative, where buildings are allowed 
to max out at twelve stories, the floor limit in ARUP for a single-use type is 
six stories. Most high-density residential blocks will be built at three or four 
stories, with tax incentives to build higher should the developer create more 
amenities on the block. Commercial zoning types will be required to have 
on-street parking as well as an inviting storefront. High-density Residential 
zoning exists within much of Holly and Magnolia. It represents the backbone 
of community development with a diverse variety of sub-designations for 
multi-family housing, student housing, townhomes, and affordable housing 
for teachers.

RESILIENCY REQUIREMENTS
Low-density Residential zones will be required to implement Rain Gardens 
and other nature-based solutions to capture and recycle water. Within 
Rosemont, there will be tax incentives offered to residents to adopt these 
more resilient practices. High-density Residential zones must be built with 
Green Roofs. Mixed-use zoning types alongside the Elevated Dune will 
be required to be of a townhouse typology with a pitched roof. They must 
also provide exterior pedestrian access to and from the Elevated Dune. 
Hardscaped pedestrian spaces within the Public zoning typology will 
be constructed with a built-in stormwater system to filter water before it is 
released back into the river.

BUILDING HEIGHT

60’

30’

50’

40’

DEVELOPMENT
There are three developments located within the ARUP area: Holly, Rosemont, 
and Magnolia. Within each of these developments are numerous smaller 
district types, as seen on the following map. There also exists special districts 
devoted to Conservation in the marsh, where development is not allowed 
outside of smaller recreational structures constructed and maintained by the 
city. In addition, there are also overlapping District Overlays pertaining to 
amenities and recreation.

DISTRICTS
Holly contains six district overlays: one Mixed-use, one Commercial, 
and four Residential. The Residential zones are further divided into two 
each of both High-density and Low-density Residential. The Low-density 
Residential districts in Holly give local parking a higher priority at the parks. 
The Commercial district overlay prefers small businesses, giving tax credits 
for locally-owned stores. Rosemont contains two district overlays: one for 
Residential and another for Conservation in the surrounding marsh. 

DISTRICTS
Magnolia contains nine district overlays: one Mixed-use, one Conservation, 
two for Commercial, three for High-density Residential, and two for Low-
density Residential. The residential districts in this development encourage 
biking, giving tax credits to locals that bring their bikes in to local shops to 
be serviced. The centrally-located High-density Residential zone prioritizes 
education, increasing the budget by 25% and giving free access to the 
Library for its residents.

DISTRICT OVERLAYS

District



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Ray Byrd

27 DESIGNING WITH WATERDESIGNING WITH WATER 26

SE
CT

IO
N

 1

STREETSCAPES
HOLLY AVE.TRANSIT

The variety of mobility options within the new development also creates 
many new typologies in terms of streetscapes. Each street within each 
development is different and responds to a number of different conditions. 
Commercial corridors will have more transit-oriented streets with the new 
streetcar system. Many of these transit streets are also tiered transit streets, 
meaning the streetcar network will share the road with other motor vehicles 
in a safe, secure manner. 

BICYCLE LANES
The vast majority of streets in this proposal include infrastructure for bicycles. 
This not only improves the mobility of residents and visitors, but also their 
health and well-being. It is possible to bike from the edge of Magnolia to the 
edge of Holly. The Elevated Dune perimeter protection system also includes 
infrastructure for bicycles. 

Bus stop Transit + Travel 
lane

Parking laneTravel lane Travel laneBike lane Bike lane Transit + Travel 
lane

PETTY ST.SIDEWALKS
Sidewalks range in width from 10’ at the shortest to 20’ at the largest. This 
range is actually included within a hierarchical system that favors larger 
sidewalks for spaces with public amenities. Commercially-zoned lots will 
find a great benefit in having larger sidewalks, which promotes the use of 
outdoor spaces.

PEDESTRIAN PATHS
Pedestrian paths provide the best experience for residents and visitors to 
the new development. While some of these paths exist alongside the street 
network, most of them cut through it; creating new avenues and side alleys 
that are accessible only to pedestrians. This enhances the experience of the 
space and allows for many new opportunities to explore. These paths are 
based on connections within the development and also historical railroad 
lines overlaid onto the street network. These paths will be either hardscaped 
or softscaped, depending on the context.

Transit lane Transit lane Parking laneParking lane Travel lane Travel lane
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STREETSCAPES
AUSTIN AVE.TRAVEL LANES

While pedestrian-friendly infrastructure is important, it is also important to 
ensure that the new development is still accessible by motor vehicles. No 
street within the new development will have a maximum speed higher than 
35 mph. Some streets will also not allow for motor vehicles to pass each 
other. These proposals allow for the streets to be drivable in a safe manner.

CURB EXTENSIONS
Streetside parking exists along much of the commercial corridor. However, 
in order to reduce the risk of accidents, curb extensions are planned for the 
edge of the sidewalk. These extend 10’ from the edge of the sidewalk to 
shorten the travel distance to the other side of the street. Curb extensions also 
act as a visual marker for drivers to slow down. This typology also helps give 
hierarchy to the pedestrian.

Bike lane Bike laneTravel lane Travel lane

URBAN FURNITURE
Included on each street will be many different types of urban furniture, such 
as lamp posts, bike stops, and benches. These amenities remove the hostile 
element of a blank slate and allow the space to be populated with a more 
pedestrian-friendly environment. Covered benches will also be included at 
each of the transit stops, which will provide the maximum amount of comfort 
to riders.

MILFORD ST.

Bus stop Parking laneTransit + Travel 
lane

Transit + Travel 
lane
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BROWNFIELDS AND GREENFIELDS
ENVIRONMENTAL CLEANUP
There are a total of 40 sites within the study area that are currently being 
monitored by the Environmental Protection Agency8. The high concentration 
of sites is mostly due the former industrial areas and phosphate mining 
operations. 23 of these sites have been designated as containing hazardous 
waste and another 10 have air monitoring sites. 6 have contamination 
severe enough to require environmental remediation. There is 1 wastewater 
discharge site that empties into the wetlands.

INDUSTRIAL POLLUTION
This area has been home to many industrial uses. According to the Post and 
Courier, more than $100 million dollars has been spent by both Federal 
and State agencies to clean up centuries of hazardous materials9. Some of 
the hazardous materials include Arsenic, Dioxin, Pentachlorophenol (PCP), 
Creosote, and Lead; all of which are byproducts of Fertilizer and Phosphate 
production. These contaminants are not only found in the soil, but have also 
leaked into the groundwater. 

MAGNOLIA DEVELOPMENT IN 2021 FAUNA
There are hundreds of bird, mammal, amphibian, and fish species native 
to the Charleston area. These species are not exclusive to the study area. 
According to local birdwatchers there have been 146 individual species 
observed in the Neck area10. The Charleston Waterkeeper organization 
reports that the estuary habitat supports 250 species of birds, 570 species of 
fish, and 67 species of mammals11.

FLORA
Tree cover in this area of the peninsula is abundant, particularly at the 
northern border. These trees are mostly Southern Live Oak, Crape-Myrtle, 
and Sabal Palmetto, which comprise 64% of all tree species on the peninsula. 
According to the Clemson Yards Plant Database, there are 262 species of 
plants and flowers located within the coastal zone of Charleston. Some of 
the most common species of plants and trees are Inkberry, Indian Grass, 
Coral Honeysuckle, Loblolly Pine, and Eastern Red Cedar12.

SEGMENT AREA



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Ray Byrd



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Ray Byrd



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Ray Byrd



Presentation by B.D. Wortham-Galvin, 
MRUD Program, Clemson University. 
Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



The Walk To the Sea Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.



Presentation by B.D. Wortham-Galvin, MRUD Program, Clemson University. Graphics courtesy of Courtney Wolff.

55 DESIGNING WITH WATERDESIGNING WITH WATER 54

SE
CT

IO
N

 2

Conservation Sectors Urban Growth Sectors

Sector Preserve Open 
Space

Reserve Open 
Space

Protected 
Growth

Intended Growth

Retrofit InfillGeneral 
Urban

Urban 
Center

Urban 
Core

Civic 
Space

Level of 
Urbanization None None Medium Medium Medium-

High High x Existing Existing

Ground 
Elevation x Priority of under 

12’ 6’-12’ 12’ and over Below 12’ Over 12’

Goals

Preserve  
undeveloped 

land as 
undeveloped. 

May transfer to 
a different open 

space use

Land that will 
return to its natural 

state to serve 
as space for 

marsh migration, 
urban relief, 

and additional 
ecological 

benefits

Enables smart 
growth at 

elevations that 
are not currently 
high flood risk 

but will be within 
50 years

Promotes new development at 
elevations outside of high flood risk 

areas. Subdivisions ensure public realm 
standards that put people and water at 

the forefront of design

Bring all 
existing urban 
fabric up to 

new resiliency 
standards 
- no new 

construction 
here

Permitted new 
development 
within existing 
urban fabric

THE SECTORS
Preserve open space:
Existing parks, cemeteries, marsh, and undeveloped land will either stay as is or 
transfer to another open space use. 

Reserve open space:
While not currently open space, this is land that will be returned back to natural 
uses. Much of the land in this sector is low-lying, marsh-adjacent, and currently 
zoned as Heavy Industrial. By reserving this land as open space within the 
zoning code, there is room for marsh migration as the sea level rises.

Protected growth:
This sector is intended to enable smart development at elevations that are not 
currently at the water’s edge but will be within 50 years. All development within 
the protected growth sector must have the structural ability to buffer storm surge 
with incentives for orienting buildings to provide even greater protection to the 
rest of the urban fabric. 

Intended growth:
All new development areas at elevations over 12’ NAVD88 fall within the 
intended growth sector. This sector is further divided into 4 categories:
• General urban
• Urban center
• Urban core
• Civic space

These categories ensure public realm standards that put people and water at the 
forefront of design.

Retrofit:
Much of the existing urban fabric is at an at-risk elevation (below 12’ NAVD88), 
some of which already suffers from flooding. In this sector, incentives exist to 
bring all buildings and infrastructure to meet new resiliency standards. All new 
construction must meet the same standards as the protected growth sector.

Infill:
Land over 12’ NAVDD88 will have updated resiliency standards but without the 
same restrictions on new construction as the retrofit sector. 

DETERMINING THE SECTOR GENERAL TO ALL DEVELOPMENT
Due to the time-based nature of this code, reevaluation will occur every 10 
years. This will ensure appropriate elevation requirements to reflect sea level 
rise and enable the incorporation of the most up-to-date water management 
strategies.

All new construction is required to use a Base Design Elevation of 12’ NAVD88 
for first floor elevations. 

Pedestrian comfort should be a primary consideration of Thoroughfare design 
and dimensions. Design conflict between vehicular, bicycle and pedestrian 
movement should be decided in favor of the pedestrian.

A story is a maximum fourteen (14) feet in height from finished floor to finished 
floor. Basements are not considered stories for the purposes of determining 
building height. A ground level retail story may exceed this limit up to a total of 
twenty-five (25) feet.

The height of buildings, fences and walls shall be measured from the average 
sidewalk elevation in the Intended Growth and Infill sectors. In the Protected 
Growth and Retrofit sectors, the Base Design Elevation shall be used instead.

Preserve 
Open Space

Reserve Open 
Space Protected Growth

Intended Growth

General Urban Urban Center Urban Core Civic Space

Street 
Typologies 
and special 

elements

Boardwalks and 
multi-use paths 

with exception of 
cemeteries

Boardwalks and 
multi-use paths only

Boardwalks, docks, 
bridges

All parking off-site

Sharrows, residential 
alleyways, neighborhood 
residential, parkways with 

medians
 

Minimum 6’ pedestrian 
right of way

Neighborhood main 
street, downtown 

mixed-use, downtown 
commercial, protected 
bike lanes, sharrows

Minimum 8’ 
pedestrian right of way

Downtown commercial, 
downtown mixed-use, 

boulevard with medians, 
transit priority, protected 

bike lanes

Minimum 10’ pedestrian 
right of way

Pedestrian mall, 
downtown civic

No on-street parking

Minimum 10’ pedestrian 
right of way

Building 
Typologies

Park amenities/
support

Park amenities/
support, post-

industrial remnants

Residential on stilts, 
floating homes, 
commercial first 
floor with wet-
floodprooding

Small footprint mixed-use, 
single family detached, 
single family attached

1-5 stories

Mixed-use first floor 
public use/retail 
space, grocery, 

community amenities

4-10 stories

Mixed-use first floor public 
use/retail space, parking 

structures, hotel

6 stories and over

Fire and police, city 
municipality, schools, 

museums, learning 
centers, community 

amenities, additional 
mixed-use

Special 
ecological 

considerations

Extends past 
existing zoning 

boundaries 
outwards into 

water

Protection for 
cemeteries

Room for marsh 
migration

Urban relief

Building orientation 
and structural ability 
for wave attenuation

Time of construction to 
prevent loss of existing 

marsh

Elevation of water table and soil conditions for decisions about ground infiltration and landscaping vs 
hardscaping water management strategies

DEVELOPMENT STANDARDS
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