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Form Regulation to Address New Construction in Historic Districts

Abstract
This thesis will evaluate several tools that cities are currently using to regulate the form of new construction,
large alterations, and additions in designated historic areas. A number of tools are available to achieve this type
of regulation, but the most popular tools tend to be place-specific design guidelines derived from the study of
a historic district, associated with an overlay designation established by the city’s zoning code. Throughout
this thesis, this type of regulation will be referred to as “traditional tools.” “Non-traditional tools,” as used
herein, include things like form-based codes or neighborhood conservation districts. These are tools that have
not been as widely used or are relatively new to the regulatory landscape. The tools evaluated in this thesis will
be examined through case studies and include a mix of traditional tools and non-traditional tools. The
traditional tool case studies are New Orleans, LA, and Savannah, GA. The non-traditional tool case studies are
Beaufort, SC, which is used a case study for both traditional and nontraditional tools, and Philadelphia, PA.
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NEW ORLEANS COMPREHENSIVE ZONING ORDINANCE
Printed: 4/22/2019 1:27:05 PM

ARTICLE 10 HISTORIC CORE NEIGHBORHOODS NON-RESIDENTIAL DISTRICTS
PURPOSE OF THE HISTORIC CORE NEIGHBORHOODS

The Historic Core Neighborhoods are the neighborhoods that developed during the City’s colonial period, including
adjacent areas that continued those development patterns. Consisting of the Vieux Carré, Faubourg Marigny, Tremé,
Bywater, and portions of surrounding neighborhoods, the Historic Core Neighborhoods re ect a scale resulting
from historically pedestrian movement.

The non-residential districts of the Historic Core Neighborhoods contain regulations to preserve and re ect the
historic development pattern and the dense mixed-use environment. The districts allow for a variety of uses,
including residential, commercial and entertainment, integrated throughout the district as a whole and at times
within a single structure.

CHARACTER OF THE HISTORIC CORE NEIGHBORHOODS

The character of the non-residential districts of the Historic Core Neighborhoods is de ned by:

»         Numerous historic structures that date to the end of the 18th century and early part of the 19th century,
which are protected by historic district regulations and the Vieux Carré Commission and Historic District Landmarks
Commission

»         A mixed-use, pedestrian-oriented environment, including a variety of residential dwelling types and
commercial uses integrated throughout the neighborhood as well as within a square

»         Dense development patterns with minimal to no setbacks between structures and between structures and
the street

»         Structures vary in height from single story cottages to four stories, often designed with commercial uses on
the ground oor and residences above

10.1 PURPOSE STATEMENTS
10.1.A PURPOSE OF THE VCC-1 VIEUX CARRÉ COMMERCIAL DISTRICT
The VCC-1 Vieux Carré Commercial District is intended to provide for restricted retail stores and service
establishments that will attract and service local residents and tourists, and that will not adversely a ect the
character of nearby residences or detract from the overall character of the Vieux Carré.

10.1.B PURPOSE OF THE VCC-2 VIEUX CARRÉ COMMERCIAL DISTRICT
The VCC-2 Vieux Carré Commercial District is intended to provide for retail and service establishments that attract
and service local residents and visitors, permitting more intensive commercial uses than in the VCC-1 District, yet protecting the quality of life of the
adjacent residential uses and the overall character of the Vieux Carré. This district includes the major shopping area of the Vieux Carré.

10.1.C PURPOSE OF THE VCE VIEUX CARRÉ ENTERTAINMENT DISTRICT
 The purpose of this district is to provide for entertainment places and restricted retail stores that attract and serve visitors and local residents. 

10.1.D PURPOSE OF THE VCE-1 VIEUX CARRÉ ENTERTAINMENT DISTRICT
The purpose of this district is to provide for entertainment places and restricted retail stores along Decatur and N. Peters Streets that attract and serve
visitors and local residents. 
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4.3: CONTEXTUAL DESIGN GUIDELINES
4.3.1 PURPOSE AND APPLICABILITY

All buildings possess a number of common elements that combine to express a structure both as an entity 
and as a part of the larger community. No building is so insulated from its surroundings as to avoid an impact 
on the  surrounding context. Applications that require Major Design Review (Section 9.8) and Certi�cate 
of Appropriateness, Major (Section 9.10.2), are subject to the additional contextual design guidelines 
of this section. �ese guidelines shall be used by the Design Review Body as applicable, to evaluate the 
appropriateness of the proposed construction to its immediate context and the character of the broader 
community.

4.3.2  SPECIFIC GUIDELINES
A. Conformity to Civic Master Plan: �e Civic Master Plan provides site-speci�c guidance for the 

development of many parcels within the city. �e intent of this Code is to facilitate the vision and ensure 
the visions are permitted. In instances where the Civic Master Plan provides guidance for building and 
site design standards on a particular parcel, development applications on that parcel should meet the 
general intent of such guidance to the extent practicable, as determined by the Design Review Body. 

B. Rhythm of Development on the Street: Monolithic massing that disrupts the predominant building 
pattern of the neighborhood and corridor is strongly discouraged.

EXAMPLE: RHYTHM OF DEVELOPMENT SHOWING APPROPRIATE (LEFT) AND INAPPROPRIATE (RIGHT) PATTERNS

C. Massing and Articulation

1. New construction should complement the massing of neighboring buildings by utilizing roof forms, 
architectural trim, di�erentiation of facade planes, and a relationship of solids (siding and walls) to 
voids (window and door openings) that are consistent with the patterns established in neighboring 
buildings. 

2. When large scale construction is proposed that is not consistent with the predominant building 
height and lot width of the surrounding area, special attention shall be paid to speci�c building 
design elements in order to articulate a building form that is appropriate to the neighborhood 
context. �ese include the items listed in the paragraph above, along with siting, setbacks, and 
facade treatments.
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C. Scale/Height

1. �e scale of civic buildings should be larger and more monumental than corresponding 
buildings in order to be more prominent and visible across greater distances.

2. Floor-to-�oor heights and architectural details should be proportionately larger than 
those of private buildings that exist or are anticipated within adjacent blocks.

EXAMPLE: CIVIC SCALE AND FLOOR-TO-FLOOR HEIGHTS 

3. Prominent roof forms and additive elements, such as cupolas, should be used to visually 
extend the height of the building.

EXAMPLE: ROOF FORMS AND ELEMENTS THAT DISTINGUISH CIVIC BUILDINGS

D. Materials/Details

1. Civic buildings should evoke a civic character and be carefully designed to re�ect the 
architectural character of Beaufort.

2. Civic buildings should be made of durable, high-quality materials that create a sense of 
permanence and lend civic identity to the city. Preferred materials include brick, stone, 
and cast concrete. Stucco should only be utilized when applied over structural CMU.

3. Building details should be designed at 2 scales. At the larger scale, details should be 
robust, so as to be read from a distance. Nearer to the building, the details of the lower 
levels should include another measure of re�nement that can only be seen up-close at a 
pedestrian scale.

4. Building design elements should be used which allow civic buildings to act as focal points 
of the community. Depending on the architectural style of the building, the following 
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9.5: PROJECT PERMIT
9.5.1 APPLICABILITY

A Project Permit shall be required for any building, structure, or attachment to a structure to be erected, moved, 
added to, or structurally altered. �is includes, but is not limited to,

A.  Any modi�cations to a parcel of land, not to include construction of a structure

B. 

1.  New construction of all types of structures

2.  Accessory uses incidental to single-family residential structures (e.g., 
detached garage, swimming pool, tool shed) as regulated by Section 3.12 (Accessory Uses and Structures)

3.  Heated and unheated (e.g., porches, decks, sunrooms) building expansions.

4.  Any site elements not attached to the building (e.g., porches, patios).

C.  Erection of new signs or modi�cation to existing signs, including Master Sign Plans

D.  Includes new awnings and awning re-covers

E. 

F.  Removal of existing buildings, structures, or site work

9.5.2 PROCESS AND APPROVAL
A.  Administrative 

B.  For large-scale 
projects, a pre-construction meeting may be 
required. For all other projects, no meeting is 
required, but applicants are encouraged to call 
or visit the Administrator prior to requesting a 
Project Permit to determine what information is 
required for the application.

C.  See 
Administrator. �e application shall include all 
drawings and speci�cations required by building 
codes adopted by South Carolina Codes of Law 
(SCCL) Section 6-9-50.

D.  �e review, 
approval, and distribution of drawings and 
speci�cations required shall be coordinated by the 
Administrator in accordance with the building 
codes adopted by SCCL Section 6-9-50. Upon 
issuance of a permit, the Administrator shall 
endorse, by writing or stamp, all sets of drawings 
showing approval. Such drawings shall be kept at 
the work site and made available for inspection 
by the Administrator upon request. Approved 
Project Permits shall be conspicuously posted by the applicant on the property for which they were obtained 
until the applicant has obtained a Certi�cate of Occupancy, pursuant to Section 9.7. 

E.  None required

APPLICATION 
SUBMITTAL

COMPLETENESS 
REVIEW

PRE-APPLICATION 
CONFERENCE AND/
OR MEETING WITH 
ADMINISTRATOR

COMPLETE DESIGN 
REVIEW IF REQUIRED 

SEE SECTIONS 
9.8.1.A & 9.10.1

PRE-CONSTRUCTION 
CONFERENCE

LARGER PROJECTS DESIGN REVIEW

COMPLIANCE 
REVIEW  -  

PLANNING, ZONING 
AND BUILDING 

CODES

ADMINISTRATOR: 
FINAL ACTION

APPEAL  - SEE 
9.5.2.F
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the city, or the county, or the public of the dedication of any street or other ground shown upon the 
plat. Upon receipt of the plat, City Council shall determine the acceptance or non-acceptance of all 
dedicated streets, easements, rights-of-way, public parks, and other public lands as shown on the plat. 
If accepted by the city, action to that e�ect shall be noted on the Final Plat; if not accepted, the reasons 
for non-acceptance shall be so stated.

d. It shall be unlawful to sell or transfer property (lots) within the approved subdivision until a�er the plat 
has been recorded with the Register of Deeds O�ce.

B.  Whenever part of a tract is proposed for platting, and it is intended to subdivide 
additional parts in the future, or abutting land is in the same ownership, a sketch plan for the entire tract shall be 
submitted with the plat.

9.10: CERTIFICATE OF APPROPRIATENESS
9.10.1 APPLICABILITY

A Certi�cate of Appropriateness shall be required for any construction activity in any historic district, including:

1. New structures

2. Modi�cation to, or expansion of, existing structures, including those that apply for the Bailey Bill Special 
Tax Assessment for Rehabilitated Historic Properties

3. Relocation of any existing structure

C. Demolition or partial demolition of any structure

9.10.2 PROCESS AND APPROVAL 
A.  �e review process required to approve Certi�cation 

of Appropriateness is based on the following project types:

1.  Administrative review shall apply to applications for 
Certi�cation of Appropriateness for the following items. �e 
Administrator may submit any applications that are subject to sta� 
approval to the Historic District Review Board (HRB) for approval.

a. Changes to a building or property, to include fences, paint color, 
roof materials, canopies and awnings, site changes, and window 
replacements on noncontributing structures

b. New construction and building modi�cations to include 
construction of non-habitable accessory buildings in the 
Beaufort Preservation Neighborhood

c. Modi�cations to non-contributing structures in the BCN

d. Demolitions of non-contributing structures in the BCN

e. Demolition or partial demolition of a structure that is listed 
in the “1997 Beaufort County Historic Sites Survey,” or the 
most recent historic sites survey, and lies outside the Beaufort 
Historic District.

f. Demolition of noncontributing accessory structures (e.g., 
sheds, carports, etc.).

Such approval shall follow the procedures for Development Design Review-Minor (Section 9.8.1).

APPLICATION 
SUBMITTAL

COMPLETENESS REVIEW

COMPLIANCE REVIEW & 
REPORT

ADMINISTRATOR ACTION 
- IF APPROVED, PROCEED 

TO PROJECT PERMIT

APPEAL  - HISTORIC 
REVIEW BOARD

MODIFICATIONS 
& RE-

SUBMISSION IF 
REQUIRED
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2.  Discretionary review by the HRB shall apply to all other applications for Certi�cates of 
Appropriateness.

3.  Design Exceptions shall be 
used to modify any dimensional standards or design 
requirements, found in Articles 2 and 4, for development 
projects that have unique characteristics that justify a 
deviation from the underlying standards. Such deviations 
are intended to provide �exibility from the underlying 
standards to permit compatible development patterns 
which are indicative of the surrounding area and/or 
use an innovative approach or technique. �e process 
is intended to provide the minimum relief necessary 
to create a more innovative and context-sensitive 
development consistent with the City’s adopted 
plans. �is tool is not intended to circumvent the map 
amendment (rezoning) procedure where that tool would 
provide a similar modi�cation of standards.

a.  �e HRB shall have the authority 
to authorize a variance of up to 35 percent from 
any numerical standard set forth in Article 2 (Maps 
and Districts) —except for Section 2.6, Height and 
Section 2.7.4, Air Installation Compatibility Use 
Zone (AICUZ) overlay district standards — and 
Article 4 (Building Design and In�ll Standards).

b.  �e HRB may approve an 
application for a Design Exception where it 
reasonably determines that there will be no 
signi�cant negative impact upon residents of 
surrounding property, or upon the general public. 
�e board shall consider the following criteria in its 
review:

i.  �e proposed exception is 
appropriate for its location. It is compatible 
with the character of surrounding properties and the development permitted by the zoning of the 
surrounding properties, and will not reduce property values of surrounding properties.

ii.  �e design of the proposed exception minimizes adverse e�ects including 
visual impacts of the proposed use on surrounding properties; furthermore, the proposed 
exception does not create a nuisance for surrounding properties .

iii.  �e proposed development is in general conformity with the 
City’s Comprehensive Plan, Civic Master Plan and other plans o�cially adopted by the City

B.  In order to provide guidance and insight into 
desirable goals and objectives for the Beaufort Historic District, the documents described in this section are 
hereby adopted for use by the HRB in the exercise of its authority granted under Section 10.7 of this Code.

1. �e “Beaufort Preservation Manual,” August 1979, and the “Beaufort Preservation Manual, Supplement,” 
August 1990, shall be utilized by the HRB for review of projects located within the Beaufort Preservation 
Neighborhood.

APPLICATION 
SUBMITTAL

COMPLETENESS REVIEW

PRE-APPLICATION 
CONFERENCE (EXCEPT 

FOR SINGLE FAMILY AND 
2-3 UNIT BUILDINGS)

COMPLIANCE REVIEW 
& REPORT TO HRB & 

APPLICANT

HRB REVIEW & DECISION (APPROVED, 
APPROVED WITH CONDITIONS, DENIED)

2-3 PHASES (CONCEPTUAL PRELIMINARY 
& FINAL ARE TYPICAL)

HRB ACTION - IF 
APPROVED, PROCEED TO 

PROJECT PERMIT

APPEAL  - CIRCUIT 
COURT

MODIFICATIONS 
& RE-

SUBMISSION IF 
REQUIRED
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