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History of the Site



History of the Site…



In the Beginning…



Historic Ward Structure



Elbert and Orleans
Laid Out 

in Early 1800’s



1853

Early 
Development 

Pattern



Elbert Square



1930’s
Loss of  Three Squares





The Former Civic Auditorium 
On Orleans Square…. 



The Municipal  Auditorium on Orleans Square



From the Ralph Mark Gilbert Civil Rights Museum, Frederic Baldwin Collection









Evaluating the Site…
Old Civic Center Complex







How the Building Works…









June 2024:

The Mayor and Aldermen of the 
City of Savannah voted to proceed 

with the removal of the arena and full 
renovation of the theatre, ballroom, 

and community meeting rooms. 



City Council Resolution
June 2024

. 



• Achieves an equitable approach to redevelopment of the area; 

• Retains the name and legacy of Dr. Martin Luther King, Jr.; 

• Restores as much of the Oglethorpe Plan as feasible; 

• Prioritizes housing, including affordable and workforce housing; 

• Prohibits the development of new hotels and restricts the use of 
short-term vacation rentals; 

• Optimizes space for public and municipal use, as well as appropriate 
retail and commercial spaces; and 

• Achieves future parking needs. 

City Council Resolution









Area A



The Theatre, Ballroom, 
Community Meeting Rooms, 

New Multi-Use Space;
Reimagining Elbert Square





Area B



Restoring Original 
Oglethorpe Plan Blocks



Historic Ward Structure



The Modular Design 
of the Oglethorpe Plan



Tithing Blocks











Trust Blocks









The Archibald Bulloch House 
(Orleans Square)



Six Oglethorpe Plan Blocks 
To be Restored





Initial Market and Feasibility Findings
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Initial Market and Feasibility Findings

MARKET FINANCIAL ECONOMIC

PHYSICAL COMMUNITY

Development 
addresses gaps in 

supply and demand​

Development is 
tailored to specific 

constraints of the site​

Development is 
feasible for developer 

to build

Development vision is 
grounded in rigorous 
engagement process​

Development 
generates economic 

value to the City

Why We Are Here

What defines success?

Our goal is to identify an actionable strategy for restoring the historical ward layout and 
generating long-term value for the City and community
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Initial Market and Feasibility Findings

Factors Shaping the Market Opportunity

From a market perspective, the site is a unique and compelling infill development 
opportunity—one that could accommodate many different uses​

•	 Located within the historic district

•	 Proximate to high-traffic areas

•	 Offers scale—very rare for the historic district

•	 Highly accessible on foot and by car / other modes

•	 Renovated theater provides unique source of foot traffic
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Initial Market and Feasibility Findings

OLDERNGER

LOW-INCOME

HIGH-INCOME

A developer needs deeper subsidy 
to serve very low-income 

households

WORKFORCE HOUSING

MARKET-RATE 
APARTMENTS

FOR-SALE 
HOUSING SENIORS 

HOUSING

YO
U

N
G

ER O
LD

ER
RETAIL

OFFICE

+

SENIOR 
HOUSING

Who Development Can Serve

The size of the site provides an opportunity to serve a diverse cross-section of the 
community—a core objective for redevelopment​
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Initial Market and Feasibility Findings

SPECIAL CASES POSSIBLE 
OPPORTUNITIES STRONG OPTIONS OBVIOUS FITS

•	 Large multi-tenant 
office​

•	 Affordable rental 
apartments​

May require specific 
partnerships, incentives, or 

anchor tenants to make viable​

Feasible under the right 
conditions, particularly with 
targeted support or a strong 

development concept​

Broadly feasible, with strong 
market potential for the 

Historic District​

Highly feasible, with 
significant market interest that 
already exists in the Historic 

District​

•	 Workforce rental 
apartments​

•	 Smaller office or 
build-to-suit spaces​

•	 Market-rate rental 
apartments​

•	 Market-rate rental 
townhomes​

•	 Senior housing​
•	 Student housing​
•	 Retail​

•	 For-sale 
condominiums

•	 For-sale rowhomes

What Could Work Here

Understanding market readiness helps ensure planning efforts are both realistic and 
forward-looking



SINGLE FAMILY HOMES ROW HOMES CONDOMINIUMS

WORKFORCE HOUSING SENIOR HOUSING APARTMENTS

FOR-SALE 

RENTAL

Prioritize Housing

Understanding Housing Typologies
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Initial Market and Feasibility Findings

HOUSING AFFORDABILITY

RESIDENTIAL DENSITY

4-5 stories on the Height Map
BUILDING HEIGHT

TIME TO BUILD

LESS AFFORDABLY 
PRICED HOUSING UNITS

LESS PLACES TO LIVE 
PER BLOCK

LESS THAN MAXIMUM 
HEIGHT MAP

MAXIMUM HEIGHT 
MAP (4-5 STORIES)

I’M OK WITH +1 
BONUS STORY*

MORE PLACES TO 
LIVE PER BLOCK

MORE TIME

MORE AFFORDABLY 
PRICED HOUSING UNITS

LESS TIME

Balancing Priorities

Every type of housing comes with trade-offs, and understanding them helps guide 
smart planning decisions
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Initial Market and Feasibility Findings

More Affordably 
Priced Housing 

Units

More Affordably 
Priced Housing 

Units

Less Affordably 
Priced Housing 

Units

Less Places to 
Live Per Block

Less Than 
Maximum Height 

Map

Less Time 
to Build

Most rental housing development 
involves buildings that are at least 

100 to 150 units, and that is not simply 
developers’ preference; it reflects the 
economics of making rental housing 

development work today.​

Prioritizing higher-priced homes 
would likely prolong the development 
of the site, since a developer can only 

deliver so many homes at once and 
expect the market to absorb them 

quickly.

Most rental housing needs to reach 
5 stories; meanwhile, the market 

could readily provide for-sale 
housing in shorter buildings, but this 
housing would serve a narrower set of 

Savannah households.​

What Do We Gain or Give Up

Planning decisions involve balancing affordability, design, and feasibility. These 
examples show how different choices affect outcomes.​



Scenario Overview
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Scenario Overview
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COMMERCIAL SCALE: 
45,000-55,000 SF

RESIDENTIAL SCALE: 80-100 UNITSScenario 1

Row Homes Condominiums Workforce Housing Senior Housing Apartments

ROW HOMES

CONDOMINIUMS

MORELESS

+1 BONUS STORYLESS THAN THE 
MAX HEIGHT MAP

MORE PLACES TO 
LIVE PER BLOCKS

LESS PLACES TO 
LIVE PER BLOCK

MORE TIMELESS TIME

HOUSING AFFORDABILITY

BUILDING HEIGHT

RESIDENTIAL DENSITY

TIME TO BUILD

How to Understand Each Scenario?

Different Types 
of Housing

Metrics and Uses 
Distribution

Trade-Offs

Commercial 
Use Frontage
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Scenario Overview

Scenario 1
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METRICS

LESS AFFORDABLY 
PRICED HOUSING UNITS

LESS PLACES TO 
LIVE PER BLOCK

LESS TIME

MORE PLACES TO 
LIVE PER BLOCK

MORE TIME

MORE AFFORDABLY 
PRICED HOUSING UNITS

HOUSING AFFORDABILITY

BUILDING HEIGHT
(4-5 STORIES ON THE HEIGHT MAP)

RESIDENTIAL DENSITY

TIME TO BUILD

LESS THAN THE 
MAX HEIGHT MAP

MAX 
HEIGHT MAP

+1 BONUS 
STORY 

(POTENTIAL 
BONUS 

DENSITY)

Scenario 1

Row Homes Condominiums Workforce Housing Senior Housing Apartments

ROW HOMES

CONDOMINIUMS
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Scenario Overview

Scenario 2
METRICS

LESS AFFORDABLY 
PRICED HOUSING UNITS

LESS PLACES TO 
LIVE PER BLOCK

LESS TIME

MORE PLACES TO 
LIVE PER BLOCK

MORE TIME

MORE AFFORDABLY 
PRICED HOUSING UNITS

HOUSING AFFORDABILITY

BUILDING HEIGHT
(4-5 STORIES ON THE HEIGHT MAP)

RESIDENTIAL DENSITY

TIME TO BUILD

LESS THAN THE 
MAX HEIGHT MAP

MAX 
HEIGHT MAP

+1 BONUS 
STORY 

(POTENTIAL 
BONUS 

DENSITY)
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Scenario 2

Row Homes Condominiums Workforce Housing Senior Housing Apartments

ROW HOMES

CONDOMINIUMS

WORKFORCE HOUSING 

APARTMENTS



18  |  RCLCO | EDSA

Scenario Overview

Scenario 3
METRICS

LESS AFFORDABLY 
PRICED HOUSING UNITS

LESS PLACES TO 
LIVE PER BLOCK

LESS TIME

MORE PLACES TO 
LIVE PER BLOCK

MORE TIME

MORE AFFORDABLY 
PRICED HOUSING UNITS

HOUSING AFFORDABILITY

BUILDING HEIGHT
(4-5 STORIES ON THE HEIGHT MAP)

RESIDENTIAL DENSITY

TIME TO BUILD

LESS THAN THE 
MAX HEIGHT MAP

MAX 
HEIGHT MAP

+1 BONUS 
STORY 

(POTENTIAL 
BONUS 

DENSITY)
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Scenario 3

Row Homes Condominiums Workforce Housing Senior Housing Apartments

CONDOMINIUMS

WORKFORCE HOUSING 

SENIOR HOUSING 

APARTMENTS
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Scenario Overview
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SCENARIO A
45,000-55,000 SF 45,000-55,000 SF 55,000-65,000 SF

SCENARIO CSCENARIO B

STREET LEVEL OFFICE 

MULTI-STORY OFFICE

STREET LEVEL COMMERCIAL

Commercial Scenarios
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Scenario Overview
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MORELESS

+1 BONUS STORYLESS THAN THE MAX 
HEIGHT MAP

MORE PLACES TO LIVE 
PER BLOCKS

LESS PLACES TO LIVE 
PER BLOCK

MORE TIMELESS TIME

HOUSING AFFORDABILITY

BUILDING HEIGHT

RESIDENTIAL DENSITY

TIME TO BUILD

(4-5 STORIES ON THE HEIGHT MAP)

MORELESS

+1 BONUS STORYLESS THAN THE MAX 
HEIGHT MAP

MORE PLACES TO LIVE 
PER BLOCKS

LESS PLACES TO LIVE 
PER BLOCK

MORE TIMELESS TIME

HOUSING AFFORDABILITY

BUILDING HEIGHT

RESIDENTIAL DENSITY

TIME TO BUILD

(4-5 STORIES ON THE HEIGHT MAP)

SCENARIO 1 (RESIDENTIAL) + 
SCENARIO A (COMMERCIAL)

SCENARIO 2 (RESIDENTIAL) + 
SCENARIO B (COMMERCIAL)

SCENARIO 3 (RESIDENTIAL) + 
SCENARIO C (COMMERCIAL)

Scenario 3

Row Homes Condominiums Workforce Housing Senior Housing Apartments

COMMERCIAL SCALE: 45,000-55,000 SF

RESIDENTIAL SCALE: 80-100 UNITS RESIDENTIAL SCALE: 225-250 UNITS RESIDENTIAL SCALE: 350-375 UNITS

COMMERCIAL SCALE: 45,000-55,000 SF COMMERCIAL SCALE: 55,000-65,000 SF

Scenario 2

Row Homes Condominiums Workforce Housing Senior Housing Apartments

Scenario 1

es Condominiums Workforce Housing Senior Housing Apartments

ROW HOMES

CONDOMINIUMS

ROW HOMES

CONDOMINIUMS

WORKFORCE HOUSING 

APARTMENTS

CONDOMINIUMS

WORKFORCE HOUSING 

SENIOR HOUSING 

APARTMENTS

MORELESS

+1 BONUS STORYLESS THAN THE MAX 
HEIGHT MAP

MORE PLACES TO LIVE 
PER BLOCKS

LESS PLACES TO LIVE 
PER BLOCK

MORE TIMELESS TIME

HOUSING AFFORDABILITY

BUILDING HEIGHT

RESIDENTIAL DENSITY

TIME TO BUILD

(4-5 STORIES ON THE HEIGHT MAP)

Putting it Together | Residential and Commercial Scenarios



Help Reimagine the Civic Center Site
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Role of Community Engagement

Timeline

Public Engagement Stakeholder Meetings + 
Open House

Project
Recommendations

JUL AUG SEP OCT NOV DEC JAN

Project Kickoff

Development Opportunity Analysis

Financial Feasibility & 
Financing Strategy

Zoning & Concept Planning

Fiscal & Economic 
Impact Analysis

Implementation & Partnerships

Project Recommendations
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Role of Community Engagement

Help identify priorities for how the site should 
evolve over time.

Provide feedback on housing, retail, and 
character choices through boards, discussions, 
and survey.

Shape which redevelopment scenarios are 
refined into a preferred plan that benefits the 
community.

Ensure the project reflects the community’s 
values and Savannah’s historic identity.

Overview

1

4

2

3
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Role of Community Engagement

Explore the boards and learn about the 
tradeoffs.

Use your dots to tell us about your priorities. 
 
Share your ideas or ask questions to City staff 
or consultant team. 
 
Fill out a feedback card with your thoughts and 
drop it in the comment box before you leave. 
 
Scan the QR code to access the Digital 
Feedback Cards and share your input.

How to Engage Today

QR Code to Digital Feedback Card

 

Reimagining the Civic Center Site
Use our Digital Feedback Card  

to share your ideas with us!  
 

 
 

https://tinyurl.com/CivicCenterFeedbackC
 


