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SECTION 1: PROJECT SUMMARY 

 
Project Name WTC of Martintown, LLC 
Applicant WTC of Martintown, LLC 
Address/Location 1132 Frances Street  
Parcel Number 007-16-01-001 
Total Development Size ± .45 acres 
Existing Zoning R-10, Medium Lot, Single-Family Residential 
Overlay NA 
Traffic Impact Tier Tier 1 
Proposed Use Gas Station 
Proposed Zoning GC, General Commercial 
Future Land Use Commercial 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

Section 5.3 of the North Augusta Development Code (NADC) provides uniform procedures for 
processing changes to the Official Zoning Map.  

The Planning Commission must use the criteria established in NADC Section 5.3.6 to evaluate 
each application. These criteria are further analyzed in Section 6 of this report, but are as follows 
per NADC Section 5.3.6.1-10: 

1) The size of the tract(s) in question.  
2) Whether the proposal conforms with and furthers the goals of the Comprehensive Plan, other 

adopted plans, and the goals, objectives, and policies of this Chapter. Specifically, the 
Planning Commission shall consider the goals stated in §1.2.  

3) The relationship of the uses envisioned under the new zoning and the uses currently present 
in adjacent tracts. In particular, the Planning Commission shall consider whether: 
a) The proposed rezoning is compatible with the surrounding area;  
b) There will be any adverse effects on the capacity or safety of the portion of street network 

influenced by the rezoning;  
c) There will be any adverse effects on existing or planned public utility services in the area; 
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d) Parking problems; or  
e) Environmental impacts that the new use will generate such as excessive storm water 

runoff, water, air, or noise pollution, excessive nighttime lighting or other nuisances. 
4) Any recent change of character in the area due to installation of public facilities, other zone 

changes, new growth trends, deterioration and development. 
5) The zoning districts and existing land uses of the surrounding properties.  
6) Whether the subject property is suitable for the uses to which it has been restricted under 

the existing zoning classification.  
7) Whether the rezoning is compatible with the adjacent neighborhood, especially residential 

neighborhood stability and character. 
8) The length of time the subject property has remained vacant as zoned, if applicable. 
9) Whether there is an adequate supply of land available in the subject area and the surrounding 

community to accommodate the zoning and community needs including, but not limited to, 
affordable housing and economic development.  

10) Whether the existing zoning was in error at the time of adoption. 

 

As referenced in item (2) above, NADC Section 1.21.2 states the following:  

 
GENERAL PURPOSE AND INTENT 
 
1.2.1 Comprehensive Development Code 
The Development Code as established in this Chapter has been made in accordance with a 
comprehensive plan for the purpose of promoting health, safety, and the general welfare of the 
community. It is intended to consolidate in one place and in logical order, without unnecessary 
duplication, the city’s regulations pertaining to land use and development. It is designed to make 
it possible for all of those concerned with land use and development to have access to all relevant 
city legislation in one convenient Chapter that is capable of being published and distributed as a 
separate and comprehensive segment of the Code of Ordinances, City of North Augusta, South 
Carolina, hereinafter referred to as the City Code, as a whole. The specific objectives of this 
Chapter are: 

1.2.1.1 To protect the health, safety and general welfare; and 

1.2.1.2 To promote new development forms that complete neighborhoods that: 

a. Are designed at a human scale by controlling massing and design that respects the 
architectural vernacular of North Augusta;  

b. Foster communication among neighbors and connectivity to the larger community by 
allowing compact development patterns, interconnected street systems, short blocks;  
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c. Include or reinforce central places, such as North Augusta’s traditional downtown and 
neighborhood commercial centers, civic gathering places, and open space;  

d. Encourage walking and biking by the layout of blocks and streets;  
e. Accommodate vehicular travel without allowing parking lots and streets to dominate 

the built environment;  
f. Provide a mix of housing types, including housing affordable to all households and 

housing arrangements that foster neighborliness;  
g. Provide a variety of spaces, including outdoor and passive outdoor uses, which become 

part of the public realm;  
h. Design streets as outdoor rooms, with attention to pedestrian and bicyclist safety as 

well as to the safety of motorists;  
i. Includes neighborhood design that responds to the natural, cultural and historic 

context;  
j. Are the result of a planning process that is inclusive and involves opportunities for 

negotiation between the designer and the City. 
 

1.2.2 Zoning Regulations 
The zoning and land use regulations set forth in Articles 2, 3 and 4 are designed to promote the 
public health, safety, and general welfare and to protect and preserve places and areas of 
historical, cultural, or architectural importance and significance. 

 

Planning Commission Action Requested: 

The Planning Commission may recommend approval or denial of this request according to NADC 
§ 5.1.3. The Planning Commission’s recommendation is then forwarded to the City Council for 
their consideration per NADC § 5.3.5.3.   

 
 

SECTION 3: PUBLIC NOTICE 
 

Per NADC Table 5-1, a notice of the rezoning request and scheduled date of the Planning 
Commission public hearing was mailed to property owners within 200 feet of the subject 
property on August 3, 2020.  The property was posted with the required public notice on August 
5, 2020.  A public notice of the rezoning request and scheduled date of the Planning Commission 
public hearing was published in The North Augusta Star and on the City’s website at 
www.northaugusta.net on August 5, 2020. 

 

http://www.northaugusta.net/
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SECTION 4: SITE HISTORY 
 
The property requested for rezoning is part of the Harper Subdivision, a residential subdivision 
development.  The house is listed as built in 1950. Sewer improvements were added in the early 
1980’s. In 2008, a Minor Site Plan application MSP08-12 was approved to remove a car wash 
building and expand the canopy of Greg’s Gas Plus on the adjacent property. In 2019, Sprint Food 
Stores, Inc. took ownership of the gas station site. 

 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Single-Family Residential Commercial R-10, Medium Lot, Single-
Family Residential 

North  Single-Family Residential Low Density 
Residential 

R-10, Medium Lot, Single-
Family Residential 

South Commercial Mixed Use TC, Thoroughfare 
Commercial/GC, General 
Commercial 

East Commercial Commercial TC, Thoroughfare 
Commercial 

West Commercial Mixed Use GC, General Commercial 
Access – The subject parcel has access from Frances Street. 

Topography – The subject property was graded prior to development and is relatively flat. 

Utilities – Water and sanitary sewer are existing. Final capacity analysis will be provided by 
Engineering and Utilities prior to final permitting. 

Floodplain – The property is not located in a designated federal floodplain. 

Drainage Basin – The site is located at the edge of the Waterworks Basin. The Waterworks basin 
is a very large basin in the city that handles tremendous flows during rain events.  Flows from this 
basin incorporate stormwater from residential and higher density commercial entities 
throughout the area.  The basin enters the river through two separate channels within the River 
Golf Club.  The City has been implementing a capital improvement project of storm sewers and 
roads to eliminate the flooding problems that occur during heavy rainfalls. The improved 
infrastructure will improve conditions and are intended to alleviate flooding problems in various 
sections of the basin.   
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 
Staff provides the following information for context related to the Commission’s deliberation. 
Descriptions and commentary added by staff will be italicized. 

1. The size of the tract in question (§5.3.6.1).  
 
Parcel 007-16-01-001 is approximately ±.45 acres. 
 

2.  Whether the proposal conforms with and furthers the goals of the Comprehensive Plan, 
other adopted plans, and the goals, objectives, and policies of the Development Code, 
§1.2 (§5.3.6.2).  
 
The Comprehensive Plan, Chapter 4, Sustainable Economic Growth, designates 
Martintown Road is a priority investment area, with a vision to add new mixed-use 
development along major corridors in place of failing or aging commercial areas,  
improved connectivity between the mixed-use centers and surrounding neighborhoods 
with new side streets, new housing options to line new streets, or integrate into new 
mixed-use centers, re-engineering of major intersections, like between Martintown Road 
and Carolina Avenue, develop out-parcels and redevelop underutilized big-box parking lots 
for new investment. The proposal does not add mixed uses to the neighborhood fabric, 
but may offer an opportunity to replace an aging commercial structure and offer added 
pedestrian access to the area, which currently provides limited protected pedestrian 
access where recent road improvements end. This would also support Strategy 5.5.2.1 
encouraging redevelopment, however, that should be balanced with Goal 6.1, prioritizing 
reinvestment in existing neighborhoods.  
 
The subject parcel is designated as a Commercial district on the Future Land Use Map. The 
commercial classification is intended for a wide range of commercial uses. Specific zoning 
districts will more narrowly define the permitted uses and development standards. Small 
scale and fully enclosed manufacturing and assembly uses may be permitted in the heavier 
intensity commercial districts. Residential uses may be permitted in an area classified for 
commercial land use as a subordinate or accessory use or in a mixed use project. High 
density residential uses developed adjacent to existing or planned commercial uses may 
also be permitted. Separate developments that are exclusively low density residential are 
discouraged. 
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3. The relationship of the uses envisioned under the new zoning and the uses currently 
present in adjacent tracts.  In particular, the Planning Commission shall consider 
whether as stated in §5.3.6.3 of the NADC: 
 

a. The proposed rezoning is compatible with the surrounding area; 
 

Property to the north is zoned R-10, Medium Lot, Single-Family Residential, 
similar to the rest of the remaining Harper Subdivision, but may be considered 
part of the larger Green Acres Subdivision development. Properties to the 
north across Frances St. and fronting on E. Martintown Road are zoned GC, 
General Commercial. Property on the southeastern corner of Martintown and 
Atomic are zoned TC, Thoroughfare Commercial. The site would be reviewed 
using Highway Corridor standards per the requirements of Article 3. 
 

b. There will be any adverse effects on the capacity or safety of the portion of 
street network influenced by the rezoning; 
 

The proposal should have limited effects on the existing road network. Any 
negative effects will be mitigated prior to construction. Similar 
developments have been required to reconfigure driveway access in order to 
meet South Carolina DOT safety requirements. The Highway Corridor 
Overlay on this property recommends limited driveway access to main 
corridor roads. Access to Atomic Road will be limited as there is a remnant 
parcel along Atomic Road for the length of the subject property. 
 

c. There will  be any adverse effects on existing or planned public utility services 
in the area; 
 

There are existing utility services on the site. Any infrastructure 
improvements must be provided by the developer. A determination of the 
adequacy and availability of potable water and sanitary sewer will be 
analyzed by the City Engineer at the time of Site Plan approval.  No issues 
are anticipated. 

 
d. Parking problems; or 

 
Parking will be required to meet City standards at the time of site plan 
approval. Any waivers or variances must be addressed by the Planning 
Commission or BZA, as applicable.  
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e. Environmental impacts that the new use will generate such as excessive storm 
water runoff, water, air, or noise pollution, excessive nighttime lighting or other 
nuisances. 
 

Any development will be required to meet all state standards for runoff 
capture and treatment. Noise and lighting will be subject to the standards of 
the Development Code and Municipal Code, as applicable. Gas stations 
traditionally operate at extended hours. The existing neighboring gas station 
lists its hours as 24-hours. 

 
4. Any recent change of character in the area due to installation of public facilities, other 

zone changes, new growth trends, deterioration and development (§5.3.6.4). 
 
Road improvements along Atomic Road were recently completed by SCDOT. These 
improvements were not extended onto E. Martintown Road. The road project included the 
addition of a bicycle lane and repaving the road. These improvements connect to E. Buena 
Vista Avenue and, eventually, to Downtown. 

 
5. The zoning districts and existing land uses of the surrounding properties (§5.3.6.5). 

 
The existing zoning district is R-10, Medium Lot, Single-Family Residential. The 
surrounding properties are zoned for a mix of commercial and residential uses as outlined 
in item 3.a. 
 

6. Whether the subject property is suitable for the uses to which it has been restricted 
under the existing zoning classification (§5.3.6.6). 
 
The subject parcel is suitable for single-family residential, which is the current use. The 
property is not suitable for commercial use under the current zoning. 

 
7.  Whether the rezoning is compatible with the adjacent neighborhood, especially 

residential neighborhood stability and character (§5.3.6.7). 
 
The current use as a single-family residential home has been in place since 
approximately 1950 and is of the character of residential development at the time. At 
that time, there were generally residential uses along the E. Martintown Road corridor. 
Over time, this corridor has redeveloped as a mix of commercial, restaurant, and 
residential uses. 
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8. The length of time the subject property has remained vacant as zoned, if applicable 
(§5.3.6.8). 
 
The property has been utilized as a single-family detached dwelling since at least 1950 
and is currently occupied as a single-family residence. 
 

9. Whether there is an adequate supply of land available in the subject area and the 
surrounding community to accommodate the zoning and community needs including, 
but not limited to, affordable housing and economic development (§5.3.6.9). 

 
There are several vacant commercial and residential properties in the vicinity. The 
development may affect affordable housing by removing existing housing stock. 
 

10. Whether the existing zoning was in error at the time of adoption (§5.3.6.10). 
 
The zoning does not appear to have been in error at adoption. 

 
 
 

SECTION 7: RECOMMENDATION 
 

Staff is not required to make a recommendation to the Planning Commission. The Department 
has determined the application is complete.   

The Planning Commission may recommend approval or denial of this request according to 
NADC § 5.1.3.  

 

SECTION 8: ATTACHMENTS 
1. Aerial 
2. Topography 
3. Current Zoning 
4. Site Pictures 
5. Future Land Use 
6. Public Hearing Notice 
7. Application Documents 

 
cc  Chip Goforth, WTC of Martintown, LLC, chip@wwtwinvestments.com 

 David Banks, Southern Partners, Inc., dbanks@southernpartners.com 
 

mailto:chip@wwtwinvestments.com
mailto:dbanks@southernpartners.com
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Figure 1: Existing screening between Francis St. property and existing gas station 

 

Figure 2: Existing Road Frontage on Frances St., facing E. Martintown Road 
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Figure 3: View of Francis St. Property along rear property line of the existing gas station 
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City of 

North Augusta, South Carolina 
Planning Commission 

 
PUBLIC HEARING NOTICE 

 
The North Augusta Planning Commission will hold a public hearing at its 
regular monthly meeting beginning at 7:00 PM on August 20, 2020, in the 
Council Chambers, North Augusta Municipal Center, 100 Georgia Avenue, 
North Augusta, South Carolina, to receive public input on the following 
applications: 
RZM20-003—A request by WTC of Martintown, LLC to rezone ±.45 acres 
located at 1132 Frances Street, TPN 007-16-01-001 from R-10, Medium 
Lot, Single-Family Residential to GC, General Commercial.  
RZM20-004—A request by Glynn Bruker to rezone ±2.02 acres located on 
West Five Notch Road, TPN 005-19-06-005 from PD, Planned 
Development to R-5, Mixed Residential. 
Documents related to the applications will be available for public inspection 
after August 13, 2020 in the office of the Department of Planning and 
Development on the second floor of the Municipal Center, 100 Georgia 
Avenue, North Augusta, South Carolina and online at 
www.northaugusta.net. All residents and property owners interested in 
expressing a view on these cases are encouraged to attend or provide 
written comments to planning@northaugusta.net, or by phone at 803-441-
4221. 

CITIZEN ASSISTANCE: 
Individuals needing special assistance or a sign interpreter to participate in 

the meeting are asked to please notify the Department of Planning and 
Development at 803-441-4221 at least 48 hours prior to the meeting. 

 
Due to COVID-19, please visit www.northaugusta.net for any updates 

to meeting format, location or procedures prior to the meeting. 
 

http://www.northaugusta.net/
mailto:planning@northaugusta.net
http://www.northaugusta.net/
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SECTION 1: PROJECT SUMMARY 

 
Project Name West Five Notch Townhomes 
Applicant Glynn Bruker 
Address/Location off West Five Notch Road  
Parcel Number 005-19-06-005 
Total Development Size ± 2.02 acres 
Existing Zoning PD, Planned Development 
Overlay NA 
Traffic Impact Tier Tier 2 
Proposed Use Townhomes 
Proposed Zoning R-5, Mixed Residential 
Future Land Use Low Density Residential 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

Section 5.3 of the North Augusta Development Code (NADC) provides uniform procedures for 
processing changes to the Official Zoning Map.  

The Planning Commission must use the criteria established in NADC Section 5.3.6 to evaluate 
each application. These criteria are further analyzed in Section 6 of this report, but are as follows 
per NADC Section 5.3.6.1-10: 

1) The size of the tract(s) in question.  
2) Whether the proposal conforms with and furthers the goals of the Comprehensive Plan, other 

adopted plans, and the goals, objectives, and policies of this Chapter. Specifically, the 
Planning Commission shall consider the goals stated in §1.2.  

3) The relationship of the uses envisioned under the new zoning and the uses currently present 
in adjacent tracts. In particular, the Planning Commission shall consider whether: 
a) The proposed rezoning is compatible with the surrounding area;  
b) There will be any adverse effects on the capacity or safety of the portion of street network 

influenced by the rezoning;  
c) There will be any adverse effects on existing or planned public utility services in the area; 
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d) Parking problems; or  
e) Environmental impacts that the new use will generate such as excessive storm water 

runoff, water, air, or noise pollution, excessive nighttime lighting or other nuisances. 
4) Any recent change of character in the area due to installation of public facilities, other zone 

changes, new growth trends, deterioration and development. 
5) The zoning districts and existing land uses of the surrounding properties.  
6) Whether the subject property is suitable for the uses to which it has been restricted under 

the existing zoning classification.  
7) Whether the rezoning is compatible with the adjacent neighborhood, especially residential 

neighborhood stability and character. 
8) The length of time the subject property has remained vacant as zoned, if applicable. 
9) Whether there is an adequate supply of land available in the subject area and the surrounding 

community to accommodate the zoning and community needs including, but not limited to, 
affordable housing and economic development.  

10) Whether the existing zoning was in error at the time of adoption. 

 

As referenced in item (2) above, NADC Section 1.21.2 states the following:  

 
GENERAL PURPOSE AND INTENT 
 
1.2.1 Comprehensive Development Code 
The Development Code as established in this Chapter has been made in accordance with a 
comprehensive plan for the purpose of promoting health, safety, and the general welfare of the 
community. It is intended to consolidate in one place and in logical order, without unnecessary 
duplication, the city’s regulations pertaining to land use and development. It is designed to make 
it possible for all of those concerned with land use and development to have access to all relevant 
city legislation in one convenient Chapter that is capable of being published and distributed as a 
separate and comprehensive segment of the Code of Ordinances, City of North Augusta, South 
Carolina, hereinafter referred to as the City Code, as a whole. The specific objectives of this 
Chapter are: 

1.2.1.1 To protect the health, safety and general welfare; and 

1.2.1.2 To promote new development forms that complete neighborhoods that: 

a. Are designed at a human scale by controlling massing and design that respects the 
architectural vernacular of North Augusta;  

b. Foster communication among neighbors and connectivity to the larger community by 
allowing compact development patterns, interconnected street systems, short blocks;  
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c. Include or reinforce central places, such as North Augusta’s traditional downtown and 
neighborhood commercial centers, civic gathering places, and open space;  

d. Encourage walking and biking by the layout of blocks and streets;  
e. Accommodate vehicular travel without allowing parking lots and streets to dominate 

the built environment;  
f. Provide a mix of housing types, including housing affordable to all households and 

housing arrangements that foster neighborliness;  
g. Provide a variety of spaces, including outdoor and passive outdoor uses, which become 

part of the public realm;  
h. Design streets as outdoor rooms, with attention to pedestrian and bicyclist safety as 

well as to the safety of motorists;  
i. Includes neighborhood design that responds to the natural, cultural and historic 

context;  
j. Are the result of a planning process that is inclusive and involves opportunities for 

negotiation between the designer and the City. 
 

1.2.2 Zoning Regulations 
The zoning and land use regulations set forth in Articles 2, 3 and 4 are designed to promote the 
public health, safety, and general welfare and to protect and preserve places and areas of 
historical, cultural, or architectural importance and significance. 

 

Planning Commission Action Requested: 

The Planning Commission may recommend approval or denial of this request according to NADC 
§ 5.1.3. The Planning Commission’s recommendation is then forwarded to the City Council for 
their consideration per NADC § 5.3.5.3.   

 
 

 

SECTION 3: PUBLIC NOTICE 
 

Per NADC Table 5-1, a notice of the rezoning request and scheduled date of the Planning 
Commission public hearing was mailed to property owners within 200 feet of the subject 
property on August 3, 2020.  The property was posted with the required public notice on August 
5, 2020.  A public notice of the rezoning request and scheduled date of the Planning Commission 
public hearing was published in The North Augusta Star and on the City’s website at 
www.northaugusta.net on August 5, 2020. 

http://www.northaugusta.net/
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SECTION 4: SITE HISTORY 
 
The subject parcel was zoned PD, Planned Development on October 16, 2000 by Ordinance No. 
2000-22. The PD included ±2.63 comprised of TPNs 005-19-06-006 and 005-19-06-005. The only 
permitted use for TPN 005-19-06-006 adjacent to this site is a car wash, which currently exists. 
The adjacent parcel included in that PD is not included in this request.  

 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Low Density 
Residential 

PD, Planned Development 

North  Car Wash and Gas Station Low Density 
Residential 

PD, Planned 
Development/GC, 
General Commercial 

South Single-Family Residential Low Density 
Residential 

R-7, Small Lot, Single-
Family Residential 

East Single-Family Residential Low Density 
Residential 

R-10, Medium Lot, Single-
Family Residential 

West Greeneway/Single-Family 
Residential 

Parks, Recreation, 
Open Space, and 
Conservation/Low 
Density 
Residential 

P, Public Use/R-14, Large 
Lot, Single-Family 
Residential 

 

Access – The subject parcel has access from West Five Notch Road. 

Topography – The existing site is relatively flat with an existing detention area in the Southwest 
corner of the lot. 

Utilities – Water and sanitary sewer are available. Final capacity analysis will be provided by 
Engineering and Utilities prior to final permitting. 

Floodplain – The property is not located in a designated federal floodplain. 

Drainage Basin – The property is located within the Pole Branch Basin, one of the City’s largest 
basins. Overall, sampling results indicate that this basin water quality is in poor condition.  Nitrate 
loads are significant during rain events and high during non-rain events.   
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 
Staff provides the following information for context related to the Commission’s deliberation. 
Descriptions and commentary added by staff will be italicized. 

1. The size of the tract in question (§5.3.6.1).  
 
Parcel 005-19-06-005 is approximately ±2.02 acres. 
 

2.  Whether the proposal conforms with and furthers the goals of the Comprehensive Plan, 
other adopted plans, and the goals, objectives, and policies of the Development Code, 
§1.2 (§5.3.6.2).  
 
The Comprehensive Plan Goal 4.3 prioritizes infill development. Existing infrastructure and 
amenities are available. Strategy 6.2 generally supports provision of varying home types 
to provide a more varied housing stock to attract and retain a more diverse population. 
While the property is not easily connected to other residential developments in the area, 
it does provide an opportunity for residents to easily access the Greeneway as an alternate 
route to downtown North Augusta (Strategy 7.3). 
 

3. The relationship of the uses envisioned under the new zoning and the uses currently 
present in adjacent tracts.  In particular, the Planning Commission shall consider 
whether as stated in §5.3.6.3 of the NADC: 
 

a. The proposed rezoning is compatible with the surrounding area; 
 
The adjacent development was included in the 2000 PD, Planned Development 
request. In the vicinity is GC, General Commercial, and R-7, Small Lot, Single-Family 
Residential. Across the street is zoned R-10, Medium Lot, Single-Family Residential. 
There is no overlay district on these properties. 

 
The purpose of the requested R-5, Mixed Residential zoning district is to allow for a 12-
unit townhouse development. Lot standards for an R-5 lot are as follows:  

 
• Minimum lot size in R-5 is 5000 

square feet 
• Maximum density of 24 units per 

gross acre 
• 3.0 floor area ratio 
• 0.6 impervious surface ratio 
• 15’ minimum lot frontage 

• 20’ minimum lot width 
• 65’ maximum building height 
• 5’ minimum front setback 
• 25’ maximum front setback 
• 0 or 5’ minimum side setback 
• 15’ minimum rear setback 
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Permitted Uses in R-5:  
• Residential accessory uses, 

including accessory dwellings  
• Duplexes  
• Multifamily residences  
• Patio homes  
• Quadruplexes  
• Room renting (no more than 4 

tenants)  
• single room occupancy units  
• single-family detached dwellings  
• townhomes  

• triplexes  
• zero lot line units  
• non-exempt group homes,  
• housing services for the elderly  
• tourist homes  
• churches, synagogues and parish 

houses  
• swimming pools  
• cemeteries  
• Minor utility connections (such as 

meter boxes)  
 

Conditional Uses in R-5:  
• Room renting for (more than 4 tenants) 
• Dormitories 
• Child Care 

 
There are a few other accessory use allowed. 

 

b. There will be any adverse effects on the capacity or safety of the portion of 
street network influenced by the rezoning; 
 
The proposal should have a limited effects on the existing road network. Any 
negative effects will be mitigated prior to construction. The current PD requires the 
use of only the shared driveway to W. Five Notch Road. Staff recommends 
continuing to use the pre-existing access if practical. Secondary access would be 
difficult given the curvature of W. Five Notch Road. Final determinations will be 
made by SCDOT, as W. Five Notch is a state maintained road. An existing turn lane 
is provided to Green Forest Drive.  
 

c. There will  be any adverse effects on existing or planned public utility services 
in the area; 
 
Any infrastructure improvements must be provided by the developer. A 
determination of the adequacy and availability of potable water and sanitary 
sewer will be analyzed by the City Engineer at the time of Site Plan approval. This 
application may be approved subject to the deferral of development until all 
public facilities are deemed available and adequate. Staff does not anticipate any 
issues with the provision of utilities. 
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d. Parking problems; or 
 

Parking will be required to meet City standards at the time of site plan approval. 
Any waivers or variances must be addressed by the Planning Commission or Board 
of Zoning Appeals, as applicable. Guest parking and recreational vehicle parking 
must be addressed. 

 

e. Environmental impacts that the new use will generate such as excessive storm 
water runoff, water, air, or noise pollution, excessive nighttime lighting or other 
nuisances. 
 
Any development will be required to meet all state standards for runoff capture 
and treatment. Noise and lighting will be subject to the standards of the 
Development Code. 

 
4. Any recent change of character in the area due to installation of public facilities, other 

zone changes, new growth trends, deterioration and development (§5.3.6.4). 
 
West Five Notch has seen significant growth over the last several years, with several 
large residential developments accessing the road. The road is also an important 
thoroughfare to commercial and residential developments along Bergen Road, Austin 
Graybill Road between I-20 Exit 1 and 5.   
 

5. The zoning districts and existing land uses of the surrounding properties (§5.3.6.5). 
 
The existing zoning district is PD, Planned Development. The surrounding properties are 
zoned for a mix of commercial and residential uses. 
 

6. Whether the subject property is suitable for the uses to which it has been restricted 
under the existing zoning classification (§5.3.6.6). 
 
The existing zoning classification restricts residential uses to multifamily, which would not 
allow single family use.  

 
7.  Whether the rezoning is compatible with the adjacent neighborhood, especially 

residential neighborhood stability and character (§5.3.6.7). 
 
There are currently a mix of housing types and densities along West Five Notch Road. 
The proposed townhomes would be compatible with existing multifamily and single 
family homes in the vicinity. 
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8. The length of time the subject property has remained vacant as zoned, if applicable 
(§5.3.6.8). 
 
The property has been vacant since adoption of the PD in 2000. 
 

9. Whether there is an adequate supply of land available in the subject area and the 
surrounding community to accommodate the zoning and community needs including, 
but not limited to, affordable housing and economic development (§5.3.6.9). 

 
There is some land available in the general vicinity but much of it falls outside the City 
limits. The comprehensive plan encourages infill development as appropriate. 
 

10. Whether the existing zoning was in error at the time of adoption (§5.3.6.10). 
 
The zoning does not appear to have been in error at adoption, as it was requested by the 
applicant. 

 
 
 

SECTION 7: RECOMMENDATION 
 

Staff is not required to make a recommendation to the Planning Commission. The Department 
has determined the application is complete.   

The Planning Commission may recommend approval or denial of this request according to 
NADC § 5.1.3.  

 

SECTION 8: ATTACHMENTS 
1. Aerial 
2. Topography 
3. Current Zoning 
4. Future Land Use 
5. Site Pictures 
6. Public Hearing Notice 
7. Ord. 2000-022 
8. Application Documents 

 
cc  Glynn Bruker, gbruker@aol.com 
 Bo Slaughter, James G. Swift & Associates, bo@jgswift.com  

mailto:gbruker@aol.com
mailto:bo@jgswift.com
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Figure 1: Entry view looking south along Five Notch Rd. 

 

 

Figure 2: Site picture from existing car wash 

























Department of Planning  
and Development  
Project Staff Report 
MW20-003 Arby’s/Starbucks Landscape Waiver 
Prepared by: Libby Hodges 
Meeting Date: August 20, 2020 
 

 
SECTION 1: PROJECT SUMMARY 

 
Project Name Arby’s Starbucks Landscaping Waiver 
Applicant HR Developers, LLC 
Address/Location 1062 and 1066 Edgefield Road 
Engineer David Banks, Southern Partners, Inc. 
Parcel Number(s) 010-10-04-062 
Total Development Size ±1.43 acres 
Existing Zoning GC, General Commercial 
Proposed Use Fast Food Restaurants with Drive-thru 
Overlay HC, Highway Corridor Overlay District 
Waivers Requested NADC Article 10, Landscaping, Buffer Requirements 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

This application has been forwarded to the Planning Commission to consider the following: 

§ 5.9.1 Planning Commission Waivers 
 
The Planning Commission may approve waivers to the development standards contained 
in this Chapter except where the authority to grant waivers, variances and adjustments is 
vested in the Board of Zoning Appeals. Such waivers shall be approved as part of the 
underlying application for development approval upon a written finding, supported by 
substantial competent evidence. The Planning Commission may waive such standards 
where: 

5.9.1.1 After obtaining the recommendation of the Director, the Planning Commission 
determines that the proposed waiver does not conflict with the goals and policies of the 
Comprehensive Plan or the purposes underlying the standard; and 

5.9.1.2 The applicant demonstrates, through documentation and/or studies, based on 
generally accepted engineering principles, that adherence to the standard provided by 
this Chapter would pose a threat to health and safety or would undermine a policy set 
forth in the Comprehensive Plan or the purposes underlying the standard; and 
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5.9.1.3 The applicant consents to an alternative standard, and the Planning Commission 
finds that such standard is consistent with the Comprehensive Plan, will protect the public 
health, safety and general welfare, and is consistent with the purposes underlying the 
standard; and  
 
5.9.1.4 The economic burden imposed on the applicant to comply with the generally 
applicable standard outweighs the public purpose for such standard; and  
 
5.9.1.5 Compliance with the generally applicable standard is impracticable due to unique 
topographical or other site conditions. 

Planning Commission Action: The Planning Commission may recommend approval, approval 
with conditions or denial of this request according to NADC § 5.1.3. Each waiver should be 
considered individually per the standards. 

 
SECTION 3: PUBLIC NOTICE 

 

Per NADC Table 5-1, 14. Planning Commission Waiver of Development Standard does not require 
additional public notice.  The Planning Commission agenda was published online August 13, 2020. 

 
SECTION 4: SITE HISTORY 

 

The subject property is currently vacant. The property was part of the Brandenburg tract annexed on 
November 3, 1986. At the time of annexation, the property was zoned TC, Thoroughfare Commercial. The 
property was zoned GC, General Commercial with the adoption of the 2008 Zoning Map and North 
Augusta Development Code. Portions of the site have been subdivided and developed as commercial 
properties over time, including the auto parts store, credit union, and prompt care facility. The overall site 
plan is presented for review under SP20-003. 

A variance (ZV20-003) was issued on June 11, 2020, by the Board of Zoning Appeals to allow for a smaller 
frontage buildout than the 30% required by the Highway Corridor Overlay. The following conditions were 
applied to the project:  

1. The property will be developed in general conformance with the layout provided. Minor 
changes to the layout may be allowed as determined by the Planning & Development 
Director. In no case will a less conforming layout be allowed. 

2. No additional curb cuts onto Edgefield Road/Highway 25 will be allowed. 

A copy of the recorded order is attached to this staff report. 



Project Staff Report 
MW20-003 Arby’s/Starbucks Landscape Waiver 

Prepared by: Libby Hodges 
Meeting Date: August 20, 2020 

 

Page 3 of 7 
 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Commercial GC, General Commercial 

North  Office/Commercial Commercial/Low Density 
Residential 

GC, General Commercial 

South Vacant Mixed Use R-10, Medium Lot, Single-
Family Residential 

East Office/Commercial Commercial/Mixed Use TC, Thoroughfare 
Commercial/PD, Planned 
Development 

West Office/Residential Commercial/High Density 
Residential 

GC, General 
Commercial/PD, Planned 
Development 

 
Access – The site currently has access from Edgefield Road and two unnamed access driveways 
to the existing SRP Federal Credit Union off Walnut Lane. 

Topography – The subject parcel was previously graded and is essentially flat. 

Utilities – Water and wastewater service are available. The property is served by the City of North 
Augusta sewer and water is provided by the Edgefield County Water and Sewer Authority. 
Detention is handled by a regional detention pond. 

Floodplain – The subject property is not located within a federally designated floodway. 

Drainage Basin – The property is located within the Pole Branch Basin. The basin has an overall 
poor water quality rating. Pole Branch basin is one of the city’s largest basins.  The basin borders 
along Highway 25 at I-20 to Arbor Place off of Walnut Lane and then encompasses Bergen Road 
and its communities.  The Pole Branch watershed includes high density residential, high density 
commercial, and some industrial areas.  Major traffic corridors including Highway 25, I-20, Five 
Notch Road, and all the neighboring communities impact this watershed. The preliminary 
physical stream assessments at Pole Branch indicate that this stream channel is currently not 
effective at transporting current loads of stormwater during heavy storm events.  Due to the high 
nutrient concentrations identified after the first sample event, Pole Branch has been a focus of 
the city monitoring program and attempts to identify sources of pollution will continue in the 
basin.  As problems are identified, solutions will be implemented in conjunction with increased 
public education and outreach about the problems in this basin. Stream segment assessments 
throughout the basin are needed. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

The Planning Commission is being asked to review this application based on the following:  
 

1) Per NADC §5.9.2, this request is not a “Minor Waiver,” as the request does not apply to a 
change in the mix of uses, number and relationship of buildings, parking spaces, or 
landscaping in an amount allowed in Article 10. 
 

2) NADC §18.4.5.4 allows the Board of Zoning Appeals to decide on Appeals of 
Administrative Decisions, grant variances from Article 3 and Article 13, or to review 
Special Exceptions.  

 
This application does not appear to fall under those articles and is, therefore, forwarded to the 
Planning Commission for their review. 
 
The requirements of the North Augusta Development Code that are requested to be waived are 
as follows: 
 

NADC Article 10, Landscape Buffers, Table 10-6, Buffer Width and Landscape Requirements 
Amount of Open Space Required 

10.5 LANDSCAPE BUFFERS 

Table 10-3 classifies the proposed uses as “Class 3” uses (OC, NC, GC, TC, General 
Commercial Uses). 

Table 10-4 requires adjacent “Class 3” uses to have a Class A buffer. 

Table 10-5 provides the points assigned to each category of large or small trees and 
shrubs. 

Table 10-6 shows that a “Class A” buffer is required to be 8’ in width and provide 1+1 
large trees per 60 feet, small trees are optional, and an overall buffer point provision of 
0.2 points per linear foot of the buffer.  

Copies of the applicable pages of Article 10 are provided in the attachments. 

The applicant has requested that the requirement for the buffer between the properties be 
waived. 
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The Planning Commission must consider the following:  

1) The proposed waivers do not appear to conflict with the goals and policies of the 
Comprehensive Plan or the purposes underlying the standard.  

The applicant states that the proposal is in coordination with the goals and policies of the 
comprehensive plan due to the same use being on both properties. 

Staff notes a priority of the Comprehensive Plan is to prioritize infill development and 
sustainable development. Staff also notes that the project is within a well-developed 
commercial corridor with access to several different uses within walking distance, assisting with 
development of a mixed use area. Multi-modal transportation and multiple uses within an area 
are encouraged by the Comprehensive Plan. 

 

2)  The applicant demonstrates, through documentation and/or studies, based on generally 
accepted engineering principles, that adherence to the standard provided by this 
Chapter would pose a threat to health and safety or would undermine a policy set forth 
in the Comprehensive Plan or the purposes underlying the standard. 

The applicant states that not having the buffer would provide a more efficient use of the 
property. The plans show a pedestrian path between the restaurants and to Edgefield Road.  

Staff notes that all other landscaping requirements appear to be met. Tree coverage for parking 
spaces appear to be sufficient and will provide shade if they reach maturity. 

 

3) The applicant consents to alternative standards, and the Planning Commission finds that 
such standard is consistent with the Comprehensive plan will protect the public health, 
safety, and general welfare and is consistent with the purposes underlying the standards. 

The applicant states that interlocking double row parking is a standard parking layout and meets 
other parking standards in the Development Code.  

Staff notes that these parking stalls allow the applicant to meet parking minimums required by 
the code. Staff also notes that permeable paving is used on some portions of the parking to meet 
impervious surface and stormwater management requirements. 
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4) The economic burden imposed on the applicant to comply with the generally applicable 
standards outweighs the public purpose for such standard. 

The applicant states there is no way to accommodate the development and provide the buffer 
as required. 

Staff notes the landscaping and stormwater comments above, and that the appropriate buffers 
appear to be shown between the project limits and adjacent non-residential uses. 

 

5) Compliance with the generally applicable standards is impracticable due to unique 
topographical or other site conditions. 

The applicant states that due to the interconnectivity of the project, compliance with the buffer 
standards would be impractical. 

 
SECTION 7: STAFF RECOMMENDATION 

 

Based on the analysis and evaluation of each review criteria outlined above, the Department has 
determined the application is complete.   

Staff recommends approval of the waivers with conditions. The conditions are as follows: 

1) Final approval of the Major Site Plan application will be granted by staff when the plans 
are in substantial compliance with the requirements of the North Augusta Development 
Code and any proposed conditions recommended by the Planning Commission in regard 
to the Major Waiver application.  

2) The waivers granted apply only to this project and will not apply to any future 
development on the site should this plan not be developed. 

3) If the site plan is substantially revised, the site plan and any additional waivers will require 
Planning Commission as determined by the Planning Director.  

4) Minor alterations to the site plan, as determined by the Planning Director, will adhere as 
closely as possible to the requirements of the Development Code and this waiver. 
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SECTION 8: ATTACHMENTS 
 

1. Aerial/Site Map 
2. Topography 
3. Current Zoning 
4. Future Land Use 
5. Application Materials 
6. BZA Order 
7. Article 10 Buffer Requirements 

 

cc Stan Harpe, HR Developers, LLC, stan.harpe@hr-developers.com  
 David Banks, Southern Partners, Inc. dbanks@southernpartners.net  

mailto:stan.harpe@hr-developers.com
mailto:dbanks@southernpartners.net
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ARTICLE 10 – LANDSCAPING  
 

North Augusta Development Code 10-9 

10.4.4.5 The performance guarantee shall be released after the landscape 
improvements, as guaranteed, have been installed, inspected and determined to be in 
full compliance with the approved Landscape Plan. 
 
10.4.4.6 If the required landscape improvements have not been installed after a 
period of twelve (12) months, the Director shall notify the applicant of a failure to 
complete the landscape improvements. If the required improvements have not been 
completed within thirty (30) days of notification, the Director shall utilize the performance 
guarantee to implement the required landscape improvements. 
 
10.4.4.7  Violations – Failure to maintain required landscaping subsequent to the 
issuance of a certificate of occupancy or to adhere to an approved landscaping plan is a 
violation of the requirements of this Chapter and subject to any and all remedies. 
 
10.5  LANDSCAPE BUFFERS 
 
10.5.1  Purpose 
The purpose of buffers is to provide a transitional area between uses that may differ in 
development intensity and density, or to provide a separation between uses of similar 
intensity and density. Required landscaped buffers are intended to ensure that a natural 
area of appropriate size and density of plantings is installed or preserved between 
zoning districts and/or uses. The type of buffer varies based upon the type and 
relationship between the adjacent land uses. The width of the buffer and the density of 
plantings increases as the difference between adjacent land uses increases.  
 
10.5.2  Applicability   
In addition to the exemptions as set forth in §10.2.3, the following uses are exempt from 
the buffer requirements as described in this section: 

 
10.5.2.1 Lots or parcels separated by a public right of way equal to or greater than 
twenty (20) feet wide;  
 
10.5.2.2 Lots or parcels separated by a railroad right of way, power line easement 
or other utility or transportation easement that is equal to or greater than twenty (20) feet 
wide except for the width requirements of Type D buffers. 
 
10.5.2.3 Lots or parcels separated by designated and maintained property used 
for natural open space, park including the Greeneway, drainage way, stormwater 
treatment and detention, or other acceptable undevelopable use with a minimum width 
of thirty (30) feet at the narrowest except for the width requirements of Type D buffers 
where the minimum width of the open space is less than forty (40) feet. Designated and 
maintained shall mean land platted for the specific purpose, owned by the city or other 
public agency and restricted to the specific purpose or subject to a recorded 
conservation easement. 
 
10.5.3  Buffer Types 
 
10.5.3.1 There are four (4) different classes of land uses that determine the buffer 
type. Land use classes are based upon the zoning classification of the parcel, the 
proposed use of the development or the existing use of land. The zoning classification 
will be used only when the existing land use is ‘vacant’ and there is no use proposed for 



ARTICLE 10 – LANDSCAPING  
 

North Augusta Development Code 10-10 

the parcel.  The classes of land use are shown in Table 10-3. (Rev. 12-1-08; Ord. 2008-
18) 
 
TABLE 10-3   LAND USE CLASS FOR DETERMINING BUFFER   
   REQUIREMENTS 
 

A 
Land Use Class 

B C D E 
Class 1 Class 2 Class 3 Class 4 

1. Zoning District R-14, R-10, R-7 R-5, R-MH, PD OC, NC, GC, TC IND 

2. Type of Land 
Use 

Residential uses 
– single-family 
detached homes 
and duplex only 

Residential uses 
– other than 
Class 1 

Commercial, 
Office, 
Institutional, 
Public and Civic 
uses 

Manufacturing, 
Industrial, 
Transportation, 
Warehousing 
and Utilities 
uses 

 
10.5.3.2 Table 10-3 identifies the buffer type required for a proposed development 
based on the adjacent land use class. Buffer types are designated by A, B, C or D and 
are identified in Table 10-4. If an adjacent parcel is undeveloped, the minimum buffer is 
based on the zoning district on the adjacent property. 
 
TABLE 10-4   BUFFER TYPES REQUIRED BETWEEN ADJACENT  
   LAND USE CLASSES 
 

Existing 
A B C D E 

Land Use  Class 1 Class 2 Class 3 Class 4 

Pr
op

os
ed

 1. Class 1 -- -- -- -- 
2. Class 2 A A B D 
3. Class 3 B B A C 
4. Class 4 D D C -- 

 
10.5.3.3 Table 10-6 defines buffer types by the required plantings and dimensions. 
The width of the buffer and the density of plantings increases as the difference in the 
nature and intensity of development between adjacent land use classes increases.  
Each buffer type must provide a minimum density of landscaping as calculated by buffer 
points prescribed in Table 10-5. Buffer points are assigned to plantings as follows: 
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North Augusta Development Code 10-11 

TABLE 10-5  BUFFER POINTS 
 

A B 
Plant Category Points 

1. Large Tree 10.0 
2. Small Tree 5.0 
3. Shrub 2.5 

 
TABLE 10-6  BUFFER WIDTH AND LANDSCAPING REQUIREMENTS 
 

A B C D E 

Buffer 
Type 

Minimum Buffer 
Width (feet) 

Minimum 
Required Large 

Trees per 
Linear Foot 

Minimum 
Required 

Small Trees 
per Linear Foot 

Minimum 
Required 

Buffer Points 
per Linear Foot 

1. A 8 1 plus 1 per 60 
feet Optional 0.2 

2. B 15 1 plus 1 per 50 
feet 

1 plus 1 per 50 
feet 0.7 

3. C 20 1 plus 1 per 40 
feet 

1 plus 1 per 50 
feet 1.0 

4. D 

40 
May be 20 if a 6 
foot high berm or 

decorative 
masonry wall is 

included 

1 plus 1 per 40 
feet 

1 plus 1 per 40 
feet 

1.2 
May be 0.9 with 6 
foot high berm or 

wall 

 
10.5.4  Standards for Buffer Development 
 
10.5.4.1 Prohibited Uses – The construction of any building or the placement of 
any mechanical equipment within the buffer is not permitted except for items specified in 
§10.5.4.2. Signs may be placed within the buffer consistent with the sign regulations 
specified in Article 13, Signs. Active open space, circulation drives other than required 
access drives, parking lots and other impervious surfaces are not permitted in the buffer. 
 
10.5.4.2 Permitted Uses – The following uses are permitted in a buffer if none of 
the required plant material is eliminated, the intended screening is accomplished, the 
total width of the buffer is maintained and all other requirements of §10.5 are met: 
a. Passive open space (not active open space); 
b. Sculpture, outdoor furniture, picnic areas; 
c. Pedestrian, bike or equestrian Greeneways;  
d. Golf courses; 
e. Storm water retention basins; 
f. Equipment necessary to provide utilities; and  
g. Fences and walls. 
 
10.5.4.3 Buffer on Property Line – When platting abutting lots, the applicant may 
establish a buffer that straddles the property line if the cumulative buffer width is 
maintained for both Landscape Areas. 
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10.5.4.4 Visual Separation – Where a section of this Chapter requires complete 
visual separation, this may be accomplished through the use of landscaping which 
provides year-round opaque screening, earth berms, masonry walls or fences 
constructed of pressure-treated wood or other wood resistant to deterioration due to 
exposure to weather, moisture and insects or a combination of two or more of these 
techniques.  Even where complete visual separation is achieved, the landscaping and 
buffer requirements still apply.  
 

10.6  PARKING LOT LANDSCAPE AREAS 
Parking Lot Landscape Areas aesthetically and visually enhance the appearance of 
parking lots.  Parking lot landscaping mitigates the heat island effect, stormwater runoff 
and negative visual impacts of parking areas. Smaller parking lots are exempt from 
these requirements to encourage the dispersal of paved areas and infill development on 
smaller lots. In order to mitigate the impact of larger parking areas, Parking Lot 
Landscape Areas are based upon the size of the respective parking lot. The size of the 
required Parking Lot Landscape Area increases as the size of the respective parking lot 
increases. 
 
10.6.1  Applicability 

This section applies to: 
a. All new parking lots; 
b. Existing parking lots that add five (5) or more spaces, within the expansion area only; 

and 
c. Any change of use, unless the Director finds that the new use requires no additional 

parking spaces.  
 
10.6.2  Generally 
a. Landscaping, both interior and exterior areas combined, shall comprise a minimum 

area of not less than ten percent (10%) of the gross parking lot area.   
b. The minimum prepared depth of all planting areas and islands shall be in accordance 

with horticultural best management practices.  
c. The Director may approve alternative planting island or median configurations if: 

1. The number and size of landscaped areas is not reduced; and 
2. The configuration is needed to respond to unique topographical or site 

conditions; or 
3. In lieu of curb and gutter or landscape plantings, the applicant incorporates 

bioretention facilities consistent with the principles of Low Impact Design; or 
4. The Director determines that the alternative design will provide more effective 

screening and shading of parking areas. 
d. Parking perimeters, medians, islands and strips shall include a six (6) inch vertical 

curb unless uncurbed bioretention areas are included as part of an approved low 
impact stormwater management design (Low Impact Design) approved by the City 
Engineer. A qualified Engineer shall certify that the bioretention areas comply with 
the principles for Low Impact Design. 

e. All dimension and area calculations for landscape areas shall be measured 
horizontally from the back (inside) of the curb that surrounds the landscape area. 

 
10.6.3  Perimeter Landscaping 
 
10.6.3.1 Applicability – Perimeter landscaping is the portion of the landscaped 
area that encircles the area improved for parking. Perimeter landscaping is required on 
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SECTION 1: PROJECT SUMMARY 
 

Project Name Arby’s/Starbucks 

Applicant HR Developers, LLC 

Address/Location 1062 and 1066 Edgefield Road 

Parcel Number(s) 010-10-04-062 

Total Development Size ±1.43 acres 

Existing Zoning GC, General Commercial 

Overlay HC, Highway Corridor Overlay District 

Traffic Impact Tier Tier 3 

Proposed Use Fast food restaurants with drive-thru 

Future Land Use Commercial 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

Section 5.6 of the North Augusta Development Code (NADC) provides uniform approval 
procedures for site plans.  

5.6.1 Purpose 

The site plan review provisions and regulations of this section are intended to promote the safe, 

functional and aesthetic development of property and to ensure that new structures, utilities, 

streets, parking, circulation systems, yards and open spaces are developed in conformance with 

the standards of this Chapter. The site plan review considers the siting of structures and related 

site improvements to promote harmonious relationships with adjacent development. 

5.6.2 Major and Minor Site Plans 

The approval of a site plan is hereby required as a condition for the issuance of a building permit. 

No building permit shall be approved unless a site plan has been approved in accordance with 

the procedures prescribed in this section. 
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5.6.6 Major Site Plan Approval Procedure 

5.6.6.1 Generally – Approval of a major site plan is a two (2) step process. A pre-application 
conference is recommended. The first step is the submission of a preliminary site plan application 
and required information for review by the Department and the Planning Commission. The 
second step is the submission of a final site plan for review by the Department for compliance 
with the approval of the Planning Commission and other provisions of this Chapter. 

 

5.6.6.2 Preliminary Site Plan – 

a. An application for approval of a site plan and required information shall be submitted 
to the Department. The Director shall determine whether the application for a 
preliminary site plan is complete as prescribed in Appendix B, Application Documents. 

b. If the site plan application is complete and conforms to this Chapter, the Director shall 
forward the application, along with conditional use permit application if applicable, to the 
Planning Commission within thirty (30) days of the determination of completeness. The 
Director’s report to the Planning Commission on the application shall address compliance 
of the site development plan with the provisions of this Chapter, the suitability of plans 
proposed, and shall include a recommendation for approval or denial and any 
recommended waivers, conditions of approval or modifications to the site plan as 
submitted, if any, with reasons therefore. 

c. (omitted for brevity) 

d. A majority vote is required for the Planning Commission to approve, approve with 
conditions or waivers or both, if applicable, or deny a preliminary site plan application. 

e. A preliminary site plan approval by the Planning Commission must be processed and 
approved as a final site plan by the Director and City Engineer prior to the issuance of any 
building permit and before the vesting period provided for in §5.6.7.5 shall commence. 
(Adopt. 12-1-08; Ord. 2008-18) 

 

5.6.6.3 Final Site Plan  

After a final decision by the Planning Commission to approve a preliminary site plan and 
all required conditions of a conditional use permit, if applicable, the application may be 
processed for final site plan approval. The final site plan shall be prepared and submitted 
to the Director in the same manner as set forth in §5.6.6.2. If the final site plan conforms 
to the approval of the Planning Commission, the provisions of this Chapter and all 
required conditions or waivers or both, if applicable, the Director shall approve the site 
plan. If the final site plan is complete, but does not conform to the approval of the 
Planning Commission, the provisions of this Chapter and any conditions or waivers or 
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both, if applicable, the Director shall deny the site plan and return to applicant for revision 
and resubmission. If the applicant disagrees with the decision of the Director, an appeal 
may be filed in accordance with the procedures set forth in §18.4. (Rev. 12-1-08; Ord. 
2008-18) 

Final approval will be granted by staff when the plans are in substantial compliance with the 
requirements of the North Augusta Development Code and any proposed conditions.  

 

SECTION 3: PUBLIC NOTICE 
 

Per NADC Table 5-1, no public notice is required for a major site plan.  A notice for the Planning 

Commission meeting was placed on the City website, www.northaugusta.net, on August 13, 

2020. 

 
 

SECTION 4: SITE HISTORY 
 

The subject property is currently vacant. The property was part of the Brandenburg tract annexed 

on November 3, 1986. At the time of annexation, the property was zoned TC, Thoroughfare 

Commercial. The property was zoned GC, General Commercial with the adoption of the 2008 

Zoning Map and North Augusta Development Code. Portions of the site have been subdivided 

and developed as commercial properties over time, including the auto parts store, credit union, 

and prompt care facility. A waiver for buffer landscaping is submitted under MW20-003. 

A variance (ZV20-003) was issued on June 11, 2020, by the Board of Zoning Appeals to allow for 

a smaller frontage buildout than the 30% required by the Highway Corridor Overlay. The 

following conditions were applied to the project:  

1. The property will be developed in general conformance with the layout provided. 

Minor changes to the layout may be allowed as determined by the Planning & 

Development Director. In no case will a less conforming layout be allowed. 

2. No additional curb cuts onto Edgefield Road/Highway 25 will be allowed. 

A copy of the recorded order is attached to this staff report. 
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Commercial GC, General Commercial 

North  Office/Commercial Commercial/Low 

Density Residential 

GC, General Commercial 

South Commercial Mixed Use GC, General Commercial 

East Office/Commercial Commercial/Mixed 

Use 

TC, Thoroughfare 

Commercial/PD, 

Planned Development 

West Office/Residential Commercial/High 

Density Residential 

GC, General 

Commercial/PD, 

Planned Development 

 

 

Access – The site currently has access from Edgefield Road and two unnamed access driveways 

to the existing SRP Federal Credit Union off Walnut Lane. 

Topography – The subject parcel was previously graded and is essentially flat. 

Utilities – Water and wastewater service are available. The property is served by the City of North 

Augusta sewer and water is provided by the Edgefield County Water and Sewer Authority. 

Detention is handled by a regional detention pond. 

Floodplain – The subject property is not located within a federally designated floodway. 

Drainage Basin – The property is located within the Pole Branch Basin. The basin has an overall 

poor water quality rating. Pole Branch basin is one of the city’s largest basins.  The basin borders 

along Highway 25 at I-20 to Arbor Place off of Walnut Lane and then encompasses Bergen Road 

and its communities.  The Pole Branch watershed includes high density residential, high density 

commercial, and some industrial areas.  Major traffic corridors including Highway 25, I-20, Five 

Notch Road, and all the neighboring communities impact this watershed. The preliminary 

physical stream assessments at Pole Branch indicate that this stream channel is currently not 

effective at transporting current loads of stormwater during heavy storm events.  Due to the high 

nutrient concentrations identified after the first sample event, Pole Branch has been a focus of 

the city monitoring program and attempts to identify sources of pollution will continue in the 

basin.  As problems are identified, solutions will be implemented in conjunction with increased 

public education and outreach about the problems in this basin. Stream segment assessments 

throughout the basin are needed.  
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

1. The future land use classification for the site is Commercial.  The proposed use is 
appropriate for the future land use classification. 

2. Approval of the site plan will depend on the status of MW20-003, Arby’s /Starbucks 
Landscape Buffer Waiver and any conditions imposed as a result of that waiver. 

3. Additional Staff review comments have been issued for the project related to Open Space, 
impervious surfaces, landscaping and site lighting. Final approvals will be issued when 
these comments are addressed. 

4. Conditions from ZV20-003 will continue to be applied to the project. 
 

SECTION 7: ATTACHMENTS 

 
1. Aerial/Site Map 

2. Topography 

3. Future Land Use 

4. Application Materials 

5. BZA Order 

 

cc Stan Harpe, HR Developers, LLC stan.harpe@hr-developers.com 

 David Banks, Southern Partners, Inc. dbanks@southernpartners.net 

 

mailto:stan.harpe@hr-developers.com
mailto:dbanks@southernpartners.net
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USE: DRIVE THROUGH 
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PROVIDED = 30 

SITE SIGNAGE MUST BE SUBMITTED FOR REVIEW AND 
PERMITTED SEPARATELY PRIOR TO INSTALLATION. 

PER FIRM PANEL NUMBER 45003C305E (JUNE 19, 2012) 
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1/4" = 1'-0"1 LEFT SIDE ELEVATION

1/4" = 1'-0"2 RIGHT SIDE ELEVATION

1/4" = 1'-0"3 REAR ELEVATION
1/4" = 1'-0"4 FRONT ELEVATION

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.
SIGNAGE BY TENANT.  GC TO COORDINATE 
POWER AND BLOCKING REQUIREMENTS 
BASED ON TENANTS SIGNAGE PACKAGE.
EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.
BREAK METAL CAP AT MASONRY HEAD, 
VERIFY POSITIVE DRAINAGE BENEATH EIFS 
APPLICATION ABOVE.
YKK 600 6" STOREFRONT SYSTEM OR EQUAL 
WITH INSULATED WINDOW SYSTEM.  SEE 
WINDOW SCHEDULE AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

DECORATIVE SCONCE.  VERIFY JUNCTION 
BOX AND ATTACHMENT POINTS RELATIVE TO 
FIXTURE HEIGHT ILLUSTRATED.

SCREEN WALL BEYOND.

MASONRY VENEER, TYPICAL.  SEE WALL 
SECTION DETAILS.

SITE PAVING, SEE CIVIL.

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.
SIGNAGE BY TENANT.  GC TO COORDINATE 
POWER AND BLOCKING REQUIREMENTS 
BASED ON TENANTS SIGNAGE PACKAGE.
EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.
STRUCTURED FABRIC AWNING.  COLOR 
MATCH FABRIC TO TENANT LOGO/GRAPHIC 
AND INSTALL PER MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.

EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.
BREAK METAL CAP AT MASONRY HEAD, 
VERIFY POSITIVE DRAINAGE BENEATH EIFS 
APPLICATION ABOVE.
MAPES SUPER LUMIDECK FLAT SOFFIT OR 
EQUAL.  PROVIDE WITH 8" C CHANNEL 
PROFILE FASCIA.

SCREEN WALL TO CONTINUE BEYOND.

MASONRY VENEER, TYPICAL.  SEE WALL 
SECTION DETAILS.

SITE PAVING, SEE CIVIL.

STOREFRONT SYSTEM SPECIFIC CORNER 
FRAME.  VERIFY WRAP DETAIL AT 
STRUCTURAL COLUMN BEYOND.  SEE 
WINDOW SCHEDULE AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.

EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

YKK 600 6" STOREFRONT SYSTEM OR EQUAL 
WITH INSULATED WINDOW SYSTEM.  SEE 
WINDOW SCHEDULE AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

SCREEN WALL BEYOND.

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.

SIGNAGE BY TENANT.  GC TO COORDINATE 
POWER AND BLOCKING REQUIREMENTS 
BASED ON TENANTS SIGNAGE PACKAGE.

STOREFRONT SYSTEM SPECIFIC CORNER 
FRAME.  VERIFY WRAP DETAIL AT 
STRUCTURAL COLUMN BEYOND.  SEE 
WINDOW SCHEDULE AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

MAPES SUPER LUMIDECK FLAT SOFFIT OR 
EQUAL.  PROVIDE WITH 8" C CHANNEL 
PROFILE FASCIA.

DECORATIVE SCONCE.  VERIFY JUNCTION 
BOX AND ATTACHMENT POINTS RELATIVE TO 
FIXTURE HEIGHT ILLUSTRATED.

MASONRY VENEER, TYPICAL.  SEE WALL 
SECTION DETAILS.

BREAK METAL CAP AT MASONRY HEAD, 
VERIFY POSITIVE DRAINAGE BENEATH EIFS 
APPLICATION ABOVE.

EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

BREAK METAL PARAPET CAP, TYPICAL.  SEE 
WALL SECTION DETAILS.

SIGNAGE BY TENANT.  GC TO COORDINATE 
POWER AND BLOCKING REQUIREMENTS 
BASED ON TENANTS SIGNAGE PACKAGE.

HARDI  EQUAL SHIPLAP SIDING WITH 
CONCEALED (LAP) APPLICATION HARDWARE.  
INSTALLATION PER MANUF. SPECIFIC 
DETAILS.

DECORATIVE SCONCE.  VERIFY JUNCTION 
BOX AND ATTACHMENT POINTS RELATIVE TO 
FIXTURE HEIGHT ILLUSTRATED.

MASONRY VENEER, TYPICAL.  SEE WALL 
SECTION DETAILS.

YKK 600 4 1/2" STOREFRONT SYSTEM OR 
EQUAL WITH INSULATED WINDOW SYSTEM.  
SEE WINDOW SCHEDULE AND MANUF. 
SPECIFIC INSTALLATION REQUIREMENTS.

BREAK METAL CAP AT MASONRY HEAD, 
VERIFY POSITIVE DRAINAGE BENEATH EIFS 
APPLICATION ABOVE.

EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

PREFABRICATED ESCUTCHEON AT 
PREFABRICATED CANOPY STRUT 
ATTACHMENT POINT.  COORDINATE 
PENETRATION WITH STANDARD DETAILS 
FOR BOTH CANOPY AND EIFS INSTALLATION.

EIFS APPLICATION, TYPICAL.  SEE WALL 
SECTION DETAILS. AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

STOREFRONT SYSTEM SPECIFIC CORNER 
FRAME.  VERIFY WRAP DETAIL AT 
STRUCTURAL COLUMN BEYOND.  SEE 
WINDOW SCHEDULE AND MANUF. SPECIFIC 
INSTALLATION REQUIREMENTS.

MAPES SUPER LUMIDECK FLAT SOFFIT OR 
EQUAL.  PROVIDE WITH 8" C CHANNEL 
PROFILE FASCIA.

THROUGH WALL SCUPPER AND 
DOWNSPOUT.  COORDINATE ROOF PLAN 
LOCATION FOR RECEIVER W/ ELEVATIONS.

READY ACCESS 275 SERIES SINGLE PANEL 
SLIDER WINDOW W/ MOER & ATTACHED 
SPLIT TRANSOM.  SEE SECTION DETAILS FOR 
DRIVE THROUGH DELIVERY WINDOW 
REQUIREMENTS.

RAIL AT CHANGE IN GRADE, SEE CIVIL 
DRAWINGS AND COORDINATE SHAPE TO 
MATCH SITE PLAN DRAWING 
REQUIREMENTS.

6" PIPE BOLLARD W/ WELDED DOME CAP 
AND PAINTED SAFETY YELLOW.
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