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SECTION 1: PROJECT SUMMARY 

 
Project Name Fire Station No. 1 Relocation 
Applicant City of North Augusta 
Engineer Johnson, Laschober, and Associates 
Address/Location 311 W. Martintown Rd. 
Parcel Number 007-07-07-003 
Total Development Size ±2.83 ac 
Existing Zoning P, Public Use 
Overlay NP, Neighborhood Preservation Overlay District 
Traffic Impact Tier Tier 1 
Proposed Use Fire Station 

 
 
 

SECTION 2: APPLICABLE CODES 
 

Section 5.5 of the North Augusta Development Code (NADC) provides uniform approval 
procedures for conditional uses.  

5.5 CONDITIONAL USE PERMITS  
5.5.1 Purpose  
The purpose of this section is to establish procedures and standards for the processing and 
approval of conditional use permits. Conditional use permits provide a form of limited 
discretionary approval for certain uses which are generally compatible with the land uses 
permitted by right in a zoning district, but which require individual review of their location, 
design, and configuration. Conditional uses ensure the appropriateness of the use at a 
particular location within a given zoning district.  
 
5.5.2 Applicability  
Only those uses that are enumerated as conditional uses in a zoning district, as set forth in the 
Use Matrix, Table 3-2, shall be authorized by the Director.  
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5.5.3 Approval Procedure  

5.5.3.1 No conditional use permit shall be authorized, developed, or otherwise carried 
out until the applicant has secured approval of the conditional use and approval of a 
final site plan by the Planning Commission or Director, as applicable.  

5.5.3.2 A proceeding for approval of a conditional use shall be initiated by filing an 
application with the Department. A pre-application meeting with the Department prior 
to filing is required.  

5.5.3.3 Major Site Plans –  

(omitted, does not apply in this case) 
 
5.5.3.4 Minor Site Plans –  

5.5.3.4.1 Minor site plan applications shall be filed concurrently with conditional use 
permit applications. The information shall be reviewed concurrently with the review of 
the minor site plan.  

5.5.3.4.2 The Director shall conduct a quasi-judicial administrative hearing and shall 
deny the request, approve the request, or approve the request with conditions.  

5.5.3.4.3 The Director may place conditions on the use as part of the approval to assure 
that adequate mitigation measures are associated with the use. The conditions shall 
become a part of the conditional use permit approval and shall be included in the final 
site plan approval.  

5.5.3.4.4 An applicant may appeal a denial of a conditional use permit or any condition 
applied to the use by the Director to the Planning Commission. The Planning 
Commission shall conduct a quasi-judicial hearing in accordance with the requirements 
of §5.1.4.5 prior to making a decision on a conditional use appeal.  

5.5.3.5 An application for a conditional use permit that has been denied may be 
resubmitted only if there has been a substantial change in circumstances, as determined 
by the Director, or if substantial revisions have been made to the application for 
development approval. A determination by the Director may be appealed to the Board 
of Zoning Appeals. 
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5.5.4 Approval Criteria  
The following conditions, restrictions, and limitations shall apply to any conditional use and may 
be specified in detail as conditions of an approval.  

5.5.4.1 The use or development is located, designed, and proposed to be operated so as 
to maintain or promote the public health, safety, and general welfare;  
5.5.4.2 The use or development complies with all required regulations and standards of 
this Chapter, including all applicable provisions of Article 3, Zoning Districts, and with all 
other applicable regulations;  
5.5.4.3 The use or development is located, designed, and proposed to be operated so as 
to maintain the value of contiguous property, or that the use or development is a public 
necessity; and  
5.5.4.4 The use or development conforms with the provisions and policies of the 
Comprehensive Plan.  
5.5.4.5 Conditions that may be specified as a requirement for a conditional use permit 
include:  

a. Relationship of allowable uses.  
b. Protective screening and/or buffering of property perimeter.  
c. Protective screening/location of dumpsters, mechanical systems and loading 
docks.  
d. Landscaping relative to screening, buffering and ingress/egress control and 
not solely for beautification purposes.  
e. Lighting.  
f. Height limitations.  
g. Required setbacks.  
h. Parking. The location of parking and in some instances reduction in the 
amount of parking to be allowed.  
i. Access, circulation, ingress and egress.  
j. Hours of operation for special conditional uses permitted in, or adjacent to, 
residential zoning districts.  
k. Signage.  
l. Performance standards relative to: air pollution, noise, glare and heat, 
vibration, noxious odors, toxic and liquid wastes, fire and explosion, radioactivity 
and electromagnetic radiation.  
m. Building design.  

 
5.5.5 Scope of Approval  

5.5.5.1 The approval of a conditional use permit shall authorize the applicant to apply 
for final site plan approval pursuant to §5.6. All approvals of conditional use permits 
require approval of the site plan. Any conditional use permit approval shall not be in 
effect unless a required site plan is approved. No building permit may be issued until the 



Conditional Use Staff Report 
CU20-005 Fire Station No. 1 Relocation 

Prepared by: Libby Hodges 
Meeting Date: November 5, 2020 

 

Page 4 of 9 

final site plan and conditional use permits are approved. Approval of a conditional use 
permit does not authorize any development activity.  

  
5.5.5.2 Minor field alterations or minor revisions to approved conditional uses may be 
approved by the Director if the conditional use still meets the intent of the standards 
established within the original approval. Minor alteration/revisions shall be limited to 
changes that do not increase the intensity, density, or character of the use. If the 
Director determines that the change is not minor, the applicant shall apply for a revised 
conditional use permit. The applicant may appeal the decision of the Director to the 
Board of Zoning Appeals.  

 
5.5.5.3 Violations of any of the conditions applied to a conditional use permit shall be 
treated in the manner as set forth in §§5.1.6 and 5.11.  

 
5.5.6 Recordation  
The department shall certify the approved conditional use permit, and shall record it with the 
associated site plan in the office of the Register of Mesne Conveyance (RMC) of Aiken County. 
The conditional use approval is perpetually binding on the property, unless another conditional 
use permit request is brought and approved or the underlying zoning is changed that 
establishes the conditional use by right subject to no conditions. 
 
5.5.7 Subsequent Applications  
In the event that an application for a conditional use permit is denied by the Director, or the 
Planning Commission on appeal, or the application is withdrawn after it is advertised, the 
Department may not accept another application for the same amendment on the same 
property or any portion of the same property within one (1) year of the original hearing. 
However, the Department may consider such application within that time if relevant evidence 
that was not reasonably available at the time of the original hearing is presented.  
 
5.5.8 Expiration and Extension of Approval  
A conditional use approval, a site specific development plan for the purposes of this section, 
and the associated site plan shall expire two (2) years from the date of approval unless a 
building permit has been issued and construction has commenced or, if no construction is 
required, the approved conditional use has been initiated. The applicant may apply for and the 
Planning Commission or Director, as applicable, may grant extensions on such approval for 
additional periods up to one (1) year each, but not to exceed five (5) extensions. If an 
amendment to this Chapter is adopted by the City Council subsequent to the conditional use or 
associated site plan approval that would preclude the initial approval, a request for an 
extension may not be granted. (Adopt. 8-16-10; Ord. 2010-12) 
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SECTION 3: PUBLIC NOTICE 
 

Per NADC Table 5-1, internet only public notice is required for a conditional use permit.  A notice 
for the administrative hearing was placed on the City website, www.northaugusta.net, on 
October 20, 2020. 

 

SECTION 4: SITE HISTORY 
 

The subject properties are currently vacant. The plat shows a right-of-way for Atlantis Avenue 
(Tract B) that was formally abandoned in 2017 (Ord. 2017-13). The house shown on the plat has 
since burned and been demolished. 

The properties have been zoned R-14, Large Lot, Single-Family Residential since the adoption of 
the 2008 North Augusta Development Code (NADC). Prior to the NADC, the properties were 
zoned R-1, Low Density Single-Family Residential. The property is within the NP, Neighborhood 
Preservation Overlay. 

At the Regular Planning Commission Meeting on December 19, 2019, the Planning Commission, 
on a vote of 5-2, voted to recommend to City Council the approval of application RZM19-004, a 
request by the City of North Augusta to rezone ±2.43 acres of land from R-14, Large Lot, Single-
Family Residential to P, Public Use.  

City Council adopted Ordinance No. 2020-02 amending the zoning map of the City of North 
Augusta by rezoning ±2.43 acres of land, Tax Parcel 007-07-07-003 from R-14, Large Lot, Single-
Family Residential to P, Public Use on February 3, 2020. 

A minor site plan, MSP20-005, was submitted on September 16, 2020. Comments for the first 
review were issued on October 16, 2020.  

  

http://www.northaugusta.net/
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant  Low Density 
Residential 

P, Public Use 

North  Residential Low Density 
Residential 

R-14, Large Lot, Single-
Family Residential 

South Residential Low Density 
Residential 

R-14, Large Lot, Single-
Family Residential 

East Residential Low Density 
Residential 

R-14, Large Lot, Single-
Family Residential 

West Church/Residential Mixed Use R-14, Large Lot, Single-
Family Residential 

 
Access – The subject parcel has access from W. Martintown Rd., Observatory Ave., and Clay St., 
if improved. 

Topography – The subject parcel is relatively flat, with the lowest elevations towards the 
Northeast. 

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

Floodplain – The subject property does not appear to have any federally designated floodplains 
or wetlands.  

Drainage Basin – This site is located within the Pretty Run Basin as designated on the City of 
North Augusta Stormwater Management Drainage Basin Map. The Pretty Run Basin is located 
within a highly dense residential area, where the stream channel is not effective at transporting 
stormwater during heavy storm events. The Stormwater Management Department’s baseline 
assessment reports an overall poor quality. A monitoring and assessment plan for Pretty Run 
Creek was implemented in 2015 to aid in determining where BMPs can be installed to remove 
pollutants. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

The property is currently zoned P, Public Use. The North Augusta Development Code lists the 
following uses as permissible with the issuance of a Conditional Use Permit. 
 
§ 3.6.4.3 Permitted Uses – The uses listed in Table 3-7 are permitted in the P, Public Use 
District, subject to the issuance of a conditional use permit as required by Article 5, Approval 
Procedures. Public lands that are reserved or designated for environmental protection, open 
space or other natural state should be zoned in the CR, Critical Areas District, rather than the P, 
Public Use District. 
 

TABLE 3-7 USES PERMITTED IN THE P, PUBLIC USE DISTRICT 
 

A B C D 

Permitted Uses LBCS Function  
Code 

LBCS Structure 
Code NAICS Code 

1. Fire, sheriff, and emergency services 6400-6430 4500-4530 922120 
2. Government offices or other governmental civic 

uses or facilities such as courts and city halls 6200 - 6221  92 

3. Libraries 4242 4300 519120 
4. Museums, galleries   712110 
5. Maintenance of government buildings and 

grounds, including equipment storage 2450  561210 

6. Open space, park or active recreational uses 
operated on a non-commercial basis  5500 712190 

7. Post office 6310  491 
8. Recreation centers 5380 3200 713940 
9. Schools, academic, continuance, alternative, 

adult, colleges and universities, and technical, 
trade, and other specialty schools 

6124-6140 4220 6113 

10. Public utility storage and service yards 2450  2211,     
2212, 2213 

11. Sewage treatment plant, pump stations, or lift 
stations 4340 6300-6314 

6350-6356 22132 

12. Solid waste collection centers, solid waste 
transfer stations, recyclable materials, yard 
waste and similar items 

4343  562111  
562119 
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A B C D 

Permitted Uses LBCS Function  
Code 

LBCS Structure 
Code NAICS Code 

13. Water supply facilities including pump stations, 
dams, levees, culverts, water tanks, wells, 
treatment plants, reservoirs, and other irrigation 
facilities 

 6200-6290 221310 

14. Service providers of water, sewer, electricity, 
natural gas, telephone, cable and internet and 
improved or utilized for the delivery of the public 
service (power generating or transforming 
stations, transmission and distribution lines and 
facilities, switching stations, etc.) 

4300 6000 221 
517 

 
A Fire Station (Item 1 on Table 3-7) is a permitted use with a Conditional Use in the P, Public Use 
District. 
 
The following narrative discusses the approval criteria as outline in NADC § 5.5.4: 

5.5.4.1 The use or development is located, designed, and proposed to be operated so as to 
maintain or promote the public health, safety, and general welfare;  

Generally, Fire Stations exist in order to promote public health, safety and general welfare. 
With the adoption of City Council Ordinance No. 2020-02, the City Council affirmed that 
the rezoning is a public necessity. The Station will be operated similarly to other Fire 
Stations in residential districts to minimize impacts on surrounding properties. The 
applicant states that the building was sited and designed to minimize effects on adjacent 
properties. 

 
5.5.4.2 The use or development complies with all required regulations and standards of this 
Chapter, including all applicable provisions of Article 3, Zoning Districts, and with all other 
applicable regulations;  

The development is designed to meet the requirements of the North Augusta Development 
Code, specifically the P, Public Use, district. Staff has worked with the project engineers 
and architects throughout the design process to ensure compliance. Full compliance will 
be verified prior to final site plan approval. There are no anticipated waivers or variances 
needed on the site. 
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5.5.4.3 The use or development is located, designed, and proposed to be operated so as to 
maintain the value of contiguous property, or that the use or development is a public necessity; 
and  

With the adoption of City Council Ordinance No. 2020-02, the City Council affirmed that 
the rezoning is a public necessity. The applicant confirms that the site was designed with 
acknowledgement to adjacent homeowners and with final architectural materials in 
keeping with the surrounding neighborhood. 

 
5.5.4.4 The use or development conforms with the provisions and policies of the Comprehensive 
Plan.  

While the location of public faculties does not have a specific goal or provision in the 2017 
Comprehensive Plan, staff notes that other provisions would view the project favorably. 
The expansion of fire safety coverage is aligned with Core Principle 2, Efficient, High 
Quality Services. The project is an infill project in an existing commercial development and 
generally conforms to encouragement of infill development in Goal and Strategy 6.1.3. 
 

5.5.4.5 Conditions that may be specified as a requirement for a conditional use permit:  

1. Lighting fixtures shall use hoods to minimize light pollution to the surrounding 
neighborhood. 

2. Sanitation/Solid Waste will be managed through roll carts. 

2. Screening along all property lines shall be accomplished through landscape buffers as 
required by the Development Code. This may be through the preservation of existing 
vegetation as is practical and replacement planting as allowed within the Code. Final 
screening will be verified by the Planning Director. 

 

 

SECTION 7: ATTACHMENTS 
 
Site Maps 
Public Notice 
Application Materials 
 
Cc:  Jim Clifford, City Administrator 

Rachelle Moody, Assistant City Administrator  
 Rett Harbeson, Architect/Engineer, JLA, rharbeson@thejlagroup.com 

mailto:rharbeson@thejlagroup.com
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City of North Augusta, South Carolina 

PUBLIC NOTICE 
Conditional Use Administrative Hearing 

 
 
In accordance with §5.5 of the North Augusta Development Code, the Director of 
Planning and Development will hold an administrative hearing for a Conditional 
Use Permit at 4:00 p.m. on Thursday, November 5, 2020 via teleconference to 
consider the following application: 
 
CU20-005 – A request by the City of North Augusta for a Conditional Use Permit 
to allow for a fire station located on ±2.81 acres at 311 W. Martintown Rd., Tax 
Parcel Number 007-07-07-003, zoned, P, Public Use in the Neighborhood 
Preservation Overlay District. 
 
Residents and Property Owners interested in expressing a view on the request 
are encouraged to submit comments. Comments will be collected via email at 
planning@northaugusta.net or voicemail at 803-441-4221 until 5 p.m. on 
Wednesday, November 4, 2020.  Documents related to the application will be 
available after October 29, 2020 at 
https://www.northaugusta.net/government/city-departments/planning-
development.  

 

mailto:planning@northaugusta.net
https://www.northaugusta.net/government/city-departments/planning-development
https://www.northaugusta.net/government/city-departments/planning-development
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