








Department of Planning  

and Development  
Project Staff Report 

MW20-008 Walnut Grove Sec. 13, Block Length 

Prepared by: Libby Hodges 

Meeting Date: December 17, 2020 
 

 

SECTION 1: PROJECT SUMMARY 
 

Project Name Walnut Grove Section 13 

Applicant Metro Homesites, LLC 

Engineer Luke Martin, PE 

Address/Location Terminus of Mill Stone Way & W. Five Notch Road 

Parcel Number 127-00-01-001 

Total Development Size ± 70.6 ac  

Existing Zoning PD, Planned Development 

Proposed Use Single-Family Residential 

Units 94 detached single family homes, 50 attached townhomes 

Overlay N/A 

Waivers Requested NADC §14.4, Street Types and Design, Table 14-2, Block Length 

 
 

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 provided. 

 

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 December 10, 

2020. 

 

SECTION 4: SITE HISTORY 
 

The subject property was annexed on November 3, 1986 by ordinance No. 86-06. This annexation 

ordinance changed the corporate limits of the City of North Augusta to include ±542.67 acres of 

land owned by the Brandenburg family. Zoning for the properties annexed was established at 

that time. The proposed ±70.3 acre section was zoned PD-R: Planned Development-Residential 

with an average overall density of 4 dwelling units per acre at the time of annexation. The concept 

plan was reviewed by the Planning Commission on July 16, 2020. This review was non-binding. 
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject 

Parcel 

Vacant Low Density Residential PD, Planned 

Development 

North  Residential Low Density 

Residential/Institutional, 

Government and Public 

Facilities 

GD, General 

Agriculture (Edgefield 

Co.) 

South Single Family Detached 

Residential 

Low Density Residential PD, Planned 

Development/ Aiken 

County 

East Single-Family Residential Low Density Residential PD, Planned 

Development/ Aiken 

County 

West Single Family Detached 

Residential 

Outside FLU area GD, General 

Agriculture (Edgefield 

Co.)D,  

 

Access – The site currently has access from W. Five Notch Rd. and a road stub out at the end of 

Mill Stone Ln. in Walnut Grove Phase 12. 

Topography – The subject site has variable topography, with some flatter areas and several 

moderate slopes towards an existing pond in the SW portion of the property. The property does 

have an apparent stream on site, but would need to be properly delineated. 

Utilities – Water and wastewater connections would have to be brought in from neighboring 

developments. 

Floodplain – The subject property is located in an area of minimal flood hazard. 

Drainage Basin – The proposed development is located in the Fox Creek Drainage Basin. The 
basin is located at the edge of the City near the Edgefield County line. Most of the area falls 
outside the City limits. It is effective at transporting stormwater during light and heavy storm 
events. Current development along Gregory Lake Road has potential to impact Fox Creek. The 
Fox Creek basin currently has an overall Good water quality assessment rating but the City 
continues to monitor the basin. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

The applicant is requesting a waiver for the following sections of the Development Code: 
 

Table 14-2 provides the Street Design Criteria for the width and design of all new streets 
designated on a subdivision (preliminary plat) per NADC 14.4.1. Table 14-2 requires a 
block length no longer than 500’ for Local, Small Streets, and 650’ for Local, Street.  

 
Phases 1 and 2 will exceed the allowed block length by approximately 350’ on the 
extension of Mill Stone Way and ~1050’ along RD-01. Phase 3 will exceed the required 
lengths by approximately 950’. 

 
Furthermore: 
 

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. 
 

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 standards and is, therefore, forwarded to the 
Planning Commission for review. 
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The applicable standards for street design in the Development Code are as follows: 

 
TABLE 14-2 STREET DESIGN CRITERIA (Rev. 12-1-08; Ord. 2008-18) 

 

 

Block Length – Refers to the maximum block length permitted, in feet, for each street type. Block 

length is determined by the distance between the rights of way of intersecting streets. For the 

purposes of block length, lanes and alleys are not considered intersecting streets. 
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1. 
Right of Way 
(ft) 

20 17-23 24-40 36-50 42-52 38 50-156 56-78 62-100 62-180 80-200 

2. Travel Lanes 1 1 2 2 2 2 2-4 2-4 4-6 4-6 4-7 

3. Parking Lanes 0 0 0-1 0-1 0-2 0 2 2 0-2 0 0 

4. 
Pavement 
Width (ft) 

12 16-18 18-24 20-30 30-36 22 30-56 38-60 44-82 44-66 44-80 

5. 
Corner Radius 
(ft) 

10 10 10 15 15 15 15 15 25 25 25 

6. 
Centerline 
Radius (ft) 

50 90 90 90 100 100 250 600 500 1,000 1,000 

7. Drainage SH 
CG (SH) 

(SW) 

CG 
(SH) 
(SW) 

CG CG 
CG 

(SH) 
(SW) 

CG CG CG 
CG or 

SH 
CG or 

SH 

8. Median - - - - - - Yes Yes Yes Yes Yes 

9. 
Block Length 
(ft) 

400 200 500 650 750 - 750 850 1,000 - - 

10. Sidewalks - - 2 2 2 - 2 2 2 2 2 

11. 
Planting Strip 
(ft) 

- 4 4 5 5 - - 6 8 10 10 

12. Bike Lanes - - - - - Yes - Yes Yes Yes Yes 

13. Trees - - Yes Yes Yes Yes Yes Yes Yes Yes Yes 

14. Grade (%) 6 8 12 12 12 15 8 8 8 8 8 
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The Planning Commission shall review this application based on the following criteria. Applicant 
responses and staff commentary are provided in italics. 
 

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

 
The applicant states that exceeding the block length would not conflict with the 
goals and policies of the Comprehensive Plan because the unique topography of 
the site and preservation of existing natural areas. 
 
Staff notes the Comprehensive Plan Goals and Strategies item 6.1.5 encourages 
more compact development patterns. Strategy 7.1.1 recommends that roadways 
be designed with the “surrounding context” in mind. Strategies in section 7.2 
encourages connectivity between neighborhoods within the existing street 
network and minimizing the use of cul-de-sacs. Section 8.3 encourages 
preservation and expansion of the tree canopy. Section 8.4 encourages protection 
of the Savannah River and other natural resources, such as streams and/or other 
environmentally sensitive areas.  
 
Section 14.2.2 of the Development Code also states the following: 
 
14.2.2  Land Use Context 
The street network shall respect the context of the land use and design of the 
neighborhood it serves. Streets in new urban and suburban neighborhoods, 
including conventional subdivisions, Traditional Neighborhood Developments 
(TNDs) and Planned Developments (PDs), shall provide a high level of access, 
connectivity and a sense of enclosure in urban design. Streets in rural areas and 
CR, Critical Areas, shall minimize negative impacts on the land and maximize the 
preservation of environmental resources. 
 
Staff notes that the proposed configuration appears to preserve an existing pond 
and drainage-ways between the sections of the developed area. 

 
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 the standard block length is not able to be met due to 
topographical and environmental concerns on the property. 
 

  



Project Staff Report 

MW20-008 Walnut Grove Sec. 13, Block Length 

Prepared by: Libby Hodges 

Meeting Date: December 17, 2020 

 

Page 7 of 9 

 

Section 14.2.3 and 14.2.4 state: 
 
14.2.3  Connectivity and Cul-de-Sacs 
The street system shall balance the public goal of connectivity with market 
demands for privacy.  While this Article does not ban cul-de-sacs, cul-de-sacs and 
dead-end streets shall be reserved for situations involving unique topography, 
environmental restrictions or similar considerations. Wherever possible, cul-de-
sacs should be designed as closes. 
 
14.2.4  System Design 
The road system shall be designed to permit the safe, efficient and orderly 
movement of traffic; to meet, but not exceed, the needs of the present and future 
population served; to have a simple and logical pattern; to respect natural 
features and topography; and to present an attractive streetscape. 
 
Staff notes the existing street ends at an adjacent property line for Phases 1 & 2; 
this plan proposes to extend that road. The road at Phase 3 is a new road 
connecting to W. Five Notch Road. 
 

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. 

 
The applicant states that constructing the block length to the code standard would 
fail to protect the natural area surrounding the developed area. The applicant 
proposes a walking trail to connect the two developments.  
 
Staff notes the provision of the walking trail; it is unclear how this will connect with 
the larger context of the Greeneway or other high-priority bicycle or pedestrian 
facilities. Future connection to W. Five Notch may be desirable. The portion of 
Walnut Grove Subdivision along Walnut Drive has access to a Greeneway 
connector path. Current plans to show a connection to this path internal to the 
property. 
 

4) The economic burden imposed on the applicant to comply with the generally 
applicable standard outweighs the public purpose for such standard.  
 

The applicant states the burden would outweigh the purpose of the standard. 
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5) Compliance with the generally applicable standard is impracticable due to unique 
topographical or other site conditions.  

 
The applicant states that the topography on the site and drainage paths make it 
difficult to develop roads to City standards.  
 
Staff notes that Section 14.2.2 states that the existing land context should be 
taken into consideration for design. Strategy 7.1.1 of the 2017 Comprehensive 
Plan recommends that roadways be designed with the “surrounding context” in 
mind. 

 
 
 

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 waiver with conditions. However, staff recognizes that this 

should not set a precedent for development that should provide connectivity, especially for 

developments that provided stubs in the past. Suggested conditions are as follows: 

1) Final approval of the Major Subdivision Preliminary Plat 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 applications.  

2) The path connecting the three phases should be developed to the standard and width of 

the Greeneway. A connection to W. Five Notch Road should be provided either along the 

roadways or along an alternate path. Access should be provided to the existing path in 

Walnut Grove. 

3) Screening planting should be provided along the Walker property behind Phase 3. 

Planting should be evergreen and/or provide year-round screening within five years of 

planting. The Planning Director will provide a final approval of materials. 

4) 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. 

5) If the site plan is substantially revised, the site plan and any additional waivers will require 

Planning Commission as determined by the Planning Director. 
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SECTION 8: ATTACHMENTS 
 

1. Aerial Map 

2. Topography Map 

3. Current Zoning Map 

4. Future Land Use Map 

5. Application Materials* 

* Please Note: Only selected pages of the full site plan submittal were included. Full size, 

complete plan sets are available for review upon request. 

 

cc  Mark Gilliam, Metro Homesites, LLC mgilliam@buildkeystone.com 

 Luke Martin, PE, Southern Partners, Inc. lmartin@southernpartners.net 
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SECTION 1: PROJECT SUMMARY 
 

Project Name Walnut Grove Section 13 

Applicant Metro Homesites, LLC 

Engineer Luke Martin, PE 

Address/Location Terminus of Mill Stone Way & W. Five Notch Road  

Parcel Number 127-00-01-001 

Total Development Size ± 70.6 ac  

Existing Zoning PD, Planned Development 

Proposed Use Single-Family Residential 

Units 94 detached single family homes, 50 attached townhomes 

Overlay N/A 

Waivers Requested NADC §14.19.1 Connectivity Ratio  

 
 

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 provided. 

 

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 December 10, 

2020. 

 

SECTION 4: SITE HISTORY 
 

The subject property was annexed on November 3, 1986 by ordinance No. 86-06. This annexation 
ordinance changed the corporate limits of the City of North Augusta to include ±542.67 acres of 
land owned by the Brandenburg family. Zoning for the properties annexed was established at 
that time. The proposed ±70.3 acre section was zoned PD-R: Planned Development-Residential 
with an average overall density of 4 dwelling units per acre at the time of annexation. The concept 
plan was reviewed by the Planning Commission on July 16, 2020. This review was non-binding. 
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject 

Parcel 

Vacant Low Density Residential PD, Planned 

Development 

North  Residential Low Density 

Residential/Institutional, 

Government and Public 

Facilities 

GD, General 

Agriculture (Edgefield 

Co.) 

South Single Family Detached 

Residential 

Low Density Residential PD, Planned 

Development/ Aiken 

County 

East Single-Family Residential Low Density Residential PD, Planned 

Development/ Aiken 

County 

West Single Family Detached 

Residential 

Outside FLU area GD, General 

Agriculture (Edgefield 

Co.)D,  

 

Access – The site currently has access from W. Five Notch Rd. and a road stub out at the end of 

Mill Stone Ln. in Walnut Grove Phase 12. 

Topography – The subject site has variable topography, with some flatter areas and several 

moderate slopes towards an existing pond in the SW portion of the property. The property does 

have an apparent stream on site, but would need to be properly delineated. 

Utilities – Water and wastewater connections would have to be brought in from neighboring 

developments. 

Floodplain – The subject property is located in an area of minimal flood hazard. 

Drainage Basin – The proposed development is located in the Fox Creek Drainage Basin. The 
basin is located at the edge of the City near the Edgefield County line. Most of the area falls 
outside the City limits. It is effective at transporting stormwater during light and heavy storm 
events. Current development along Gregory Lake Road has potential to impact Fox Creek. The 
Fox Creek basin currently has an overall Good water quality assessment rating but the City 
continues to monitor the basin. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 
The applicant is requesting a waiver for the following sections of the Development Code: 
 

NADC Section 14.19.1, Connectivity Ratio, Internal Connectivity. All subdivisions are 
required to provide a connectivity ratio of at least 1.4. 
 
The applicant proposes a one access subdivision with two cul-de-sacs in Walnut Grove 
Section 13 and a one access subdivision with a cul-de-sac in the Walnut Grove townhomes 
portion of the development. The ratio of the single-family detached project (Phase 1 & 2) 
at this time is 1.0 (3 nodes and 3 links). The ratio of the townhouse project (Phase 3) at 
this time is 0.5 (2 nodes and 1 link).  

 
The Development Code provides another avenue for “Small Subdivision Connectivity” in Section 
14.19.3, however, these plans do not qualify under this section. The waiver is being forwarded 
to the Planning Commission to waive the entire required internal connectivity ratio per Section 
14.19.  
 

Furthermore:  

 
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. 

 
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 standards and is, therefore, forwarded to the 
Planning Commission for review. 
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The applicable standards for Internal Connectivity in the Development Code are as follows: 
 

 
 
 
The Planning Commission shall review this application based on the following criteria. Applicant 

responses and staff commentary are provided in italics. 

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

 
The applicant states that the use of a cul-de-sac would not conflict with the goals 
and policies of the Comprehensive Plan because the use limits the amount of 
disturbance to the surrounding area. 
 
Staff notes the Comprehensive Plan Goals and Strategies item 6.1.5 encourages 
more compact development patterns. Strategy 7.1.1 recommends that roadways 
be designed with the “surrounding context” in mind. Strategies in section 7.2 
encourages connectivity between neighborhoods within the existing street 
network and minimizing the use of cul-de-sacs. Section 8.3 encourages 
preservation and expansion of the tree canopy. Section 8.4 encourages protection 
of the Savannah River and other natural resources, such as streams and/or other 
environmentally sensitive areas. 
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Section 14.2.2 of the Development Code also states the following: 
 
14.2.2  Land Use Context 
The street network shall respect the context of the land use and design of the 
neighborhood it serves. Streets in new urban and suburban neighborhoods, 
including conventional subdivisions, Traditional Neighborhood Developments 
(TNDs) and Planned Developments (PDs), shall provide a high level of access, 
connectivity and a sense of enclosure in urban design. Streets in rural areas and 
CR, Critical Areas, shall minimize negative impacts on the land and maximize the 
preservation of environmental resources. 
 
Staff notes that the proposed configuration appears to preserve an existing pond 
and drainage-ways between the sections of the developed area. 

 
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 the use of a cul-de-sac will not pose a threat to the 
general health and safety guidelines set forth in the City’s Comprehensive Plan. 
 
Section 14.2.3 and 14.2.4 state: 
 
14.2.3  Connectivity and Cul-de-Sacs 
The street system shall balance the public goal of connectivity with market 
demands for privacy.  While this Article does not ban cul-de-sacs, cul-de-sacs and 
dead-end streets shall be reserved for situations involving unique topography, 
environmental restrictions or similar considerations. Wherever possible, cul-de-
sacs should be designed as closes. 
 
14.2.4  System Design 
The road system shall be designed to permit the safe, efficient and orderly 
movement of traffic; to meet, but not exceed, the needs of the present and future 
population served; to have a simple and logical pattern; to respect natural 
features and topography; and to present an attractive streetscape. 
 
Staff notes one proposed street connects to an existing stub out for Phases 1 & 2. 
The road at Phase 3 is a new road connecting to W. Five Notch Road. No other stub 
outs or connections are proposed. 
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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. 

 
The applicant has presented an alternative standard for block length and internal 
connectivity but the intent of the design is to otherwise meet all standards of the 
Development Code.  
 
Staff notes the provision of the walking trail; it is unclear how this will connect with 
the larger context of the Greeneway or other high-priority bicycle or pedestrian 
facilities. Future connection to W. Five Notch may be desirable. The portion of 
Walnut Grove Subdivision along Walnut Drive has access to a Greeneway 
connector path. Current plans to show a connection to this path internal to the 
property. 
 

4) The economic burden imposed on the applicant to comply with the generally 
applicable standard outweighs the public purpose for such standard.  
 

The applicant states the economic burden imposed on the development far 
outweighs the purpose of the standard. 
 

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

 
The applicant states that the cul-de-sac is necessitated by the topographic 
changes on-site and the surrounding sensitive areas. 
 
Staff notes that Section 14.2.2 states that the existing land context should be 
taken into consideration for design. Strategy 7.1.1 of the 2017 Comprehensive 
Plan recommends that roadways be designed with the “surrounding context” in 
mind. Staff notes that the proposed configuration appears to preserve an existing 
pond and drainage-ways between the sections of the developed area. 
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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) Previous conditions of MW20-008 should be adhered to for the entirety of the project. 

2) The waiver 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. 

 

SECTION 8: ATTACHMENTS 
 

1. Maps – See attachments for MW20-008 Walnut Grove Sec. 13, Block Length Waiver 

2. Application Materials* 

* Please Note: Only selected pages of the full site plan submittal were included. Full size, 

complete plan sets are available for review upon request. 

 

cc  Mark Gilliam, Metro Homesites, LLC mgilliam@buildkeystone.com 

 Luke Martin, PE, Southern Partners, Inc. lmartin@southernpartners.net  

  

 

mailto:mgilliam@buildkeystone.com
mailto:lmartin@southernpartners.net
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SECTION 1: PROJECT SUMMARY 
 

Project Name Walnut Grove Phase 13/Townhomes 

Applicant Keystone Homes, Inc. 

Address/Location Extension of Mill Stone Ln. and W. Five Notch Rd. in 

Edgefield County 

Parcel Numbers 127-00-01-001 

Total Development Size ±70.3 

Zoning PD, Planned Development 

Overlay NA 

Traffic Impact Tier 3 

Proposed Use 50 Townhouses/94 single-family residential 

Density 2.04 DU/acre 

Future Land Use Low Density Residential 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

The North Augusta Development Code (NADC) § 5.8.3 specifies the procedures for Planning 

Commission approval of major subdivisions (preliminary plats) that exceed the minor plat 

threshold requirements of §5.8.3.1.  

 

NADC 5.8.3.1 Applicability   

An application is considered a major subdivision (preliminary plat) if:  

a. The application does not meet the tests for a minor subdivision as set forth in §5.8.2.1;  

b. The application is for property located in a PD District;  

c. The application would otherwise require minor subdivision approval, but a waiver is 

requested pursuant to §5.9; or  

d. The application proposes development in two (2) or more phases. 
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5.8.3.4.4 At the conclusion of the staff review stage, the Department shall report its findings to 

the Planning Commission as to:  

a. Type of subdivision proposed, physical characteristics of the land, relation of the proposed 

development to surrounding areas and existing and probable future development;  

b. Relation to major roads, utilities and other facilities and services;  

c. Any proposed agreements, contracts, deed restrictions, sureties, dedications, 

contributions, guarantees, or other instruments, or the need for such instruments, or for 

amendments in those proposed; and  

d. Compliance of the subdivision application with the provisions of this Chapter, the suitability 

of plans proposed, and the desirability of conditions on the approval, waivers, or 

amendments, if any.  

 

5.8.3.4.5 Based on such findings, the report to the Planning Commission on the application shall 

include a recommendation for approval or denial and any recommended waivers, conditions of 

approval or modifications to the major subdivision application as submitted, if any, with reasons 

therefore.  

5.8.3.4.6 A majority vote is required for the Planning Commission to approve, approve with 

conditions, if applicable, or deny a major subdivision application. The decision of the Planning 

Commission provides the final approval of the application.  

5.8.3.5 Scope of Major Subdivision Approval – Preliminary approval of a major subdivision 

development application shall confer upon the applicant the following rights:  

a. The approval of the major subdivision application constitutes approval of the subdivision 

or land development as to its character, intensity of development, general layout, and the 

approximate dimensions of streets, lots, and other planned features. Such approval binds the 

developer to the general scheme of the subdivision or land development and permits the 

developer to proceed with the installation of site improvements, subject to obtaining other 

necessary permits.  

b. The approval of the major subdivision application does not constitute approval of a final 

subdivision plat, and accordingly, does not authorize the sale of lots or the occupancy or use 

of a parcel of land.  

c. The applicant may request final approval for the whole, or a section, or sections of the 

major subdivision application upon completion of the subdivision and approval of the 

development by the city and state agencies with jurisdiction.  

d. A major subdivision application, a site specific development plan for the purposes of this 

section, approval or conditional approval shall expire two (2) years from said approval unless 

a grading permit has been issued and construction has commenced. The applicant may apply 

for and the Planning Commission may grant extensions on such preliminary approval for 

additional periods up to one (1) year each but not to exceed five (5) extensions. If an 
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amendment to this Chapter is adopted by the City Council subsequent to the major 

subdivision development approval that would preclude the initial approval, a request for an 

extension may not be granted. (Rev. 12-1-08; Ord. 2008-18) (Rev. 8-16-10; Ord. 2010-12) 

 

Planning Commission Action: 

A majority vote is required for the Planning Commission to approve, approve with conditions, or 

deny a major subdivision application. The decision of the Planning Commission provides the final 

approval of the application.  

 

SECTION 3: PUBLIC NOTICE 
 

A notice of the major subdivision application and scheduled date of the Planning Commission 
meeting was posted on www.northaugusta.net on December 10, 2020. 

 

SECTION 4: SITE HISTORY 
 

The subject property was annexed on November 3, 1986 by ordinance No. 86-06. This annexation 

ordinance changed the corporate limits of the City of North Augusta to include ±542.67 acres of 

land owned by the Brandenburg family. Zoning for the properties annexed was established at 

that time. The proposed ±70.3 acre section was zoned PD-R: Planned Development-Residential 

with an average overall density of 4 dwelling units per acre at the time of annexation. The concept 

plan was reviewed by the Planning Commission on July 16, 2020. This review was non-binding.  

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 PD, Planned Development 

North Residential Outside FLU Area GD, General-Agricultural 

Development (Edgefield 

County) 

South Single-Family 

Detached Residential 

Low Density 

Residential/Institutional, 

Government, and Public 

Facilities 

PD, Planned Development 

East Single-Family 

Residential 

Low Density Residential PD, Planned Development/ 

Aiken County 

West Single-Family 

Detached Residential 

Outside FLU Area GD, General-Agricultural 

Development (Edgefield 

County) 

 

Access – The site currently has access from W. Five Notch Rd. and a road stub out at the end of 
Mill Stone Ln. in Walnut Grove Phase 12. 
 
Topography – The subject site has variable topography, with some flatter areas and several 
moderate slopes towards an existing pond in the SW portion of the property. The property does 
have an apparent stream on site, but would need to be properly delineated. 
 
Utilities – Water and wastewater connections would have to be brought in from neighboring 
developments. 
 
Floodplain and Environmental Conditions – The subject property is located in an area of 
minimal flood hazard. 
 

Drainage Basin – The proposed development is located in the Fox Creek Drainage Basin. The 
basin is located at the edge of the City near the Edgefield County line. Most of the area falls 
outside the City limits. It is effective at transporting stormwater during light and heavy storm 
events. Current development along Gregory Lake Road has potential to impact Fox Creek. The 
Fox Creek basin currently has an overall Good water quality assessment rating but the City 
continues to monitor the basin. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

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

Section §5.8.3.4.4 states at the conclusion of the staff review stage, the Department shall report 

its findings to the Planning Commission as to:  

a. Type of subdivision proposed, physical characteristics of the land, relation of the proposed 

development to surrounding areas and existing and probable future development; 

 

The applicant is proposing two areas of development with shared open space and 
recreation amenities on the subject property. Phases 1 & 2 would consist of 94 single-
family detached dwellings as an extension of Walnut Grove off Mill Stone Ln. Phase 3 is 
for 50 townhomes that are accessed from W. Five Notch Rd. The proposed application is 
submitted as a single subdivision, but no road connection between the two housing types 
is proposed. A project narrative is included in the attachments. 

 
Two variances have been submitted for review by the Planning Commission. These are 
cases MW20-008 and MW20-010. 

 
Existing stub-outs are utilized to Walnut Grove. No other connections will serve Phase 3. 
Surrounding uses are well-developed subdivisions along the north side of the property 
and vacant or low-density residential uses to the southeast along W. Five Notch Road. 
Most of the property to the north and west of the property are outside the municipal 
limits in Edgefield County. 

 
b. Relation to major roads, utilities and other facilities and services;  

The proposed major subdivision plan provides five (5) foot wide sidewalks on both sides 

of the street. Road widths are within the prescribed limits of local streets as identified in 

Table 14-2 of the NADC. 

The applicant has proposed the road names Beautiful Pond Park and Lovebird Lane. The 

names have been approved by Edgefield County and reserved by Aiken County E911 

Addressing for one year. Final approval of the proposed road names is subject to Planning 

Commission approval of this application. Road suffixes are subject to the final road layout. 

The proposed utility and infrastructure improvements have been reviewed and by the 

Director of Engineering and Public Works. The applicant must receive approval for a 

Stormwater Management Permit and satisfactorily address review comments and modify 

plans in response to any outstanding Stormwater, Engineering, and Planning comments.  
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c. Any proposed agreements, contracts, deed restrictions, sureties, dedications, contributions, 

guarantees, or other instruments, or the need for such instruments, or for amendments in 

those proposed; and; 

As part of the Final Plat process required prior to the issuance of individual building 

permits and Certificates of Occupancy for residential lots, the developer shall submit a 

Deed of Dedication, Maintenance Guarantee and any required guarantees for the 

acceptance of infrastructure. If needed, the Planning Department will also require a 

Performance Guarantee for any incomplete infrastructure to allow the applicant to 

construct homes prior to completion of all site improvements.  

d. Compliance of the subdivision application with the provisions of this Chapter, the suitability 

of plans proposed, and the desirability of conditions on the approval, waivers, or amendments, 

if any.  

The proposed subdivision road layout does not meet the required connectivity ratio of 

1.4. This will require approval of a waiver request to the Planning Commission. The 

developer has submitted application MW20-010 for review. 

The maximum block length permitted on a local street is 650 feet. Table 14-2, Street 

Design Criteria. The proposed subdivision road layout exceeds the required block length. 

This will require approval of a waiver request to the Planning Commission. The developer 

has submitted application MW20-008 for review. 

The development as shown appears to meet standards for Open Space. This is limited to 

natural areas, greenbelts, Greeneways, greens, parks, playgrounds, rotaries, roundabouts 

and closes for subdivisions. The proposed open space includes 2,000 feet of pedestrian 

trails, gazebos, and picnic areas. The portion of the property not required to be disturbed 

to build the residential lots and infrastructure is to remain wooded. There are no public 

parks within 1000 feet of the development; however, the proposed trail creates a 

connection to the existing Greeneway and Walnut Lane Neighborhood Park. 

 

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 subject to Planning Commission action on the waiver requests and 

ability to meet any conditions from those waivers. 

Approval of this application will include approval of the road names Beautiful Pond Park and 

Lovebird Lane. 
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SECTION 8: ATTACHMENTS 

 
1. Site/Aerial Map 

2. Topography Map 

3. Current Zoning Map 

4. Future Land Use Map 

5. Application Documents 

6. Site Plan 

7. ANX86-005 

cc.  Mark Gilliam, Keystone Homes, Inc.; mgilliam@buildkeystone.com  

 Philip Green, Southern Partners, Inc.; pgreen@southernpartners.net  

 

 

  

mailto:mgilliam@buildkeystone.com
mailto:pgreen@southernpartners.net
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SECTION 1: PROJECT SUMMARY 
 

Project Name Insulation by Cohen’s Landscaping 

Applicant Insulation by Cohen’s 

Address/Location 154 Bergen Rd. W.  

Engineer Erik Horton, Blue Line Consulting, LLC 

Parcel Number 001-19-01-001 

Total Development Size ± 6.07 acres 

Existing Zoning TC, Thoroughfare Commercial 

Proposed Use Contractor’s office and indoor storage warehouse 

Overlay N/A 

Waivers Requested NADC Section 10.7, Table 10-10, Street trees 

 
 

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 

December 10, 2020. 

 

SECTION 4: SITE HISTORY 
 

Prior to the start of construction, the project site was a wooded, undeveloped property located 
off W. Bergen Rd. near the Edgefield County line. The in-progress development consists of a 
±20,000 sq ft office and warehouse space for an insulation contractor on ±3.8 acres of the ±6.1 
acre site. A water main extension was required for the project. The Minor Site Plan was 
approved by Staff on March 13, 2020 with stormwater modifications. An endangered 
wildflower known as Relict Trillium was discovered on site and moved to an offsite preserve in 
cooperation with SC DNR. A portion of the rear of the site is part of the Fox Creek Basin 
floodway that flows towards the Savannah River. At the July 9, 2020 meeting of the Board of 
Zoning Appeals, the Board granted a variance to the requirements of Article 13, Signs, of the 
North Augusta Development Code with the following conditions: 

1) The maximum pole height allowed is 50 feet with a maximum sign height of 63 feet 
above grade. 
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2) The sign area shall be limited to a maximum of 300 square feet. 
3)  No other signage shall be allowed on the property, including on the building. 
4) Electronic readerboards shall not be allowed on any portion of the sign. 
5) The sign must comply with all other requirements of Article 13, Signs. 

The applicant is requesting a modification to the approved Minor Site Plan with a waiver from the 
requirements of NADC Section 10.7, Table 10-10, Street Tree Landscaping Requirements. Staff review 
confirms that no waiver is required to use existing mature trees within the required bufferyard. 

 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use TC, Thoroughfare 

Commercial 

North  Vacant/Conservation Mixed Use CR, Critical Areas 

South Interstate Transportation, 

Communication, and 

Utilities 

Transportation 

East Vacant Mixed Use PD, Planned Development 

West Vacant/Residential Mixed Use CR, Critical Areas/Outside 

City Limits 

 

 

Access – The site currently has access from W. Bergen Rd. 

Topography – The site slopes toward the North. The higher elevations will be cleared and 

developed, leaving a significant amount of existing vegetation untouched for stormwater and 

buffering purposes. 

Utilities – Water and sewer will be brought to the site from W. Martintown Rd. 

Floodplain – Portions of the rear of the property fall within a federally designated floodway Zone 

AE (100 Year Floodway) as show on FEMA panel 45003CO311E. 

Drainage Basin – The subject property falls within the Fox Creek basin. This basin is located at 

the edge of the city near the Edgefield County line.  Most of this area is outside the city limits.  

The preliminary physical stream assessment at Fox Creek (observed at Martintown Road just 

before its confluence with Pole Branch) indicates that this stream channel is currently effective 

at transporting stormwater during light or heavy storm events.  The assessment conducted along 

the stream channel resulted in a good condition rating. This stream channel is currently located 
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in an area of the city that is undergoing rapid development.  Historically, the residential area 

located adjacent to this channel has been large lot, low density with a small block of commercial 

facilities.  The City continues to monitor the basin. 

 

SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

Waiver Request: Table 10-10, Street Tree Landscaping Requirements for Land Use Class 4.  
The applicant has requested a waiver for street trees along Bergen Road and install remaining 
canopy trees within elevated planters. Based on Table 10-3, Land Use Class for Determining 
Buffer Requirements, the Type of Land Use is Class 4: Manufacturing, Industrial, Transportation, 
Warehousing, and Utilities uses.  
 
The Bergen Road frontage length is 811 ft. which requires either 15 large trees or 28 small trees. 
The applicant provided 21 large trees in the approved Minor Site Plan. The applicant is requesting 
removal of all street trees from Bergen Road due to soil conditions.  
 

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 excess of the 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 standards and is, therefore, forwarded to the 
Planning Commission for their review. 
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The requirements of the North Augusta Development Code are as follows: 
 
 TABLE 10-10   STREET TREE LANDSCAPING REQUIREMENTS 
   (Rev. 12-1-08; Ord. 2008-18) 

 

A B C D 

Land Use Class 

(Table 10-3) 
Minimum Width of 

Planting Area 

Large Trees 

Required per 

length of Frontage 

in feet 

Small Trees 

Required per 

length of Frontage 

in feet 

1 See Table 14-2 1 plus 1 per 40 1 plus 1 per 30 

2 See Table 14-2 1 plus 1 per 50 1 plus 1 per 35 

3 See Table 14-2 1 plus 1 per 40 1 plus 1 per 30 

4 See Table 14-2 1 plus 1 per 60 1 plus 1 per 30 

 Corridor Overlay Districts See Table 14-2 1 plus 1 per 40 -- 

 
 
The Planning Commission shall consider the following standards required by the Development 
Code. Applicant and staff commentary is provided in italics. 
 

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 there is shale and granite rock 4-6” under the soil base, 
which is incompatible with long-term survival of trees.  
 
The Comprehensive Plan does not specifically address landscaping standards, 
however, Stewardship of Cultural and Natural Resources is a Core Principle. This 
principle states a goal to preserve, uncover and elevate these resources. Staff notes 
that trees are a natural resource and should be planted in a way that ensures they 
may grow properly. 

 
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, based on generally accepted engineering principles, 
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planting of large trees in improper soil is discouraged and would pose a threat to 
landscaping crews and linemen performing maintenance. 

 
Staff notes that landscaping installed below the soil layer is unlikely to survive in 
improper soil conditions. 

 
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 they consent to the proposed layout included in the 
application submittal as an alternative.  
 
Staff recognizes that a large portion of the site remains undeveloped. 

 
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 that the installation of trees in shale and granite rock would 
require significant use of hydraulic hammers and other equipment. 
 

5) Compliance with the generally applicable standards is impracticable due to unique 
topographical or other site conditions.  
 
The applicant states that “non-rippable” earth material consisting of shale and 
granite rock is located 4 in. to 6 in. below the surface throughout the disturbed area 
and that topsoil was brought in to provide an adequate base for construction.  

 
Staff acknowledges that there are significant topographical and other site conditions 
that complicate development. 
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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 Site Plan Modification 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 or future portions of the lot 

be developed. 

3) If the site plan is substantially revised, the site plan and any additional waivers will require 

Planning Commission approval 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. 

 

SECTION 8: ATTACHMENTS 

 
1) Aerial 

2) Topography 

3) Current Zoning 

4) Future Land Use 

5) Site Photos 

6) Application Materials 

 

cc.  Ethan Gaskins, VP of Insulation by Cohen’s, LLC; ethan@insulationbycohens.com  

 

mailto:ethan@insulationbycohens.com
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SECTION 1: PROJECT SUMMARY 
 

Project Name Insulation by Cohen’s Landscaping Modification 

Applicant Insulation by Cohen’s 

Address/Location 154 Bergen Rd. W.  

Engineer Erik Horton, Blue Line Consulting, LLC 

Parcel Number 001-19-01-001 

Total Development Size ± 6.07 acres 

Existing Zoning TC, Thoroughfare Commercial 

Proposed Use Contractor’s office and indoor storage warehouse 

Overlay N/A 

Waivers Requested NADC Section 10.7, Table 10-10, Street trees 

 
 

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 
both, if applicable, the Director shall deny the site plan and return to applicant for revision 
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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 December 10, 

2020. 

 
 

SECTION 4: SITE HISTORY 
 

Prior to the start of construction, the project site was a wooded, undeveloped property located 
off W. Bergen Rd. near the Edgefield County line. The in-progress development consists of a 
±20,000 sq ft office and warehouse space for an insulation contractor on ±3.8 acres of the ±6.1 
acre site. A water main extension was required for the project. The Minor Site Plan was 
approved by Staff on March 13, 2020 with stormwater modifications. An endangered 
wildflower known as Relict Trillium was discovered on site and moved to an offsite preserve in 
cooperation with SC DNR. A portion of the rear of the site is part of the Fox Creek Basin 
floodway that flows towards the Savannah River. At the July 9, 2020 meeting of the Board of 
Zoning Appeals, the Board granted a variance to the requirements of Article 13, Signs, of the 
North Augusta Development Code with the following conditions: 

1) The maximum pole height allowed is 50 feet with a maximum sign height of 63 feet 
above grade. 

2) The sign area shall be limited to a maximum of 300 square feet. 
3)  No other signage shall be allowed on the property, including on the building. 
4) Electronic readerboards shall not be allowed on any portion of the sign. 
5) The sign must comply with all other requirements of Article 13, Signs. 

The applicant has submitted a request for a waiver from the requirements of NADC Section 10.7, 
Table 10-10, Street Tree Landscaping Requirements. Because the waiver request modifies the 
previously approved Minor Site Plan, the Site Plan Modification is being presented to the Planning 
Commission for review. 
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use TC, Thoroughfare 

Commercial 

North  Vacant/Conservation Mixed Use CR, Critical Areas 

South Interstate Transportation, 

Communication, and 

Utilities 

Transportation 

East Vacant Mixed Use PD, Planned Development 

West Vacant/Residential Mixed Use CR, Critical Areas/Outside 

City Limits 

 

 

Access – The site currently has access from W. Bergen Rd. 

Topography – The site slopes toward the North. The higher elevations will be cleared and 

developed, leaving a significant amount of existing vegetation untouched for stormwater and 

buffering purposes. 

Utilities – Water and sewer will be brought to the site from W. Martintown Rd. 

Floodplain – Portions of the rear of the property fall within a federally designated floodway Zone 

AE (100 Year Floodway) as show on FEMA panel 45003CO311E. 

Drainage Basin – The subject property falls within the Fox Creek basin. This basin is located at 

the edge of the city near the Edgefield County line.  Most of this area is outside the city limits.  

The preliminary physical stream assessment at Fox Creek (observed at Martintown Road just 

before its confluence with Pole Branch) indicates that this stream channel is currently effective 

at transporting stormwater during light or heavy storm events.  The assessment conducted along 

the stream channel resulted in a good condition rating. This stream channel is currently located 

in an area of the city that is undergoing rapid development.  Historically, the residential area 

located adjacent to this channel has been large lot, low density with a small block of commercial 

facilities.  The City continues to monitor the basin. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

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

2.     Final approval of the Site Plan Modification 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.  

 

SECTION 7: ATTACHMENTS 

 
Aerial/Site Map 

Topography 

Current Zoning 

Future Land Use 

Application Materials 

 

cc.  Ethan Gaskins, VP of Insulation by Cohen’s, LLC; ethan@insulationbycohens.com 
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The Planning Commission (PC) generally meets on the third Thursday of each month at 7:00 PM in the 
City Council Chambers, 3rd floor, North Augusta Municipal Center, 100 Georgia Avenue.   

 
 
 

Application Due Date Agenda Issued Meeting Date 

December 14, 2020 January 14 January 21 

January 18 February 11 February 18 

February 18 March 11 March  18 

March 15 April 8 April 15 

April 20 May 13 May 20 

May 17 June 10 June 17 

June 15 July 8 July 15 

July 19 August 12 August 19 

August 16 September 9 September 16 

September 21 October 14 October 21 

October 18 November 11 November 18 

November 16 December 9 December 16  (Business Mtg) 

December 20 January 13, 2022 January 20, 2022 

 
 

Submitting an Application to the Planning Commission 
 

The application process begins with an initial application submittal followed by a completeness review.  
The initial application and supporting documents are submitted to the Department of Planning and 
Development on the 2nd floor of the Municipal Center. Information required at initial submittal is listed 
by application type on the application checklist and in the North Augusta Development Code (NADC), 
both available in the Document Library on the City website, www.northaugusta.net.  
 
*Some application types may have alternate due dates. Please contact the Planning & Development 
staff if you need assistance with your application or have questions about the submittal deadlines. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2021 Planning Commission Meeting Schedule 

 
 

Planning Commission 

http://www.northaugusta.net/











