












Department of Planning  
and Development  
Project Staff Report 
Major Subdivision (Preliminary Plat) 
PP20-009 Rushing Waters Phase III 
Prepared by: Kuleigh Baker 
Meeting Date: January 21, 2021 
 

 
SECTION 1: PROJECT SUMMARY 

 
Project Name Rushing Waters Phase III 
Applicant Rushing Waters, LLC 
Engineer Southern Partners, Inc. 
Address/Location North of Clearmont Drive, extension of Whitewater Drive 
Parcel Numbers 011-09-01-049 
Total Project Acreage ±37.5 ac 
Zoning R-5, Mixed Residential 
Overlay NA 
Traffic Impact Tier 3 
Proposed Use 178 Townhouses 
Density 4.75 DU/acre 
Future Land Use Mixed Use 

 
 

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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In addition, the code states: 

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.  
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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 
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: 

Per 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.   

 

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 January 14, 2021. 

 

SECTION 4: SITE HISTORY 
 

The subject property was part of 175 acres annexed by Ordinance No. 83-1 on January 17, 1983.  

The Planning Commission approved the Rushing Waters, Phase I Major Subdivision Preliminary 
Plat on January 18, 2018 for 61 single family detached houses. The Final Plat was recorded on 
October 4, 2019 and the Deed of Dedication was accepted by City Council through Resolution No. 
2020-04 on January 6, 2020. Construction of houses in Phase I is currently ongoing.  

The Planning Commission approved Phase II of the subdivision at their regular meeting of 
February 20, 2020. Phases II and III were reviewed at that time.  

However, the applicant has now divided Phase II and Phase III, with an additional 36 units in 
Phase III.  

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

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use R-5, Mixed Residential 

North  I-20 Transportation, 
Communication, 
and Utilities 

NA 

South Residential/Vacant Low Density 
Residential 

RD, Residential Multifamily 
Development (Aiken County) 

East Residential Low Density 
Residential 

RD, Residential Multifamily 
Development (Aiken County) 

West Residential Mixed Use R-5, Mixed Residential 

 

Access – The site currently has access from Rushing Waters Boulevard off West Five Notch Road. 
Phase III proposes a second access location from Clearmont Drive. 

Topography – The site has higher elevations at the North side of the property and slopes towards 
the center of the parcel and from Northeast to Southwest. A wetland bisects the property 
between the proposed Phase II and Phase III. 

Utilities – Existing water and sanitary sewer lines will be extended from Phase II of the project. 

Floodplain – A portion of the property falls within the 100 Year FEMA Floodplain.  

Drainage Basin – This site is located within the Pole Branch Basin as designated on the City of 
North Augusta Stormwater Management’s Drainage Basin Map. The baseline assessment for the 
basin rates the overall quality as poor with water impairments found in the samples. 
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

Section §5.8.3.4.4 asks that 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; 

 
Single family detached dwellings and townhouses are permitted in the R-5, Mixed 
Residential Zoning District. Phase III is expected to connect to an existing residential area 
within the Aiken County Jurisdiction through a connection on Clearmont Drive. The site 
slopes towards the delineated wetlands, with a portion falling within the 100 Year FEMA 
Floodplain. The developable lots within the two phases do not fall within federally 
designated floodplain or wetlands. Detention areas are located around the delineated 
wetlands. 

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

As part of the initial Rushing Waters subdivision application, the developer submitted a 
Traffic Analysis. Recommended improvements include: 

Phase I 

1. Construct an exclusive northbound right-turn lane on West Five Notch Road 
with 100 ft of storage. 

2. Construct a southbound left-turn lane on West Five Notch Road with 150 ft of 
storage. 

3. Provide two existing lanes at site driveway with one lane and an exclusive 
westbound right-turn lane with 100 ft of storage under stop control. 

 The improvements listed above are complete. 

 Phase II 

1. Construct an eastbound single lane approach to connect the site driveway with 
Clearmont Drive (creating a 4-legged intersection) 

2. Install a new stop sign on the southbound approach of Clearmont Drive and 
northbound Wooden Drive. 

 Proposed plans for Phase III show the required improvements for Phase II but do not 
indicate how the previous improvements will be implemented prior to construction. 
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The proposed utility and infrastructure improvements have been reviewed by the 
Director of Engineering and Public Works.  There are minor outstanding comments that 
must be addressed prior to final Staff approval. 

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. 

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 for the issuance of individual building permits 
and Certificates of Occupancy for residential lots, the developer shall submit a Deed of 
Dedication, Maintenance Guarantee and required guarantees for the acceptance of 
infrastructure. If needed, the Planning Department will also require a Performance 
Guarantee with a Letter of Credit for sidewalks and street trees and any other incomplete 
infrastructure to allow the applicant to construct homes prior to completion of all site 
improvements. The applicant has indicated on the plans that the roads and detention 
ponds will be dedicated to the City in Phase III. 

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 lots are proposed to clear cut and have no, or limited, remaining tree canopy 
coverage. Installation of required street trees will be confirmed prior to release of any 
final plats. Individual lot landscaping will be verified at the time of the individual home 
construction and part of the Certificate of Occupancy inspection procedures.  

The applicant has outstanding Stormwater comments related to erosion control.  
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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.  

A recommendation by the Planning Commission for the approval of the major subdivision 
preliminary plat as requested by Rushing Waters, LLC is appropriate subject to the following 
conditions: 

1) This approval includes certification of the use of the road names Prospector, Montana, 
Whitewater, and Bonanza. 

2) Any outstanding comments will be addressed to the satisfaction of City staff. There are 
outstanding comments related to open space, townhome elevations, stormwater, 
parking, sidewalks, etc. 

 

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 

 
cc.  Todd Bailey, Rushing Waters, LLC, via email  

 Philip Green, Southern Partners, Inc., via email  
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Baker, Kuleigh

From: Webber, Kevin L 
Sent: Thursday, December 17, 2020 11:19 AM
To: Baker, Kuleigh
Cc: Zeaser, Tom; Hodges, Libby; Brandyburg, David A; Cartier, Robert
Subject: RE: Rushing Waters Phase III Traffic Improvements

 
We are aware of only 2 phases: 
Phase I – 141 single family homes – (main entrance allowed to be built during the initial construction but turn lanes and 
widening was required within that same build year under the original encroachment permit) I believe this has been 
completed, but I don’t believe it has been accepted by SCDOT Maintenance yet. 
 
Phase II - 142 Townhomes – (Construct access with Clearmont Drive creating a 4-legged intersection) An additional 
Permit is required for this construction phase. 
 
The change to 178 townhomes is not alarming and most likely not require any additional mitigation improvements since 
full turn lanes have already been provided. We’re not requiring any additional studies or updates. Only requirement for 
phase II is the access drive/road connection onto Clearmont. 
 
Thanks, 
Kevin 

Kevin Webber, P.E. 
District Permit Engineer 
SCDOT – District 7 Engineering 
Main Office: 803-531-6850 

 
 

 
 

From: Baker, Kuleigh   
Sent: Wednesday, December 16, 2020 3:15 PM 
To: Webber, Kevin L  
Cc: Zeaser, Tom ; Hodges, Libby  
Subject: Rushing Waters Phase III Traffic Improvements 
 
 
*** This is an EXTERNAL email. Please do not click on a link or open any attachments unless you are 
confident it is from a trusted source. ***  

Kevin, 
 
The City of North Augusta is currently reviewing plans for Rushing Waters Phase III. Traffic improvements along Five 
Notch Road were recently completed as required by the TIA prior to the completion of Phase II of the subdivision. The 
submittal for Phase III proposes 178 units. The attached TIA was based on 142 units. Does this increase warrant a change 
to SCDOT’s recommended traffic mitigations? 
 
I have attached the preliminary major subdivision plans for Phase III and the TIA for reference. 



2

 
Please summarize any potential affects the increase may have on this project. 
 
Kuleigh Baker 
Planner 
Planning and Development 
City of North Augusta 
100 Georgia Avenue 
P.O. Box 6400 
North Augusta, SC 29841 
Phone: (803) 441-4221 

 
 

 
 
 
The information contained in this transmission may contain privileged and confidential information 
protected by federal and state privacy laws. It is intended only for the use of the person(s) named above. 
If you are not the intended recipient, you are hereby notified that any review, dissemination, distribution, 
or duplication of this communication is strictly prohibited. If you are not the intended recipient, please 
contact the sender by reply email and destroy all copies of the original message. Email transmissions to 
and from this address are the property of the City of North Augusta, SC and subject to public release 
pursuant to the South Carolina Freedom of Information Act.       
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SECTION 1: PROJECT SUMMARY 
 

Project Name QuikTrip #1197 

Applicant QuikTrip Corporation 

Engineer Freeland & Kauffman, Inc. 

Address/Location Off Edgefield Rd near Ascauga Lake Rd 

Parcel Number 011-07-01-003 

Total Development Size ±14.284 acres 

Existing Zoning UD, Urban Development (Aiken County) 

Proposed Zoning GC, General Commercial (subject to annexation) 

Overlay HC, Highway Corridor 

Traffic Impact Tier 3 

Proposed Use Gas station and convenience store 

Future Land Use Mixed Use 

 
 

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 
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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 
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 January 14, 

2021. 

 

SECTION 4: SITE HISTORY 
 

 The subject property is currently vacant. At one time there was a single-family detached dwelling 

on the property. The parcel is currently under Aiken County’s jurisdiction. The Planning 

Department has forwarded a petition for annexation to the North Augusta City Council. The 

zoning proposed is GC, General Commercial subject to annexation approval. The property falls 

within the limits of the HC, Highway Corridor Overlay District. 

On October 8, 2020, the North Augusta Board of Zoning Appeals considered a variance request 

from the requirements of Article 3, Section 3.8.5.3, Table 3-9, Dimensional Standards for the 

Highway Corridor Overlay District for a front setback that exceeds the maximum in the HC 

Overlay, specifically the maximum front setback of 90ft. QuikTrip requested a variance of ±68 ft 

for a maximum front setback of ±158 ft. 

The Board of Zoning Appeals voted unanimously to approve the application with the following 

conditions: 

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. 

http://www.northaugusta.net/
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2. Curb cuts onto Edgefield Road/Hwy 25 must be approved by SCDOT. 

3. All other requirements of the HC Overlay will be met as verified by staff at 

development review. 

4. This order will be null and void if the annexation including the GC, General 

Commercial zoning, is not approved by the City Council within 1 year of this hearing. 

5. The total amount of landscaping will be as shown on this application with final 

locations being flexible as approved by the Planning Director. 

 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use GC, General Commercial 

subject to annexation (Current 

zoning is UD, Urban 

Development, Aiken County) 

North  Vacant Mixed Use GC, General Commercial 

South Vacant/Single-

Family Residential 

Mixed Use/Low 

Density Residential 

UD, Urban Development (Aiken 

County) 

East Vacant Mixed Use UD, Urban Development (Aiken 

County) 

West Single-Family 

Residential 

Low Density 

Residential 

RC, Residential Single-Family 

Conservation (Aiken County) 

 

 

Access – The site currently has access from Edgefield Road. 

Topography – The subject parcel is relatively flat in the portion to the West proposed to be 

developed. Higher elevations can be found towards the Southwest portion of the parcel. 

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

Augusta water and sewer.  

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 
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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. 

 

SECTION 6: STAFF EVALUATION AND ANALYSIS 
 
1. The future land use classification for the site is Mixed Use.  The proposed use is 

appropriate for the future land use classification as a commercial use. 
2. The Stormwater Management Department, in conjunction with SCDHEC, must issue a 

grading permit. Site plans that deviate significantly from the approved stormwater plans 
will require additional review. The stormwater submittal is incomplete at this time. 

3. Conditions for the Variance ZV20-007 will be applied to the case (hearing on October 8, 
2020). 

4. There are outstanding staff comments regarding notes on open space, impervious area, 
and canopy lighting. Final approvals will be issued when all comments from staff reviews 
are addressed and the annexation and adoption of the GC, General Commercial zoning 
designation by City Council is complete. 

5. Staff recommends approval assuming all other development code standards and 
annexation is complete. 
 

 

SECTION 7: ATTACHMENTS 

 
1. Aerial/Site Map 

2. Topography 

3. Current Zoning 

4. Future Land Use 

5. Application Materials 

 

cc Paulette Morin, QuikTrip Corporation, via email 

 Duane Ensor, Freeland & Kauffman, Inc., via email 
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Typewritten Text
Posted Public Hearing Notice on-site.

kbaker
Typewritten Text
Looking SE on Edgefield Road at existing driveway stub-out.
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Typewritten Text
Debris located in existing driveway access.
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View of site from North looking South.



kbaker
Typewritten Text
View of site from South looking North towards existing gas station at 937 Edgefield Rd.
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