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SECTION 1: PROJECT SUMMARY 

 
Project Name Sweetwater Freestanding Emergency Department Landscaping 
Applicant Universal Health Services, Inc. (Aiken Regional Hospital) 
Address/Location Off Austin Graybill Road and Town Center Drive 
Agent Ty Cole, GA Studio/BLOX 
Parcel Number 010-18-10-003 
Total Development Size ± 4.55 acres 
Existing Zoning GC, General Commercial 
Proposed Use Freestanding Emergency Department 
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 March 
11, 2021. 

 

SECTION 4: SITE HISTORY 
 

This property was annexed into the City in 1986, part of a ±563 acre annexation that included 
developments such as Arbor Place, Walnut Grove, Andrew’s Branch, Butler’s Mill, Bentley Place 
and SRP Federal Credit Union Headquarters.  The subject property was zoned PD, Planned 
Development at the time of annexation.  The property was specified at the time of the annexation 
for PD – G, which was a Planned Development with Thoroughfare Commercial-TC, uses 
permitted.   

The Planning Department recommended to rezone ±52.96 acres located off Walnut Lane west of 
Edgefield Road, Tax Parcel Numbers 010-14-04-007 and 010-18-02-001 from PD, Planned 
Development to GC, General Commercial at the regular meeting held July 18, 2013. City Council 
adopted Ordinance No. 2013-11 to amend the zoning map of the City of North Augusta by 
rezoning the parcels to GC, General Commercial on October 7, 2013. 
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This site is part of a larger tract that the Planning Commission reviewed Application CONPL17-
001, a concept plan for the Walnut Village development on August 17, 2017. The proposed 
concept was for a mixed use development with the first phase of the project to include 
townhomes, a retail commercial center, and a self-storage site. The overall property was 
permitted for grading and improvement under Preliminary Plat PP20-003, Walnut Village. The 
overall property was subdivided by Final Plat FP20-002.  

This site is listed as “Site 3” on that plat. Several other parcels have received site plan approvals 
and The Retreat at Walnut Village has received preliminary plat and final plat approvals with 
modifications in-process for traffic improvements. 

At their regular meeting of February 4, 2021, the Board of Zoning Appeals granted a variance 
pursuant to Article 3, Section 3.8.5.3, Table 3-3, Dimensional Standards, Item J, Maximum Front 
Setback (ft) for the GC, General Commercial Zoning District.  The applicant requested a variance 
to allow a setback of ±113 feet which was approved unanimously 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 and 
Development Director. In no case will a less conforming layout be allowed. 
 

2) Curb cuts onto Austin Graybill Road must be approved by SCDOT. 
 

 

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use GC, General Commercial 

North  Residential/ 
Commercial 

Mixed Use PD, Planned 
Development/Outside City 
Limits 

South Transportation Transportation, 
Communication, and 
Utilities 

P, Public Use 

East Commercial Mixed Use/Commercial PD, Planned Development 
West Single-Family 

Residential 
Low Density 
Residential 

R-7, Small Lot Single-
Family Residential 
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Access – The site currently accessible from Austin Graybill Road and Northridge Drive via Town 
Center Drive, a private drive providing inter-parcel access to the Walnut Village development.  

Topography – The highest site elevations fall within the center of the site and it slopes gently 
towards the South, West, and East. 

Utilities – An existing water and sanitary sewer line run through the parcel. 

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

Drainage Basin – The project is located in the Pole Branch drainage basin. The Stormwater 
Management department has conducted a baseline assessment of the basin streams and has 
rated the Pole Branch basin as poor. Several water quality impairments were found in samples. 
Special reviews are required in this basin. Stormwater management plans must address water 
quality to prevent further impacts in the stream corridor. Additionally, the final plan must address 
the discharge of retained stormwater and deal with the high volume of existing stormwater 
runoff that occurs during significant rain events.  The stormwater management design standards 
will be enforced to ensure that the stormwater from the site is adequately accounted for in the 
existing system and that the system further downstream is not negatively impacted by the 
additional flow. 

SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

Waiver Request: Table 10-10, Street Tree Landscaping Requirements for Land Use Class 3.  
The applicant has requested a waiver for street trees along Town Center Drive to replace them 
elsewhere on site to allow for curb cuts. Based on Table 10-3, Land Use Class for Determining 
Buffer Requirements, the Type of Land Use is Class 3: Commercial, Office, Institutional, Public 
and Civic Uses. 
 
The total road frontage length for Town Center Drive is 1828 ft. which requires 92 large trees 
(46 on each side). The developer installed the required large trees in the approved Major 
Subdivision Preliminary Plat. The applicant is requesting relocation of 3 street trees from Town 
Center Drive to allow for curb cut locations.  
 
The total road frontage length along Austin Graybill Road is 1828 ft. which requires 92 large 
trees (46 on each side). The developer installed the required large trees in the approved Major 
Subdivision Preliminary Plat. The applicant is requesting relocation of 3 street trees from Austin 
Graybill Road to allow for site visibility.  
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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. 
 

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 the city’s comprehensive development plan promotes a 
safe and orderly community. The Sweetwater Freestanding Emergency Department 
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will provide Emergency Room services and must be clearly seen and accessed by car, 
particularly when first time visitors may be under duress while seeking medical care.  
Providing clear sightlines from the main roads would require two sets of existing 
trees to be relocated, one set from the main road and the other set from the entry 
drive. Certain trees would be replanted on the west side of the site. This proposal 
recommends a one to one relocation, with no trees omitted. Relocating the specific 
sets of trees would enable the building, signs, emergency entry, and parking to be 
more visible. Visitors and patients would be able to see, approach and drive onto 
the property safely. 
 
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, the Sweetwater Freestanding Emergency Department 
offers Emergency care to the public. The current tree locations pose a threat to public 
safety because one set of three trees obscures the driving sight lines from the main 
road. While another set of three trees blocks access to the property entry and the 
ambulance drives. Therefore, this waiver should be granted to allow safe drive access 
and clear views. 

 
Staff notes that sight triangles and easements are to be taken into consideration in 
the placement of landscaping. 

 
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 the proposed Landscaping Plan meets the standards of the North 
Augusta Development Code. Specific trees originally approved for the Walnut Village 
development along Austin Graybill Road and along Town Center Drive are identified 
on the proposed Landscape plans. These trees should be relocated to form a safe, 
orderly and comprehensive plan.  These trees would be relocated one for one to the 



PProject Staff Report 
MW21-001 Sweetwater FED Landscaping 

Prepared by: Kuleigh Baker 
Meeting Date: March 18, 2021 

 

Page 7 of 8 
 

west part of the site on the knoll facing the intersection of North Ridge Drive indicated 
on page L200 of the Landscape Planting Plans. 
 
Staff recognizes that the proposed layout retains the required number of trees and the 
relocation assists in site visibility for drivers. 

 
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 the tree relocation expenses will be borne by the owner and 
included in the overall landscape improvement budget. The owner bears the expense 
of the proposed change. 
 
Staff acknowledges that economic burden is not the primary reason for the request. 
 

5) Compliance with the generally applicable standards is impracticable due to unique 
topographical or other site conditions.  
 
The applicant states that the existing tree relocations are necessary and reinforce the 
variance recently granted by order of the city for safety purpose. The variance was 
granted to comply with SCDOT regulations. Those regulations maintain a safe 
distance from the entry drive to the main road. This distance is for a clear sightline 
allowing for reaction time to see and turn safely into and out of the main parking lot. 
The tree relocation is required for safety. It will comply with SCDOT regulation as a 
safe turning distance from the only entrance from Austin Graybill Road. 

 
Staff acknowledges that there are site conditions that complicate development and 
that SCDOT’s recommendations resulted in the need for a variance to the setbacks to 
accommodate curb cuts.  
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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 Major Site Plan application will be granted by staff when the plans 
are in substantial compliance with the requirements of the North Augusta Development 
Code and any proposed conditions recommended by the Planning Commission in regard 
to the Major Waiver application. 

2) The waivers granted apply only to this project and will not apply to any future 
development on the site should this plan not be developed 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.  James O’Loughlin, UHS, Inc., via email 
 Ty Cole, GA Studio/BLOX, via email 
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February 19, 2021  

 
Aiken Regional Medical Centers, located in Aiken, South Carolina,  
A subsidiary of Universal Health Services, Inc. (UHS), Subject Property: 
Sweetwater Freestanding Emergency Department, (FED) 
474 Austin Graybill Rd Austin Graybill Road  
(160, Site #3 Austin Graybill Road) TBD on Market Place Private Drive 
North Augusta, SC 29860 
Site #3, Tax Parcel Number: 010-18-10-003 
GC ZONING & USE VERIFICATION: Walnut Village, Tax PID 010-18-09-001 
 
 
City of N. Augusta Planning Department, 
 
Please consider this request for the above referenced project. Specific consideration for review of 
a LANDSCAPE waiver from the Development Standards of Section 10.7 of the Development Code: 

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; The comprehensive 
development plan promotes a safe and orderly community. The Sweetwater Freestanding 
Emergency Department will provide Emergency Room services and must be clearly seen and 
accessed by car, particularly when first time visitors may be under duress while seeking medical 
care.  

Providing clear sightlines from the main roads would require two sets of existing trees to be 
relocated, one set from the main road and the other set from the entry drive. Certain trees 
would be replanted on the west side of the site. This proposal recommends a one to one 
relocation, with no trees omitted.  

Relocating the specific sets of trees would enable the building, signs, emergency entry, and 
parking to be more visible. Visitors and patients would be able to see, approach and drive onto 
the property safely. 

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; The Sweetwater Freestanding Emergency 
Department offers Emergency care to the public. The current tree locations pose a threat to 
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public safety because one set of three trees obscures the driving sight lines from the main road. 
While another set of three trees blocks access to the property entry and the ambulance drives. 

Therefore this waiver should be granted to allow safe drive access. And clear views. 

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; The proposed 
Landscaping Plan meets the N. Augusta Development Code. Although The plan proposes some 
trees be relocated. Specific trees originally approved for the Walnut Village development along 
Austin Graybill Road and along Town Center Drive are identified on the Landscape plans. These 
trees should be relocated to form a safe, orderly and comprehensive plan.  These trees would 
be relocated one for one to the west part of the site on the knoll facing the intersection of N. 
Ridge Drive. Please see the L200 Landscape Planting Plans. 

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; The tree relocation expenses will be 
borne by the owner and included in the overall landscape improvement budget. The owner 
bears the expense of the proposed change. 

5.9.1.5 Compliance with the generally applicable standard is impracticable due to unique 
topographical or other site conditions. The existing tree relocations are necessary and reinforce 
the variance recently granted by order of the city for safety purpose. 

The variance was granted to comply with SCDOT regulations. Those regulations maintain a safe 
distance from the entry drive to the main road. This distance is is for a clear sightline allowing 
for reaction time to see and turn safely into and out of the main parking lot. The tree relocation 
is required for safety. It will comply with SCDOT regulation as a safe turning distance from the 
only entrance from Austin Graybill Road. 

 

1) Please refer to Landscape Plan, L200, note [1] RELOCATED TREES DUE TO DRIVEWAY / 
BUILDING VISIBILITY 

 
 
2) Please to refer to Exhibit 2, View of the Freestanding Emergency Department care facility 

from main roads. 
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Exhibit 1) RELOCATED TREES DUE TO DRIVEWAY / BUILDING VISIBILITY 
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Exhibit 2) View from Austin Graybill Road with trees relocated to west knoll  view left beyond 
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SECTION 1: PROJECT SUMMARY 

 
Project Name Sweetwater Freestanding Emergency Department 
Applicant Universal Health Services, Inc. (Aiken Regional Hospital) 
Agent Ty Cole, GA Studio/BLOX 
Address/Location Off Austin Graybill Road and Town Center Drive 
Parcel Number 010-18-10-003 
Total Development Size ± 4.55 acres 
Existing Zoning GC, General Commercial 
Overlay NA 
Traffic Impact Tier 3 
Proposed Use Freestanding Emergency Department 
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 
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 March 11, 2021. 

SECTION 4: SITE HISTORY 
 

This property was annexed into the City in 1986, part of a ±563 acre annexation that included 
developments such as Arbor Place, Walnut Grove, Andrew’s Branch, Butler’s Mill, Bentley Place 
and SRP Federal Credit Union Headquarters.  The subject property was zoned PD, Planned 
Development at the time of annexation.  The property was specified at the time of the annexation 
for PD – G, which was a Planned Development with Thoroughfare Commercial-TC, uses 
permitted.   

The Planning Department recommended to rezone ±52.96 acres located off Walnut Lane west of 
Edgefield Road, Tax Parcel Numbers 010-14-04-007 and 010-18-02-001 from PD, Planned 
Development to GC, General Commercial at the regular meeting held July 18, 2013. City Council 
adopted Ordinance No. 2013-11 to amend the zoning map of the City of North Augusta by 
rezoning the parcels to GC, General Commercial on October 7, 2013. 

This site is part of a larger tract that the Planning Commission reviewed Application CONPL17-
001, a concept plan for the Walnut Village development on August 17, 2017. The proposed 
concept was for a mixed use development with the first phase of the project to include 
townhomes, a retail commercial center, and a self-storage site. The overall property was 
permitted for grading and improvement under Preliminary Plat PP20-003, Walnut Village. The 
overall property was subdivided by Final Plat FP20-002.  

This site is listed as “Site 3” on that plat. Several other parcels have received site plan approvals 
and The Retreat at Walnut Village has received preliminary plat and final plat approvals. 

At their regular meeting of February 4, 2021, the Board of Zoning Appeals granted a variance 
pursuant to Article 3, Section 3.8.5.3, Table 3-3, Dimensional Standards, Item J, Maximum Front 
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Setback (ft) for the GC, General Commercial Zoning District.  The applicant requested a variance 
to allow a setback of ±113 feet which was approved unanimously 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 and 
Development Director. In no case will a less conforming layout be allowed. 
 

2) Curb cuts onto Austin Graybill Road must be approved by SCDOT. 
 
The applicant has requested a waiver to the street tree standards to relocate several trees on 
site and allow for curb cuts as approved by SCDOT. 
   

SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Mixed Use GC, General Commercial 

North  Residential/ 
Commercial 

Mixed Use PD, Planned 
Development/Outside City 
Limits 

South Transportation Transportation, 
Communication, and 
Utilities 

P, Public Use 

East Commercial Mixed Use/Commercial PD, Planned Development 
West Single-Family 

Residential 
Low Density 
Residential 

R-7, Small Lot Single-
Family Residential 

 
 
Access – The site currently accessible from Austin Graybill Road and Northridge Drive via Town 
Center Drive, a private drive providing inter-parcel access to the Walnut Village development.  

Topography – The highest site elevations fall within the center of the site and it slopes gently 
towards the South, West, and East. 

Utilities – An existing water and sanitary sewer line run through the parcel. 

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

Drainage Basin – The project is located in the Pole Branch drainage basin. The Stormwater 
Management department has conducted a baseline assessment of the basin streams and has 
rated the Pole Branch basin as poor. Several water quality impairments were found in samples. 
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Special reviews are required in this basin. Stormwater management plans must address water 
quality to prevent further impacts in the stream corridor. Additionally, the final plan must address 
the discharge of retained stormwater and deal with the high volume of existing stormwater 
runoff that occurs during significant rain events.  The stormwater management design standards 
will be enforced to ensure that the stormwater from the site is adequately accounted for in the 
existing system and that the system further downstream is not negatively impacted by the 

 

SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

1. The future land use classification for the site is Mixed Use.  The proposed uses in the 
overall development are appropriate for the future land use classification as a mix of 
commercial and residential development within the overall development. 

2. The Stormwater Management Department has issued comments regarding water quality. 
Site plans that deviate significantly from the current stormwater plans will require 
additional review. 

3. Conditions for the Variance case, ZV21-001 will be applied to the case (hearing on 
February 4, 2021). 

4. Final approval of the Major Site Plan application will be granted by staff when the plans 
are in substantial compliance with the requirements of the North Augusta Development 
Code and any proposed conditions recommended by the Planning Commission in regard 
to the Major Waiver application #MW21-001 for landscaping improvements. 
 

SECTION 7: ATTACHMENTS 
 
Aerial/Site Map 
Topography 
Current Zoning 
Future Land Use 
Application Materials 
 
cc James O’Loughlin, UHS, Inc., via email 

 Ty Cole, GA Studio/BLOX, via email 

 

 



ED
G

EFIELD

NORTHRIDGE

REDBUD

O
AKLAN

D

I2
0W

BE
X5

O
N

IN
TE

RSTA
TE 20

AU
ST

IN
 G

R
AY

BI
LL

O
U

TPO
ST

M
AR

KET PLAZA

TH
O

R
N

W
O

O
D

FOX CREEK

ROCKROSE

FIRETHORN

WHISTLE STOP

LAUREL LAKE

CHERRY LAUREL

PA
SS

AG
E

I20WBEX5OFF

I20EBEX5OFF

STEPHENS FARM

ED
G

EFIELD

INTERSTATE 20

Date: 3/4/2021

410 0 410205 Feet

±
Aerial Map

Application SP21-001
UHS Inc.

TPN 010-18-10-003
Approx 4.55 ac

Subject Parcel

Outside City Limits



50
0

490

48
0

47
0

460

510

47
2

47
4

500

510

48
0

500

48
0

47
0

500

490

470
460

ED
G

EFIELD

NORTHRIDGE

M
AR

KET PLAZA

AU
ST

IN
 G

RAY
BI

LL

I20WBEX5ON

OUTPOST

INTERSTATE 20

LAUREL LAKE

PA
SS

AG
E

INTERSTATE 20

ED
G

EFIELD

Date: 3/4/2021

260 0 260130 Feet

±
Topography Map

Application SP21-001
UHS Inc.

TPN 010-18-10-003

Subject Parcel



ED
G

EFIELD

WALNUT

R
ED

BU
D

IN
TE

RSTA
TE 20

N
O

R
TH

R
ID

G
E

AUSTIN
 G

RAY
BILL

I20EBEX5OFF

I2
0W

BE
X5

O
N

O
AKLAN

D

FRONTAGE

FOX CREEK

O
U

TPO
ST

O
AK

LE
AF

M
AR

KET PLAZA

SAGE

LAUREL LAKE

I20WBEX5OFF

ANDREW
S

FO
X TRAIL

FO
X 

H
UN

T

ROCKROSE

TH
O

R
N

W
O

O
D

M
ILL

I20EBEX5ON

O
AK

H
U

R
ST

H
ALEY

FIRETHORN

WHISTLE STOP

PALMETTO PKWY

FLATWOOD PA
SS

AG
E

STEPHENS FARM

N
O

TC
H

AW
AY

ED
G

EFIELD

IN
TE

RSTA
TE 20

GC

PD

P

CR

IND

R-5

TC

R-7

R-14

Date: 3/4/2021

620 0 620310 Feet

±
Zoning Map

Application SP21-001
UHS Inc.

TPN 010-18-10-003
GC, General Commercial

Subject Parcel

Outside City Limits

Outside City Limits



ED
G

EFIELD

IN
TE

RSTA
TE 20

N
O

R
TH

R
ID

G
E

I2
0W

BE
X5

O
N

O
AKLAN

D

AUSTIN
 G

RAY
BILL

R
ED

BU
D

FRONTAGE
I20EBEX5OFF

O
U

TPO
ST

WALNUT

LAUREL LAKE

M
AR

KET PLAZA

I20WBEX5OFF

I20
EBEX5O

N

PALMETTO PKWY

FIRETHORN

FO
X C

REE
K

WHISTLE STOP

ROCKROSE

PA
SS

AG
E

STEPHENS FARM

ED
G

EFIELD

IN
TE

RSTA
TE 20

Date: 3/4/2021

520 0 520260 Feet

±
Future Land Use Map
Application SP21-001

UHS Inc.
TPN 010-18-10-003

Mixed Use

Subject Parcel

Low Density
Residential

Transportation, Communication and Utilities

Mixed Use

Commercial

Outside City Limits

Outside City Limits



















AUDIT IMPLEMENTATION

The purpose of the audit is to identify recommendations for improving the North Augusta 
Development Code. The results summarized in this section of the report should be used as a guide 
for directing the code rewrite and organization, not as a series of strict mandates.  For each key 
recommendation, there may be many ways to respond either in regulation or organization.  To 

of alternative methods or approach.

Additional issues and recommendations will invariably come up during the rewrite process itself.  

recommendations may need to be addressed in increments.  Still others may require amendment 
or realignment of other adopted policies or sections of the City Code of Ordinances as part of full 
implementation.

Following four months of research, review and analysis, the audit team developed a list of key 
issues as a foundation for their ultimate recommendations. These are listed below with a brief 
explanation. The summary matrix contains: 

a.  A list of all recommendations for the North Augusta Development Code,

b. A forecast of the degree of difficulty in implementing the recommendation visually 
indicated on scale ranging from easy to difficult formated as: , 

c. 

update. 
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50  | North Augusta Development Code Audit

RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

1) Organization

a. Ensure that articles and the sections within them flow together 
and that the arrangement of the code is as intuitive as possible.

b. Consolidate definitions and other material such as waivers as 
much as possible.  The only exception should be the definition 
for a word or term that is only used in that one place within 
the code.

c. Eliminate unnecessary redundancy; use cross-references 
where needed.

2) Language

a. Use the simplest words and sentence structures possible to 
convey information.

b. Strive for clarity in word choice and presentation.

c. Include text on how to use and interpret comments and the 
provisions contained within them if they are kept.

d. Do not mix regulation with definitions, purpose statements, or 
other explanatory text.

e. Develop a methodology for writing that includes capitalization 
and numbering conventions, and how position titles are to be 
referenced to provide consistency throughout the document.

3) Tables and Graphics

a. Improve the quality of tables and graphics so that material is 
legible and easy to follow.

b. Consolidate some tables to provide a single place to look for 
information and to reduce the complexity of interpretation.

c. Include more graphics to illustration concepts and regulations.

d. Ensure the Official Zoning Map contains all zoning districts 
currently applied within the city’s zoning jurisdiction including 
floodplain overlay districts.

4) Navigation

a. Create a fully functional online version of the code.
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

b. Insert hyperlinks and other tools to allow for ease of moving 
around the code.

RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

1) Reorganize, clarify, and streamline requirements.

2) Use checklists when possible to organize application and site 
plan requirements.

3) Make sure the city’s website contains application forms as 

or sent electronically.

4) Add planning capacity.  Conduct a survey or benchmark the city 
against cities of similar size and planning and building activity 

5) Reorganize code content to group waiver processes.

6) Add a new code section on roles and responsibilities that 

enforcement and lists their various duties and authorities.

7) Overhaul the planned development district process to 
require detailed site plans, to clarify that it is not intended 
for speculative development proposals, to include a clear 
process for rezoning if development does not occur within the 
time frames given, and to place new emphasis on impacts to 
neighborhoods and public infrastructure.

8) Reorganize and streamline the waiver process.

9) Reduce the opportunity for internal consistency by reducing 
code complexity and cross-referencing relevant sections to the 
highest effective level (i.e., Section 10.6.5 rather than 10.6.5.1).
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

1) Reorganize the use pattern section to eliminate redundant 
statements

2) Eliminate or minimize cross references throughout the use 
pattern section 

3) Reorganize the use pattern section to eliminate redundant 
statements

1) Eliminate purpose statement redundancies and other narrative 
redundancies

2) Standardize organization of overlay presentation

3) 

4) Consider conversion of selected overlay districts to 
independent base districts

5) Assess design parameters for impact on redevelopment 
feasibility, adjusting as needed

1) 
Rather than relying on complicated naming conventions that 
referencing  acreage or having unclear clear relation intent, 
rename to clearly describe what districts meant to accomplish 
with terminology readily understood and accessible the public; 

2) Restructure district format so that each has a clear purpose 
statement, illustrates the bulk and dimensional requirements, 
provides cross-reference to applicable design standards found 

standards in one place to allow for quickly understanding what 
is permitted, where to look for additional information related to 
development standards, and grasp a general sense the district;
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

3) Expansion of uses in both residential and mixed districts. 
Revise the purpose and intent of districts for meaningful mixed 

allowing for a range of housing types and scalable retail and 
service delivery. Look to zoning best practice to inform housing 
types appropriate for both low and high intensity districts, and 
evaluate existing mixed-use districts for additional needs or to 
cull those uses that may not be best suited for the character 
and feel of a particular area. 

1) Develop a complete digital inventory of all Planned 
Developments, particularly those approved before the 
adoption of the current code in 2010 including adoption date, 
uses within the development, existence general development 
plan, current status of, and other relevant information. This will 
uncover inadequacies of PDs, assist in anticipating adjustments 
needed, and inform the code rewrite process.

2) Review and address options with regard to the issue of 
missing general development plans for some older Planned 
Developments.

3) Review and update as needed Planned Development 

South Carolina case law while allowing reasonable subsequent 
phasing of developments.

4) Review and update Planned Development regulations to 
enable and require consistent requirements for current and 
future phases.

5) Review and update Planned Development regulations 
to accommodate reasonable major changes to Planned 
Developments that have been approved but not yet 
developed.

1) Streamline the development submission and review process:

a. Develop an online development permitting and review process 
that will enable staff and developers to monitor progress, 
deadlines, and provide necessary information as needed.

b. Enable the submission of required materials in digital format 
in concert with online permitting.
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

b. Clarify and make explicit required review meetings, deadlines, 
processes, expectations, and options for all stages of review.

3) Develop a user’s guide that provides a step-by-step summary 
of code requirements for review and approval. This should 

for submittal and approval. The guide could be provided as a 
supplement to the Code rather than as a part of the Code itself.

4) Consolidate relevant land development regulations and 
requirements in the Code to make it easier for developers to 

5) Provide indexing and hyperlinks to improve usability and 

important information and requirements.

6) 
reduce time needed to resolve issues.

7) Seek solutions to issues related to staff capacity.

8) Incorporate best practices in terms of administration, review, 
and enforcement.

1) Article 19 or its predecessor should be renamed 
Nonconformities.

2) The North Augusta Development Code addresses 
nonconforming lots, uses, structures, site improvements, and 
billboards. However, it does so under the umbrella title of 
Nonconforming Uses which is a misnomer. 

3) 
provisions.  It is the opinion of the auditors that these elements 

administrative provisions. 

4) The determination clauses included in this title appear to serve 
little purpose and should be removed.
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

5) Section 19.3.2 Subsequent Nonconforming Lot implies that 
it is possible to legally subdivide a lot that does not meet the 
requirements of the North Augusta Development Code.  That 
shouldn’t be the case.  Instances where lots may be legally 
created that do not meet the code are typically exempt and 
therefore would not be nonconforming. Such lots include 
cemetery plots, court-ordered subdivisions, and those 

1110(4).

6) A separate section for nonconforming features and including 
site improvements is recommended.

1)  Place all conditional use standards in one location.

2)  Ensure that there are clear and enforceable standards for each 
conditional use.
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

1) 
multifamily housing and directly address this housing type 
wherever needed in the code.

2) 
address bungalow courts and tiny home developments.

3) Expand the range of single-family districts that permit triplexes 
and quadruplexes.

4) Clarify design standards that address the appearance of 
triplexes, quadruplexes, and accessory dwelling units in mixed-
residential areas.

5) Consider eliminating the mixed-residential district in favor 
of greater integration of housing choice into single-family 
residential districts.

1) Reevaluate bicycle, sidewalk, and trail standards to make sure 
they are still relevant and adequate.

2) Require designated loading areas for large multifamily 
structures containing a minimum number of units (e.g., 20+).

3) Require pedestrian and bike connectivity between uses/lots/
neighborhoods where currently not addressed, especially 

conventional sidewalk connectivity distances.

4) Require new neighborhoods and other developments to plan 
for future transit stops.  Require installation where transit 
connectivity can be provided now or in the near future.

5) Require sites to show rideshare (automotive and 
nonautomotive) and automated vehicle storage when 
proposed.

6) Allow electric vehicle charging stations in parking lots 
throughout the city.

7) Ensure that any setbacks in place for gasoline pumps at fueling 
stations, if any, do not apply to electric vehicle charging 
stations.
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RECOMMENDATION DEGREE OF 
DIFFICULTY PRIORITY

1) Integrate model 5G wireless code standards; allow as 
conditional uses. Use the NACO and MASC model codes as 
guides

2) 
within the code and appendices include broadband and 5G 
service.

3) Consider incentives for broadband-ready construction.  Remove 
barriers, if any, to widespread installation.

1) Develop standards for alternative energy systems such as solar 
and wind.

2) Allow some form of energy generation in all zoning districts.

3) Consider back-up and peak-shaving generators when 
developing conditions for approval.

1) Permit indoor plant-based agriculture and aquaculture in any 
district that permits non-residential uses.

2) Encourage plant-based community gardens and pocket 
gardens in all residential and commercial zones. 

3) 
hen-based coops are appropriate in residential areas.

4) Encourage edible landscapes in all districts and consider 
making them a feature of future city park plans.
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Item

Administrative Incoming Outgoing Incoming Outgoing Incoming Outgoing Incoming Outgoing

Total Phone Calls 468 199 1004 473 620 332 1247 727

Development 
Applications

Received Approved Received Approved Received Approved Received Approved

Subdivisions
   Major Subdivision Plans (PP) 1 0 1 1 0 0 4 0

          Planned Acres 5.6 0.00 5.6 14.30  - - 0.00  - - 0.00
          Planned Lots 32 0 32 77  - - 0  - - 0
   Minor Subdivision Plats 
(MP) 1 1 4 3 1 1 2 3

          Platted New Lots 0 0 0 1  - - -1  - - -1
   Major Subdivision Plats 
(FP) 0 0 0 3 1 1 1 2

          Platted Acres     0.00 0.00 0 24.87 0.00 0.48 2.60
          Platted Lots 0 0 0 84  - - 5  - - 32

Site Plans
   Minor Site Plans (MSP) 1 0 2 2 0 2 0 3
   Major Site Plans (SP) 0 0 1 1 1 0 1 0
   Site Plan Modification 
(SPM) 0 0 1 1 0 0 0 0

          Total Site Plan Acres 6.06 0.00 73.30 71.10 0.00 12.02 12.99

Planned Developments
   PD Gen Dev Plans/Major 
Mod. (PD) 0 0 0 0 0 0 0 0

          PD Acres 0 0 0 0 0 0 0
Development Plan 
Modification (PDM) 0 0 0 0 0 0 0 0

Annexations
Annexation Agreements 
Received 0 0 0 0 4 0 0 0

Annexation Cases (ANX) 0 0 0 0 0 0 5 0
Approved by City Council 0 0 0 1 0 2 0 2
          Parcels  - - 0  -  1 3  - - 3
          Acres  - - 0  - 0.23 0 150.82 0 150.82
* Not yet recorded

Same Month,
 Last Year Last Year To DateYear To DateThis Month

City of North Augusta
Department of Planning and Development 

Monthly Report for February 2021



City of North Augusta
Department of Planning and Development 

Monthly Report for February 2021

Item

Received Approved Received Approved Received Approved Received Approved

Zoning/Text 
Amendments
   Rezoning (RZM) 0 0 0 0 0 1 0 1
          Parcels 0 0 0 0 0 1 0 1
          Acres 0 0.00 0.00 0.00 0.00 2.43 0.00 2.43
   Conditional Zoning (RZC) 0 0 0 0 0 0 0 0
          Parcels 0 0 0 0 0 0 0 0
          Acres 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
   Text Amendments (RZT) 0 0 0 0 0 0 0 1

Other
   Certificates of Zoning 
Compliance (CZC) 15 13 24 22 16 14 30 29

   Zoning Confirmation Letters (LZC) 4 3 7 6 1 1 2 2
   Residential Site Reviews 44 45 69 69 31 30 52 51
   Sign Permits (SN) 3 3 6 6 2 2 5 5
  Right of Way Naming 
(RWN) 0 0 0 0 0 0 0 0

   Right of Way Abandonment 0 0 2 1 1 0 2 0

   Planning Projects (PROJ) 0 0 6 0 0 0 0 0
   Communications Towers (CT) 0 0 0 0 0 0 0 0

   Conditional Use Permits (CU) 3 1 3 1 1 0 0 0

Item

Appeals Received Approved Received Approved Received Approved Received Approved
   Variances 0 1 1 2 0 0 0 0
   Special Exceptions 0 0 0 0 0 0 0 0
   Administrative Decisions 0 0 0 0 0 0 0 0
   Waivers 1 0 1 6 0 0 0 0

This Month Year To Date Same Month,
 Last Year Last Year To Date

This Month Year To Date Same Month,
 Last Year Last Year To Date



City of North Augusta
Department of Planning and Development 

Monthly Report for February 2021
Item

Fees Collected
   Development Applications
   Appeals
   Maps/Publications
   Special Review Fees
   Total Fees
* Not yet recorded

Item

Code Enforcement Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Property Maintenance 10 3 16 4 7 2 21 10
Property Leins/Contractor 
Mitigation 0 0 2 2 0 0 0 0

Swimming Pools 0 0 0 0 1 1 1 1
Recreational 
Vehicles/RV/Boat/Utility 
Trailers

2 4 9 4 1 0 1 0

Illegal Vehicles 8 4 11 6 25 13 30 17
Commercial 
Vehicles/Equipment 0 0 0 0 1 0 1 0

Temporary Signs 95 95 159 159 34 4 50 6
Landscape Inspections 8 8 18 18 4 4 31 4
Structure Demolitions 0 0 2 2 0 0 0 0
Citation/Summons Issued 0 0 0 0 0 0 0 0

This Month Year To Date Same Month,
 Last Year Last Year To Date

$250.00 $0.00 $0.00 
$0.00 $0.00 $0.00 $0.00 

Same Month,
 Last Year Last Year To DateThis Month Year To Date

$2,615.00 $4,295.00 $1,070.00 $7,198.00
$0.00

$0.00 $0.00 $0.00 $0.00
$2,615.00 $4,545.00 $1,070.00 $7,198.00 
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