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AN ORDINANCE TO APPROVE A DEVELOPMENT AGREEMENT (RIVER OAKS) 
BETWEEN BEAUFORT COUNTY AND ARD HILTON HEAD, LLC PURSUANT TO 
SECTION 6-31-30 OF THE CODE OF LAWS OF SOUTH CAROLINA, 1976, AS AMENDED. 

WHEREAS, the General Assembly of the State of South Carolina has enacted the "South 
Carolina Local Government Development Agreement Act" as set forth in Section 6-31-10 
through 6-31-160 ofthe Code of Laws of South Carolina, 1976, as amended; and 

WHEREAS, the Act authorizes local governments, including Beaufort County through its 
County Council, to enter Development Agreements with developers for the purpose of providing 
a continuous agreement for development of projects and for the protection and advance 
payments for the impact upon the citizens of Beaufort County. I 

NOW, THEREFORE, in consideration and pursuant to Section 6-31-10, of the Code 0 

Laws of South Carolina, 1976, as amended, Beaufort County Council herein adopts this 
Ordinance, which is necessary to provide the authority to execute a Development Agreement 
with ARD Hilton Head, LLC. 

Adopted this 27'h day of October, 2008. 

APPROVED AS TO FORM: 

ATTEST: 

cfo~'-'-'- l"LL.., 
Suzanne M. Rainey, Clerk to Council 

First Reading: September 8, 2008 
Secon:l Reading: October 13, 2008 

COUNTY COUNCIL OF BEAUFORT COUNTY 

By: ----'(L~~;"==_~-,:-:-~ :--=--7+--:::-:=2 k(~ 
Wm. Weston J. Newton, Chairman 

/' 

Pt:blic Hearings: September 22,2008 and October 13,2008 
Third and Final Reading: October 27,2008 

002 



STATE OF SOUTH CAROLINA 

COUNTY OF BEAUFORT 
DEVELOPMENT AGREEMENT 

(RIVER OAKS AT OKA TIE VILLAGE) 

.,,? ....cJ 
This Development Agreement ("Agreement") is made and entered this ~ - day of 

~ p\Uyl ';,er , 2009, by and between ARD Hilton Head, LLC (Owner), and the govemmental authority of 

Beaufort County, South Carolina ("County"). 

WHEREAS, the legislature of the State of South Carolina has enacted the "South Carolina Local , 
Government Development Agreement Act, (the "Act"), as set forth in Sections 6-31-10 through 6-31-160 of 

the South Carolina Code of Laws (1976), as amended; and 

WHEREAS, the Act recognizes that "The lack of certainty in the approval of development can result 

in a waste of economic and land resources, can discourage sound capital improvement planning and 

financing, can cause the cost of housing and development to escalate, and can discourage commitment to 

comprehensive planning." [Section 6-31-10 (B)(1)]; and 

WHEREAS, the Act also states: "Development agreements will encourage the vesting of property 

rights by protecting such rights from the effect of subsequently enacted local legislation or from the effects of 

changing policies and procedures of local govemment agencies which may confiict with any term or 

provision of the Development Agreement or in any way hinder, restrict, or prevent the development of the 

project. Development Agreements will provide a reasonable certainty as to the law1ul requirements that 

must be met in protecting vested property rights, while maintaining the authority and duty of government to 

enforce laws and regulations which promote the public safety, health, and general welfare of the citizens of 

our State." [Section 6-31-10 (B)(6)]; and, 

WHEREAS, the Act further authorizes local governments, including county governments, to enter 

Development Agreements with developers to accomplish these and other goals as set forth in Section 6-31-

10 of the Act; and, 
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WHEREAS, Owner has acquired a tract of land ccntaining a total of approximately 63.54 acres of 

highland and wetland located in Bluffton Township, Beaufort County, South Carolina, and as more 

particularly described on Exhibit "A" attached hereto; and, 

WHEREAS, Owner proposes to develop a senior village with attendant amenities on the Property 

described in Exhibit A; and 

WHEREAS, Owner has developed a Comprehensive Master Plan (Exhibit "B" attached) for the 

entire tract (ccllectively hereinafter sometimes referred to as the "Property"); and, 

WHEREAS, the County finds that the proposal for this property is consistent with the County's 

Comprehensive Plan, will further the health, safety, welfare and eccnomic well being of the County, and 

presents an unprecedented opportunity to secure quality planning and growth in an environmentally 

sensitive manner; and 

WHEREAS, the County has determined that there exists a shortage of funds available to the 

Beaufort County Board Education to build schools and other public education facilities in the County; and, 

WHEREAS, the County of Beaufort desires to protect the important natural environment of the 

area, while enccuraging quality growth and eccnomic opportunity for its citizens, and to do so in a manner 

which avoidS adverse financial impact upon the County or its citizens; and, 

WHEREAS, this Development Agreement is being made and entered between Owner and County, 

under the terms of the Act, for the purpose of providing assurances to Owner and any Seccndary Developer 

that it may proceed with a development plan under the terms hereof, as hereinafter defined, without 

enccuntering future changes of law which would materially affect the ability to develop or the cost of future 

development under the plan, and for the purpose of providing important protections to the natural 

environment and the financial stability of the County of Beaufort. 

NOW THEREFORE, in ccnsideration of the terms and ccnditions set forth herein: and other good 

and valuable ccnsideration, including the potential eccnomic benefits to both County and Owner by entering 

into this Agreement, and to enccurage well planned development, the receipt and sufficiency of such 

ccnsideration being hereby acknowledged, County and Owner hereby agree as follows: 
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I. INCORPORATION. 

The above recitals are hereby incorporated into this Agreement. 

II. DEFINITIONS. 

As used herein, the following terms mean: 

"Development" means the land disturbance of portions of the Property and/or vertical or horizontal 

construction of improvements thereon as contemplated by the Zoning Regulations. 

"Development Plan" means the layout and development scheme contemplated for the Property, as 

more fully set forth in the PUD approval for River Oaks at Okatie Village, attached as Exhibit B, and as may 

be modified per the terms of this Agreement. 

"Development Rights" shall mean Development undertaken in accordance with the Zoning 

Regulations and this Development Agreement. 

"Homeowner's Association or Owner's Association" shall mean a duly constituted Owner's 

" Association under South Carolina law, pursuant to a Declaration of Covenants and Restrictions, filed of 

record in Beaufort County at or about the time of land subdivision, providing regulations for the governance 

of such subdivision, the upkeep of common elements, including assessment provisions, and other related 

matters. 

"Owner" means ARD Hilton Head, LLC. 

"Property" means that certain tract of land described on Exhibit A. 

"Purchaser" or "Developer" means any person or entity which may take tiUe to all or a portion of the 

Property in the future for the purpose of development thereof under the terms hereof. 

"Secondary Developer" means any and all successors in tiUe to Owner who or which undertake or 

cause to be undertaken development activity on the Property. Should Owner undertake or cause to be 

undertaken development activity on the Property, Owner shall also be deemed a Secondary Developer. 

'Term" means the duration of this agreement as set forth in Section III hereof. 

'Zoning Regulations" means all terms and conditions of the River Oaks at Okatie Village PUD 

approval, the Zoning and Development Standards Ordinance (ZDSO) of Beaufort County, in effect at the 

'1. 
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time of the execution of this Agreement, and the terms of this Development Agreement. In case of any 

conflict, the terms of this Development Agreement shall take precedence, followed by the terms and 

conditions of the PUD approval, followed by the terms of the ZDSO. 

III. TERM. 

The term of this Agreement shall commence on the date this Agreement is executed by the 

County and the Owner, and terminate five (5) years thereafter, unless extended by the mutual agreement of 

the County and the Owner. 

IV. DEVELOPMENT REQUIREMENTS AND DEVELOPMENT OF THE PROPERTY. 

A. ZDSO Applicability. The Property shall be developed in ac~rdance with the 

Zoning and Development Standards Ordnance (ZDSO) of Beaufort County, as supplemented and altered 

by the terms of the River Oaks at Okatie Village PUD Zoning district, and the following Development 

Requirements: 

B. Permitted Uses. Permitted uses on the Property include 114 cottages for senior 

independent living, 216 apartments for senior living, with or without assistance, including dining rooms, 

activity spaces, exercise facilities, administrative offices, kitchens, housekeeping work areas and similar 

amenities. Nursing care facilities up to 60 beds and rehabilitation facilities and ancillary offices for home 

health care and hospice services will also be provided, as shown, described and depicted on the attached 

River Oaks at Okatie Village PUD approval that is labeled Exhibit B, and as described herein. The exact 

mix of cottages for senior independent living, apartments for senior living and nursing beds shall be 

determined at the Owner's or Developer's discretion, based upon market demand, so long as the total of 

these units does not exceed 330 cottages and I or apartments and 60 nursing beds. 

c. Development The locations and layouts and developmenl standards of 

permitted uses are shown on the Development Plan, included as part of the PUD approval, attached hereto 

as Exhibit B and made a part hereof. The Development Plan specifies location of roads, building types, 

uses, amenities and recreational facilities. It is acknowledged that Developer may not materially deviate 

from the layout shown on the Development Plan without the prior consent of County. Minor changes to 
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development locations and layouts which do not alter approved uses, densities or development concept 

shall not require Amendment of the Agreement or the Exhibit B PUD approval. 

More specifically, on the subject of minor and major changes to the Development 

Agreement and PUD, it is first noted and agreed that all uses, densities, conversions and flexibility 

standards which are specifically provided under the River Oaks PUD and this Development Agreement are 

not considered changes, but are allowed. Beyond these stated allowances, further changes to the 

development plan which are the result of final engineering and planning may be approved as minor changes 

at the Development Review Team (DRT) level, provided such changes do not change the basic road layout 

system, the function of the· required pathway systems, or negatively impact the open space requirements. 

Minor changes in the location of housing units or non-residential elements, roads and right-of-way widths 

may be allowed as minor changes, so long as the uses and densities approved under the PUD and this 

Development Agreement are not exceeded. All other changes shall be considered major changes, and 

require amendment hereof and lor amendment of the PUD, unless otherwise provided in this Development 

• Agreement. If an applicant and the DRT fail to agree on whether a particular requested change is major or 

minor, the matter may be brought to the Land Management Committee of Council, whose decision shall be 

final. 

• 

D. School Capital Construction Fee. The laws of the State of South Carolina do not 

penmit the imposition of impact fees for the effect and impact that development has or will have upon the 

publiC school systems servicing the Property. Owner agrees to pay to Beaufort County the sum of $6,000 

per residential dwelling unit which is 2400 square feet or greater, and a prorated sum of $2.50 per square 

foot for all reSidential units less than 2400 square feet (heated interior). All commercial development shall 

pay a fee of $2.50 per square foot of interior heated space to Beaufort County. These sums shall be 

payable at the time that a lot or residential unit or commercial building is initially transferred to an end user 

from a Developer or Secondary Developer. These fees shall not be applicable to transfers to service 

providers or Property Owner Association(s) or governmental related entities. 

At the end of five years from the date of this Development Agreement, if this Development 
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Agreement is extended beyond the initial 5 year period, the amount of the School Capital Construction Fee 

shall be increased by the sum of the increase in the Consumer Price Index for All Urban Areas (CPI-U), and 

annually thereafter, on each succeeding anniversary, as such increase is measured against the immediately 

preceding year. 

The adjustment from the $6,000 base fee for smaller residential units as set forth above is 

justified by the following factors specific to this Development Agreement and the Okatie Village development 

area: 

1. The parties hereto recognize that River Oaks will be an age restricted community with 

no school age children residing in River Oaks. 

2. Specific economic studies performed by Strom Thurmond Institute, for Okatie Village, 

suggest that a majority of residents and workers in Okatie Village will not be new to 

Beaufort County because of Okatie Village development, but would have moved to 

Beaufort County anyway. 

3. Specific design concepts of Okatie Village, as a walkable mixed-use community 

adjacent to schools, should lower service costs, including school transportation and 

equipment costs, and because many employees working within River Oaks are 

expected to live in one of the adjoining Okatie Village PUDs, where school fees and 

assessments are being paid under separate Development Agreements. 

4. Substantial other public donations and public benefits are included under the PUD and 

this Development Agreement, as endorsed by the Beaufort County Planning Staff and 

the Planning Commission. 

5. Additional infrastructure funds are provided under paragraph E below which could be 

utilized by Beaufort County for various infrastructure needs, including further school 

needs. 

Notwithstanding the above, should the State of South Carolina adopt legislation which 

allows local govemments to impose Development Impact Fees for Schools, and should Beaufort County 
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adopt such a School Impact Fee Ordinance, the fees provided for hereunder shall be adjusted, to the extent 

necessary, so that School Capital Construction Fees hereunder do not increase or decrease. when 

combined with any future adopted Development Impact Fees for schools. In other words, the total of School 

Capital Construction Fees established hereunder, and any future adopted School Impact Fees, shall not 

exceed the total of School Capital Construction Fees hereunder, and the time of payment shall not change. 

Furthermore, should Beaufort County approve any PUD or Development Agreement in the future which 

imposes lesser School Capital Construction Fees than are imposed upon the Property hereunder, after due 

allowance for potential differences in circumstance such as land contributions or other forms of contribution 

or compensation, then the School Capital Construction Fees hereunder shall be automaiically reduced to 

the amounts being charged under such future approved PUD or Development Agreement, after appropriate 

adjustments for such differing circumstances as mentioned above, as may be equitably and reasonably 

determined by Beaufort County Council. In the event residential or commercial development is permitted as 

reflected by a County approved subdivision plat filed with the County Register of Deeds Office prior to the 

expiration of the Term of this Development Agreement, and sums due hereunder are not yet payable, the 

Owner shall record a covenant in a form approved by the County encumbering such subdivided portions of 

the Property obligating the Owner, Purchaser, Developer, or Secondary Developer to pay the School 

Capital Construction Fee at the time that a residential or commercial lot or unit is transferred to a third-party 

purchaser, notwithstanding the expiration of the term of the Development Agreement, so long as the County 

continues to respect and honor its obligations under the Development Agreement, notwithstanding the 

expiration of the term of the Development Agreement with respect to said permitted and subdivided 

residential and commercial development 

E. Additional Fees and Assessment for Road and Other Infrastructure 

Pumoses. In order to offset the cost of Highway 170 improvements that are made necessary by the impact 

of River Oaks traffic on Highway 170, and to provide for other potential infrastructure needs, Owner agrees 

that all residential and commercial property within River Oaks PUD will be submitted to an Owner's 

Association, by recorded covenant, or a Horizontal Property Regime by recorded Master Deed, under the 
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terms of which each property will be required to make annual payments for delivery to Beaufort County for 

an Infrastructure Fund, as set forth below. Each property will make annual Infrastructure Fund payments 

beginning the first year after a residential unit or commercial space is certified for occupancy by Beaufort 

County. Such fees shall be payable prior to December 31 of each year, and continuing for twelve years, 

and shall be collected by the respective Owner's Association or Regime, as assessments under the 

Declaration or Master Deed. As such, these assessments shall be collectable and enforceable by lien rights 

and foreclosure rights as any other assessment, but the County shall be named as a third party benefiCiary 

with the collateral power to lien and collect, including reasonable attorney's fees, for any amounts not timely 

collected by the Association or Regime and paid to the County. Beaufort County shall have the right to 

review and approve the language to be contained in such documents to assure that the above principles are 

appropriately set forth. 

The annual fees (assessments) for Infrastructure Fund purposes hereunder, shall be $180 

per year for each residential dwelling unit, payable for 6 years for each unit, and thereafter, shall be $195 for 

each residential unit for the following 6 years, and $0.25 per heated, interior square foot for all commercial 

space, payable for 6 years for all commercial space, and thereafter, shall be $0.30 per heated interior 

square foot for the following 6 years. 

Final ASSOCiation and I or Regime documents must be completed and recorded prior to the 

sale of any property within River Oaks, for the area containing such property. It shall be the responsibility of 

Owner, Developers or their assigns to track and report all activity related to such assessments and 

payments and to report timely to Beaufort County. During the term of this Development Agreemen~ such 

reporting shall be done at th.e time of annual reports to the County provided elsewhere hereunder. After the 

expiration of this Agreement, such reporting shall be the responsibility of the respective Association or 

Regime, and the initial documents shall so provide. 

All fees and assessments payable hereunder shall be payable to Beaufort County for use 

on infrastructure needs such as road improvements to Highway 170 (targeted for a total of approximately 

$1.85 million for River Oaks, Osprey Point and Okatie Marsh combined, excluding the Preacher density at 
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this time), improvements to public access to waterways in Bluffton Township, needed funds for public safety 

infrastructure purposes such as fire, police or correctional facility purposes, school purposes, or library 

improvement purposes. While certain funds are targeted hereunder for road improvement purposes, 

Beaufort County shall be permitted to utilize all funds, except the deSignated School Capital Construction 

Fees, for such other purposes as Beaufort County may deem appropriate. 

F. Restrictive Covenants. Owner agrees to encumber the Property with Conditions, 

Covenants and Restrictions (CC&R) to carry out the provisions of this Development Agreement, which 

CC&R shall be subject to the reasonable approval of the County, such approval not to. be unreasonably 

withheld. 

G. Design Guidelines. Owner and Beaufort County agree that the adoption of 

Design Guidelines to regulate certain development activities within the Okatie Village area, including River 

Oaks PUD, is desirable and necessary to ensure that the basic development theme for the area is carried 

out over time. To this end, the Design Guidelines attached hereto as Exhibit F are hereby incorporated 

herein and made a part of this Agreement and a material part of the attached Exhibit B PUD approval. 

Reasonable flexibility to accommodate changing market conditions and public preferences will be allowed 

and minor changes may be approved at the Development Review Team level. 

V. LEGAL STATUS OF WORKERS I COMMITMENT TO EMPLOYMENT 
OPPORTUNITIES FOR RESIDENTS. 

Owner and the County recognize the importance of having legal workers only performing 

construction and other work on the Property. Owner agrees to supplement current County and State laws 

by requiring all contractors and subcontractors to sign sworn affidavits that all workers in their employ 
. 

have been verified as to legal status and that to the best of their knowledge, after reasonable diligence, 

the contractor or subcontractor has verified such status. Additionally, construction sites will be posted 

with notices of the legal status requirement and the fact that verification of status may be demanded on 

the site at any time by Owner, Developers, Secondary Developers and I or the County. Any provision of 

this paragraph may be altered with consent of the County Administrator to reflect evolving legal and policy 
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decisions on this subject, without formal amendment hereto. 

Owner is an equal opportunity employer and demands the same from all its contractors. Owner 

also recognizes that it is important that citizens of County have opportunity for gainful employment and 

future advancement in the immediate County area. In order to facilitate opportunity for County residents, 

Owner agrees to use its best efforts to post notices of all job opportunities within the Property in a 

conspicuous location at County Office Building on Bluffton Parkway, Bluffton, South Carolina. 

VI. DEVELOPMENT SCHEDULE. 

The Property shall be developed in accordance with the development schedule, attached 

as Exhibit D, or as may be amended by Owner or Developer(s) in the future to reflect actual market 

absorption. Pursuant to the Act, the failure of the Owner and any Developer to meet the inilial 

development schedule shall not, in and of itself, conslitute a material breach of this Agreement. In such 

event, the failure to meet the development schedule shall be judged by the totality of circumstances, 

including but not limited to the Owner's and Developer(s), good faith efforts to attain compliance with the 

development schedule. These schedules are planning and forecasting tools only, and shall not be 

interpreted as mandating the development pace initially forecast or preventing a faster pace if market 

conditions support a faster pace. The fact that actual development may take place at a different pace, 

based on future market forces, causing modifications to the development schedule, shall not be 

considered a default hereunder as long as the Owner demonstrates good cause for such modifications, 

which good cause may include market conditions. The parties acknowledge that residential and 

commercial development activity may occur faster or slower than the development schedule, depending 

upon market conditions. Furthermore, periodic adjustments to the development schedule which may be 

submitted by Owner and I or Developer(s) as a result of market conditions shall not be considered a 

material amendment or breach of the Agreement as long as the Owner and I or Developer demonstrates 

good cause for such adjustments, such as market conditions. 

VII. EFFECT OF FUTURE LAWS. 

It is the intent of the parties that only the Zoning Regulations and any other laws, 
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regulations and ordinances of the County applicable to the development of land in the County be vested for 

the Term, subject to the provisions of Section V hereof. All other laws, regulations and ordinances of the 

County, and those as may be enacted in the future, shall be applicable to the Developer, and its successors 

and assigns. so long as they do not conflict with the Zoning Regulations or interfere with the ability to utilize 

and develop the Property in accordance with any then applicable Development Plan. 

It is specifically acknowledged that this Agreement shall not prohibit the application of any current or 

future building. housing, electrical, plumbing, gas, swimming pool or other standard codes of general 

application throughout the County. of any tax or fee of general application throughout the County. or of any 

law or ordinance of general application throughout the County found by the 8eaufort County Council to be 

necessary to protect the health, safety and welfare of the citizens of County. Specifically, the County may 

apply subsequently enacted laws to the Property in accordance with Section 6-31-80(8) of the Act. 

It is specifically acknowledged that nothing in this Agreement shall be deemed to prohibit the 

County from including the Property in a tax increment financing district. 

It is specifically acknowledged that nothing in this Agreement shall be deemed to exempt the 

Property from fees and taxes that may be imposed by governmental entities other than the County. 

VIII. INFRASTRUCTURE AND SERVICES. 

County and Owner recognize that services will be provided by the County and other 

governmental or quasiijovemmental entities. For clarification, the parties make specific note and 

acknowiedge the following: 

A. Private Roads. All roads within the Property shall be constructed by the 

Developer, and maintained by it and/or a Homeowners' Association. The County of 8eaufort shall not be 

responsible for the construction or maintenance of any roads within the Property, and the Developer and/or 

Homeowners' Association shall continue the maintenance until such time as the roads are accepted for 

maintenance by an appropriate govemmental body. The County shall not be required to accept title to any 

roads. Roads within the Property may be restricted regarding public access, due to the senior village nature 

of the development. 
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• B. Public Roads. The major public road that serves the Property is Highway 170 and 

is under the jurisdiction of the State of South Carolina regarding construction, improvements and 

maintenance. County shall not be responsible for construction, improvements or maintenance of this or any 

other public roads which now or hereafter serve the Property, unless the County elects to do so in the 

future. It shall be the responsibility of the Developer to adhere to applicable state or county requirements 

regarding ingress and egress to Highway 170 or any other public roads that may serve the Property. 

C. Potable Water. Potable water will be supplied to the Property by Beaufort-Jasper 

Water & Sewer Authority (BJWSA) pursuant to infrastructure in place. Owner will construct or cause to be 

constructed all necessary water service infrastructures within the Property, which will be maintained by it or 

the Authority or a Homeowner's Association. County shall not be responsible for any construction, 

treatmen~ maintenance or costs associated with water service to the Property. The Owner and its 

successors and assigns agree that all Development. with the exception of irrigation and facilities existing at 

the date of this Agreement, will continue until demolished, and with regard to all new construction service 

• shall be provided by Beaufort-Jasper Water & Sewer Authority. Developer shall be responsible for all 

financial arrangements with the BJWSA. 

• 

D. Sewage Treatment and Disposal I Access for Neighboring Properties. 

Sewage collection, treatment and disposal will be provided by BJWSA. Owner will construct or cause to be 

constructed all necessary sewer service infrastructures within the Property, which will be maintained by it or 

the Authority or a Homeowner's Association. County shall not be responsible for any construction, 

treatment, maintenance or costs associated with sewer service to the Property. The Owner, and its 

successors and assigns, agree that all Development, with the exception of facilities existing at the date of 

this Agreement will be served by sewer prior to occupancy and that when the existing buildings are 

demolished all sewer disposal shall be through BJWSA. Developer shall be responsible for financial 

arrangements with BJWSA. Owner agrees to seek an agreement with BJWSA regarding the use of treated 

wastewater for irrigation purposes, to the extent practical and legal, as part of its development. 

Owner agrees that the sewer service pipe system for River Oaks PUD will be appropriately 
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sized so as to accommodate potential future hookup to the system for the immediately adjacent existing 

homes in the neighboring Cherry Point Road community to the west of River Oaks, estimated to be 

approximately 20 homes. Owner or Developer will extend an appropriately sized sewer line to the property 

line of River Oaks. Any cost of connection regarding neighboring properties or any further improvements to 

facilttate connection and flow from neighboring properties shall be the sole responsibility of those seeking to 

establish such connection, and not the responsibility of River Oaks or its Owner or Developer. Any 

necessary system design work for such offsite work, permitting work or other related expense shall also be 

the responsibility of others and not River Oaks, its Owner or Developer. All required laws and regulations 

must be followed by those seeking such connection to the River Oaks system, and the provisions of this 

paragraph are subject to ultimate approval by BJWSA and other relevant agencies. Owner's responsibility 

to extend the sewer line as described in this Section shall be completed ~ccording to the Development 

Schedule set forth and described in Exhibit D hereto. If said work has not been completed by the fourth 

anniversary of the execution of this Development Agreement by the Owner and the County, then Owner 

• agrees to record a land use covenant, in a form to be approved by the County, with such approval not to be 

unreasonably withheld, to commit to the completion of the required work. 

• 

E. Drainage System. All storm water runoff and drainage system improvements 

within the Property will be designed utilizing best management practices, will be constructed by Owner, 

Developer or their assigns, and maintained by Owner, Developer and/or a Homeowners' AsSociation. The 

County of Beaufort will not be responsible for any construction or maintenance costs associated with the 

drainage system within the Property. 

The Owner, its successors and assigns, shall be required to abide by all provisions of 

federal and state laws and regulations, including those established by the Department of Health and 

Environmental Control, the Office of Ocean and Coastal Resource Management, and their successors, for 

the handling of storm water. 

The Owner has prepared a study of development drainage characteristics of the area, 

prepared a master plan of the storm water drainage systems, and shall construct such storm water drainage 
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systems in accordance with the approved plans, and maintain the systems allowing proper operation and 

function. 

Owner's study shall include documented baseline data of normal annual ranges of water 

quality conditions in adjacent tidal creeks to the Property for salinity, coliform bacteria, dissolved oxygen 

content, nitrogen and phosphorous. Baseline testing will include data collected by Owner beginning in the 

Spring of 2008 through June of 2009. During all development activity, Owner shall ensure that the baseline 

water quality conditions demonstrated in Owner's baseline study are not exceeded or detrimentally 

impacted by construction and development activities conducted on the Property. To ensure that water 

quality baseline activities are not exceeded due to development activity on the Property, water quality will be 

monitored, at Owner's expense, by an engineering firm mutually agreeable to the Owner and the County. In 

the event that water quality monitoring demonstrates a degradation in the water quality of tidal creeks 

adjacent to the Property as compared to the baseline data in the Owner's study, and such degradation is 

due to development activity on the Property, modifications of the stormwater treatment system on the 

Property shall be required so that no further excess deviations from the baseline water quality data are 

experienced due to development activity on the Property. It is understood that Owner shall not be 

responsible for deviations in water quality that result from natural conditions or activities on other property 

(other than River Oaks), which deviation's causes are not within the control of Owner. 

Covenants and restrictions shall be placed on the developed portions of the Property to 

ensure that applicable Homeowners' Association(s), or other sustainable independent corporate entity or 

entities acceptable to the County, fund a water quality program through sustained assessments and I or 

special fees to ensure maintenance of stormwater drainage systems and appropriate monitoring of ongoing 

water quality samples. 

In addition to the water quality safeguards as committed to by Owner above, 

notwithstanding Section V hereof, Developer and any Secondary Developers shall adhere to any and all 

future ordinances or regulations of the County (or portions thereof) goveming detention, filtration, and 

treatment of storm water for any undeveloped areas of the Property, provided those ordinances and 
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regulations apply County-wide, and are consistent with sound engineering practices. It is specifically agreed 

however, that any such future ordinances of the County that directly or indirectly affect the setback, buffer or 

open space requirements permitted pursuant to the Zoning Regulations will not be applicable to the Owner, 

Developer and any Secondary Developer within the Property without the Owner's, Developer's or any 

Secondary Developer's express written consent thereto, and any such future ordinances shall apply only to 

new phases, developed after the passage of such new laws, and not to previous phases of development. 

Owner, Developers, Secondary Developers, and I or Homeowner's Associations shall 

conduct private testing of stormwater quality and shall share results with Beaufort County, at a minimum, at 

the time of annual reporting hereunder. Owner, Developers and Secondary Developers will participate in 

any Beaufort County program regarding stormwater testing, including the payment of any County-wide fees 

or assessments for such purposes provided, however, that Owner may apply for credit against such fees to 

the extent that this development may exceed County-wide stormwater standards, if the County establishes 

a policy for granting such credits. 

F. Solid Waste Collection. Solid waste collection is currently provided by 

agreements with private companies .. Solid waste collection shall be provided to the Property on the same 

basis as is provided to other residents and businesses within the County. 

G. Police Protection. The County shall provide police protection services to the 

Property on the same basis as is generally provided to other residents and businesses within the County. 

H. Emergency Medical Services. Such services are now being provided by 

Beaufort County, and the County will continue to provide emergency medical services to the Property on the 

same basis as is provided to other residents and businesses within Bluffton Township. 

I. library Services. Such services are now provided by Beaufort County. The 

County of Beaufort shall provide library services to the Property as it currently provides on a County-wide 

basis. 

J_ School Services. Such services are now provided by the Beaufort County 

School District and such service shall continue . 
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K. Recycling Services. Owner agrees to make recycling mandatory within the 

Property under a program consistent with Beaufort County law and fees regarding recycling. These 

requirements for mandatory recycling shall be added to the Covenants and Restrictions which shall be 

binding upon all property and owners within the Master Plan area. Solid waste collection shall be provided 

to the Property on the same basis as is provided to other residents and businesses within the County. 

L. Fire Services. The County of Beaufort agrees to provide fire protection to the 

Property on the same basis as is provided to other property within Bluffton Township. 

M. Subsequent Entities or Financing District. Nothing in this Agreement shall be 

construed to prevent the establishment by the County, or govemmental entity, or some combination of 

entities, solely or in conjunction with each other, of a Tax Increment District, FILOT, Multi-County Business 

Park, or other special tax district or financing vehicle authorized by applicable provisions of the Code of 

Laws of South Carolina (1976 as amended), so long as such do not operate to increase the ad valorem 

taxes or assessments against the Property, unless applied to all properties located within the County. 

N. Tree Preservation. After any harvesting or clearing of pine crop areas which may 

be allowed under Silvaculture, the Developer will subm~ a surveyor exhibit depicting all trees eight (8) 

inches diameter breast height (DBH) or greater within proposed development phase areas being submitted 

for development approval, and twenty-five (25) feet beyond. For pine trees existing as part of the planted 

pine crop area of the Property, an exhibit shall be a representation of the tree planting pattern. The exhibit 

will show trees according to row, tree spacing and typical size. The information may be field-verified to 

ensure accuracy of these factors, but each tree in the remaining pine crop area need not be physically 

located by standard survey methods. Hardwood trees in excess of eight (8) inches DBH will be described 

by their actual location . 

Individual trees over 24 inches DBH or specimen trees as defined in the Beaufort County 

ZDSO that are to be removed shall be replaced with trees having an individual caliper measurement in 

excess of 2.5 inches DBH. Replacement trees shall meet or exceed the total DBH caliper inches removed. 

Surveyed preserved trees in excess of 2.5 caliper inches may be counted as replacement or post 
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development trees. Total post development tree coverage shall equal 3 hardwood trees per lot, on average 

throughout the community, or 12 hardwoods per acre in the case of non-residential development. 

Developer will use its best efforts to preserve specimen trees. 

IX. FEES AND RELATED AGREEMENTS 

The County of Beaufort and Owner understand and agree that future development of the 

.' 
Property shall impose certain costs to the County. Eventually, property taxes collected from future 

development upon the Property are expected to meet or exceed the burdens plaCed upon the County, but 

certain initial costs and capital expenditures must be addressed in order to ensure that the present residents 

of the County are not called upon to pay higher taxes to accommodate the development of the Property. 

The following items are hereby agreed upon to be provided by Developer to offset such future costs and 

expenditures: 

A. Fee for Administrative I Public Services. In order for the County to meet various 

expenses and obligations associated directly or indirectly with development of the Property, the parties 

agree that the various impact fees imposed by Beaufort County on other similar residential or commercial 

property in place at the time of the execution of this Agreement shall be payable by Owner or its successors 

or assigns as any other developer of property would pay. In addition, Owner agrees to pay the sum of 

$25,000 to Beaufort County, within 180 days of the recording hereof, to offset'the costs of the Beaufort 

County Planning Department that may be incurred in the development review and processing stages as 

development activity proceeds. This shall be a one-time payment. 

B. Attorneys Fees. Each party to this Agreement agrees to pay their own fees and 

costs incurred by them. 

X. COMPLIANCE REVIEWS. 

Owner, or its designee, shall meet with the County, or its designee, at least once per year 

in the month of January during the Term of this Agreement to review development completed in the prior 

year and the development anticipated to be commenced or completed In the ensuing year. The 

Developer, or its designee, shall be required to provide such information as may reasonably be 
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requested, to include, but not be limited to, commercial square footage, acreage' or lots of the Property 

sold in the prior year, acreage or lots of the Property under contract, the number of certificates of 

occupancy anticipated to be issued in the ensuing year and any relevant information regarding fee 

payment, taxes and assesSments, including an accounting by Owner or its designee regarding payment 

made under the Infrastructure Fund provisions of Section IV(E) above. The Developer, or its designee, 

shall be required to compile this information for its development and that of Secondary Developers. 

Reporting of such information to the County will be made upon such forms as the County and Developer 

may agree upon from time to time. This Compliance Review shall be in addition to, and not in lieu of, any 

other reporting or filing required by this Agreement. If, as a result of a Compliance Review, the County 

determines that Owner, Purchaser, Developer, or a Secondary Developer has committed a material 

breach of the terms of this Development Agreement, the County shall serve such party in writing notice of 

such breach pursuant to the procedures set forth in Section 6-31-90 (8) of the Development Act, affording 

the breaching party the opportunity to respond as set forth in Section 6-31-90 (C) of said Act. 

XI. DEFAULTS. 

The failure of the Owner or County to comply with the terms of this Agreement shall 

constitute a default, entitling the non-defaulting party to pursue such remedies as deemed appropriate, 

including specific performance and the termination of this Development Agreement in accordance with 

the Act; provided, however, n6 termination of this Development Agreement may be declared by the 

County absent its according the Owner, Developer or Secondary Developer the notice, hearing and 

opportunity to cure in accordance with the Act; and provided further that nothing herein shall be deemed 

or construed to preclude the County or its designee from issuing stop work orders or voiding permits 

issued for development when such development contravenes the provisions of the Zoning Regulations or 
- \ •• ->-

this Development Agreement. A default by a Developer or Secondary Developer shall not be deemed to 

be a default by Owner hereunder, if Owner has transferred title of the property to such Developer or 

Secondary Developer, unless said default involves a continuing obligation of Owner under Subsection 

XXVI (G) hereof, which obligation has not been released by the County. 
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Notwithstanding the foregoing, it is acknowledged by all persons, firms or entities claiming or 

accorded interests in this Development Agreement that the following events shall constitute a default, 

entitling the County to pursue the termination of this Development Agreement, in accordance with the Act: 

1. the failure to timely remit payments required hereunder to the County per the 

terms of this Development Agreement; 

2. if at" any time during the Term, prior to the Owner having fulfilled any of their 

payment obligations there shall be filed by or against them in any court, pursuant to any state or 

federal statue, a petition in bankruptcy or insolvency, or for reorganization or appointment of a 

receiver or trustee of all or part of the assets of the Owner, or if it makes an assignment for the 

benefit of creditors. 

XII. MODIFICATION OF AGREEMENT. 

This Development Agreement may be modified or amended only by the written 

agreement of the County and the Owner. No statement, action or agreement hereafter made shall be 

effective to change, amend, waive, mOdify, discharge, terminate or effect an abandonment of this 

Agreement in whole or in part unless such statement, action or agreement is in writing and signed by the 

party against whom such change, amendment, waiver, modification, discharge, termination or 

abandonment is sought to be enforced. Any amendment to this Agreement shall comply with the 

provisions of Section 6-31-10, et seq. Any requirement of this Agreement requiring consent or approval 

of one of the parties shall not require amendment of this Agreement unless the text expressly requires 

amendment. Whenever such consent or approval is required, the same shall not unreasonably be 

withheld. 

XIII. NOTICES. 

Any notice, demand, request, consent, approval or communication which a signatory 

party is required to or may give to another signatory party hereunder shall be in writing and shall be 

delivered or addressed to the other at the address below set forth or to such other addresses such party 

may from time to time direct by written notice given in the manner herein prescribed, and such notice or 
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communication shall be deemed to have been given or made when communicated by personal delivery 

or by independent courier service or by facsimile or, if by mail, on the fifth (5th) business day after the 

deposit thereof in the United States Mail, postage prepaid, registered or certified, addressed as 

hereinafter provided. All notices, demands, requests, consents, approvals or communications to the 

County shall be addressed to: 

With Copy to: 

And to the Owner at: 

With Copy to: 

The County of Beaufort 
P.O. Box 1228 
Beaufort, South Carolina 29901-1228 
Attention: County Administrator 

ARD Hilton Head, LLC 
20 West Willow Oak Rd. 
Hilton Head Island, SC 29928 

Lewis J. Hammet, Esq. 
Law Office of Lewis J. Hammet 
PO Box 2960 
Bluffton, SC 29910 

XIV. ENFORCEMENT. 

Any party hereto and its successors and assigns shall have the right to enforce the terms, 

provisions and conditions of this Agreement by any remedies available at law or in equity, including 

specific performance and the right of the prevailing party to recover attorney's fees and costs associated 

with said enforcement. Any Court action concerning this Agreement shall be conducted in Beaufort 

County, South Carolina. 

XV. CHANGES TO DEVELOPMENT REGULATIONS. 

Unless authorized by the Act or as set forth hereafter, the Zoning Regulations as applied to 

the Property shall not be amended or modified during the Term, without the express written consent of the 
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Owner; provided, however, the County may amend the Zoning Regulations as they pertain to procedures for 

processing land development applications and approvals, approvals of subdivision plats, or the issuance of 

building permits. 

XVI. GENERAL. 

A. Subsequent Laws: In the event state or federal laws or regulations are enacted 

after the execution of this Development Agreement or decisions are issued by a court of competent 

jurisdiction which prevent or preclude compliance with the Act or one or more provisions of this 

Agreement ("New Laws"), the provisions of this Agreement shall be modified or suspended as may be 

necessary to comply with such New Laws. Immediately after enactment of any such New Law, or court 

decision, a party designated by the Owner and the County shall meet and conf~r in good faith in order to 

agree upon such modification or suspension based on the effect that such New Law would have on the 

purposes and intent of this Agreement. During the time that these parties are conferring on such 

modification or suspension or challenging the New Laws, the County may take reasonable action to 

comply with such New Laws. Should these parties be unable to agree to a modification or suspension, 

either may petition a court of competent jurisdiction for an appropriate modification or suspension of this 

Agreement. In addition, the Developer and County each shall have the right to challenge the New Laws 

preventing compliance with the terms of this Agreement. In the event that such challenge is successful, 

this Agreement shall remain unmodified and in full force and effect. 

B. Estoppel Certificate: The County and Owner may, at any time, and from time to 

time, deliver written notice to the other applicable party requesting such party to certify in writing: 

1. that this Agreement is in full force and effect, 

2. that this Agreement has not been amended or modified, or if so 

amended, identifying the amendments. 

3. Whether, to the knowledge of such party, the requesting party is in 

default or claimed default in the performance of its obligations under this 

Agreement, and, if so, describing the nature and amount, if any, of any 
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such default or claimed default, and 

4. Whether, to the knowledge of such party, any event has occurred or 

failed to occur which, with the passage of time or the giving of notice, 

would constitute a default and, if so, specifying each such event. 

c. Entire Agreement: This Agreement sets forth and incorporates by reference all 

of the agreements, conditions, and understandings between the County and the Owner relative to the 

Property and its development, and there are no promises, agreements, conditions or understandings, oral 

or written, expressed or implied, between these parties relative to the matters addressed herein other 

than as set forth or as referred to herein. 

D. No Partnership or Joint Venture: Nothing in this Agreement shall be deemed to 

create a partnership or joint venture between the County and Owner or to render such party liable in any 

manner for the debts or obligations of another party. 

E. Exhibits: All exhibits attached hereto and/or referred to in this Agreement are 

incorporated herein as though set forth in full. 

F. Construction: The parties agree that each party and its counsel have reviewed 

and revised this Agreement, and that any rule of construction to the effect that ambiguities are to be 

resolved against the drafting party shall not apply in the interpretation of this Agreement or any 

amendments or exhibits hereto. 

G. Successors and Assigns: 

1. Binding Effect: This Agreement shall be binding upon the Owner's 

successors and assigns in the ownership or Development of any portion of the Property. A 

Purchaser, Developer or Secondary Developer of any portion of the Property shall be responsible 

for the performance of the Owner's obligations hereunder as to portion or portions of the Property 

so transferred during the term of this Agreement. Purchasers, Developers, Secondary 

Developers, and other Owner assignees of a portion of the Property with the intent to undertake 

Development shall be required to execute a written acknowledgement applicable to the portion of 
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the Property being conveyed accepting the Owner's obligations under this Agreement, said 

document to be in recordable form and provided to the County at the time of recording any deed 

transferring all or a portion of the Property for Development purposes. Following delivery of such 

documents to the County, Owner shall be released from any further liability or obligation with 

respect to said portion of the Property. This Subsection shall not be construed to prevent Owner 

from obtaining indemnification of liability to the County from Purchasers, Developers or 

Secondary Developers. Further, Owner shall not be required to notify th~ County of, nor shall this 

Subsection apply to, the sale of single-family dwelling units, multi-family dwelling units or lots in 

commercial or residential areas which have been platted, subdivided and approved in accordance 

with the terms of this Agreement and Zoning Regulations. 

2. Transfer of Propertv: Owner shall be entitled to transfer any portion or all 

of the Property to a Purchaser, Developer or Secondary Developer subject to the following 

requirements: 

a. Notioe of Property Transfer. When the Owner intends to transfer 

all or a portion of the Property to a Purchaser, Developer or Secondary Developer, the 

Owner shall notify the County in writing thirty (30) days in advance of the transfer 

specifying the name, address, telephone number, facsimile number, and contact person 

for the Purchaser, Developer or Secondary Developer. 

b. Assignment of Development Rights. Any and all conveyanoes of 

any portion of the Property to a Purchaser, Developer, Secondary Developer, or any 

entity seeking to undertake Development within the Property shall by contract and 

covenant running with the land in the deed or recorded assignment agreement into such 

Purchaser, Developer or Secondary Developer assign a precise number of density units 

and I or commercial square footage, which assigned number shall reduoe the Owner's 

number of density units and I or commercial square footage provided for herein. 

3. Mortgage Lenders: Notwithstanding anything to the contrary contained 
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herein, the requirements to transfer contained in this Subsection shall not apply: (i) to all 

mortgage lenders either as a result of foreclosure of mortgage secured by any portion of the 

Property or to any other transfer in lieu of foreclosure; (ii) to any third-party purchaser at such 

foreclosure; or (iii) to any third-party purchaser of such mortgage lender'~ interest subsequent to 

the mortgage lender's acquiring ownership of any portion of the Property as set forth above. 

Furthermore, nothing contained herein shall prevent, hinder, or delay any transfer of any portion 

of the Property to any such mortgage lender or subsequent purchaser. 

4. Assignment Form: The parties hereto contemplate that the provisions of 

this Subsection XVI (G) shall be fulfilled and set forth in a form of Partial Assignment and 

Assumption of Rights and Obligations Under Development Agreement, to be executed at the 

time of any transfer of property covered under this Subsection, by the Seller (Assignor), the 

Purchaser (Assignee) and the County, in a form to be approved by the County and recorded in 

the land records of Beaufort County. 

H. Governing Law: This Agreement shall be govemed by the laws of the State of 

South Carolina. 

I. Counterparts: This Agreement may be executed in several counterparts, each 

of which shall be deemed an original, and such counterparts shall constitute but one and the same 
, 

instrument. 

J. Agreement to Cooperate: In the event of any legal action instituted by a third 

party or other governmental entity or official challenging the validity of any provision of this Agreement, 

the parties hereby agree to cooperate in defending such action; provided, however, each party shall 

retain the right to pursue its own independent legal defense. 

K. Eminent Domain: Nothing contained in this Agreement shall limit, impair or 

restrict the County's right and power of eminent domain under the laws of the State of South Carolina. 

L. No Third Party Beneficiaries: The provisions of this Agreement may be 

enforced only by the County and the Owner, its successors and assigns. No other persons shall have any 
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rights hereunder. 

M. Severability: In the event applicable Federal or State law or regulation prevent 

or preclude enforcement or compliance with one or more of the provisions of this Agreement, said 

provisions shall be modified or suspended as may be necessary to comply with the applicable Federal or 

State laws, or regulations. The parties further agree that if any provision of this Agreement is declared 

invalid, this Agreement shall be deemed amended only to the extent necessary to make it consistent with 

applicable Federal or State law, and the balance of this Agreement shall remain in full force and effect. 

N. No Waiver: Failure of any party hereto to exercise any right hereunder shall not 

be deemed a waiver of such right and shall not affect the right of such party to exercise at some future 

time said right or any other right it may have hereunder. 

XVII. STATEMENT OF REQUIRED PROVISIONS. 

The Act requires that a development agreement must inClude certain mandatory 

provisions, pursuant to Section 6-31-60(A). Although certain of these items are addressed elsewhere in 

this Agreement, the following listing of the required provisions is set forth for convenient reference. The 

numbering below corresponds to the numbering utilized under Section 6-31-60(A) for the required items: 

1. Legal Description of Property and Legal and Eguitable Owners. The legal 

description of the Property is set forth in Exhibit A, attached hereto. The present legal owner of 

the Property is ARD Hilton Head, LLC. 

2. Duration of Agreement. The duration of this Agreement is five (5) years, unless 

extended per Section III hereof. 

3. Permitted Uses, Densities. Building Heights and Intensities. A complete 

listing and description of permitted uses, building intensities and heights, as well as other 

development-related standards, are contained in the Zoning Regulations and on the 

Development Plan. Exhibit E sets forth anticipated population density of the Property at build out. 

Building heights will be limited to 45 feet, unless otherwise permitted in the Design Guidelines 

attached hereto, measured from the average adjacent ground level to the building (as measured 
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for federal flood elevation certificates) to the eaves of the building (excluding chimneys, cupolas, 

and other such non-habitable spaces). 

4. Required Public Facilities. The County will provide, or cause to be provided, 

police and fire services, as well as development application services to the Property. Beaufort

Jasper Water & Sewer Authority will provide water to the Property. Beaufort-Jasper Water & 

Sewer Authority will provide sewer collection services to the Property. Mandatory provisions and 

procedures of the Zoning Regulations and this Agreement will ensure availability of roads and 

utilities to serve the residents on a timely basis. 

5. Dedication of Land and Provisions to Protect Environmentally Sensitive 

Areas. The Zoning Regulations, described above and incorporated herein,contain numerous 

provisions for the protection of environmentally sensitive areas. All relevant state and federal 

laws will be fully complied with, in addition to the provisions set forth in this Agreement, and as 

shown on Exhibit B. 

6. Local Development Permits. Specific permits must be obtained prior to 

commencing development, consistent with the standards set forth in the Zoning Regulations. 

Building Permits must be obtained under County law for any vertical or horizontal construction, 

and appropriate permits must be obtained from the State of South Carolina (OCRM) and the 

Army Corps of Engineers, when applicable, prior to any impact upon critical area or jurisdictional 

freshwater wetlands. Access to Highway 170 will be in accordance with permitting procedures of 

the South Carolina Department of Transportation. It is specifically understood that the failure of 

this Agreement to address a particular permit, condition, term or restriction does not relieve the 
" 

Owner, and its successors and assigns, from the necessity of complying with the law governing 

the permitting requirements, conditions, terms or restrictions. 

7. Comprehensive Plan and Development Agreement. The development permitted 

and proposed under the Zoning Regulations is consistent with the Comprehensive Plan and with 

current land use regulations of Beaufort, South Carolina, as amended . 

Page 26 of 34 

028 



8. Terms for Public Health. Safety and Welfare. The County Council finds that all 

issues relating to public health, safety and welfare have been adequately considered and 

appropriately dealt with under the terms of this Agreement, the Zoning Regulations and existing 

law, and further, that entering this Agreement will further the public health, safety and welfare of 

the present and future residents of Beaufort County. 

9. Historical Structures. Any historical or archaeological issues will be addressed 

through the permitting process at the time of Development under the Zoning Regulations and no 

exception from any existing standard is hereby granted. 

IN WITNESS WHEREOF, the parties hereby set their hands and seals, effective the 

date first above written. 
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WITNESSES 

STATE OF SOUTH CAROLINA 

COUNTY OF BEAUFORT 

) 
) 
) 

OWNER: 

ACKNOWLEDGMENT 

I HEREBY CERTIFY, that on this .3/ day of /lUC,u.ST , 2009, before me, the 
undersigned Notary Public of the State and County aforesaid, personally appeared 

.)u.(>\.Q~ '\l~""~c::.", ,and known to me (or 
satisfactorily proven) to be the person whose name is subscribed to the within document, as the 
appropriate official of ARD Hilton Head, LLC, who acknowledged the due· execution of the foregoing 
document. . 

IN WITNESS WHEREOF, I have hereunto set my hand and official seal the day and year 

last above mentioned.. ~ ~. C? di::a 
Notary Public for South Carolina 
My Commission Expires: (p -~ 7- 2AIO 

SIGNATURES AND ACKNOWLEDGMENTS CONTINUE ON FOLLOWING PAGE 
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WITNESSES: 

STATE OF SOUTH CAROLINA 

COUNTY OF BEAUFORT 

Attest: l1.t(jC".!I! 0..'»,.> '\ 
Suzanne M. Rainey, Clerk to Council 

ACKNOWLEDGMENT 

I HEREBY CERTIFY, that on thi;'3 day of ~ .,2009 before me, the 
undersigned Notary Public of the state and County aforesa;:perso;;auy appeared known to me (or 
satisfactorily proven) to be the persons whose name is subscribed to the within document, who 
acknowledged the due execution of the foregoing Development Agreement. 

IN WITNESS WHEREOF, I have hereunto set my a d year last 
above mentioned . 
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Exhibit A 

Property Description 

The River Oaks property consists of that certain piece and parcel of real property, and all 

improvements thereon, located in Beaufort County, South Carolina, containing 63.54 acres, more or less, 

which is more specifically described as follows: 

ALL that certain piece, parcel of lot of land, situate, lying and being in Cherry Point, Bluffton Township, 
Beaufort Counly, South Carolina and containing ONE HUNDRED THIRTY TWO (132) ACRES, MORE 
OR LESS, and being more particularly shown and described on a plat prepared by Neils Christensen, 
Registered Surveyor, dated March 4, 1969, which plat is recorded in the Register of Deeds Office for 
Beaufort County, South Carolina in Plat Book 17 at Page 82. For a more detailed description as to 
courses, metes, and bounds of the said One Hundred Thirty Two (132) acres, more or less, reference is 
made to said Plat of record. 

SAVE AND EXCEPT: Those certain lots of land conveyed by Sadie P. Graves as recorded in the 
Register of Deeds Office for Beaufort County, South Carolina in Deed Book 165 at Page 209, Deed Book 
166 at Page 253, and Deed Book 191 at Page 994. . 

AND FURTHER SAVE AND EXCEPT: All that certain, piece, parcel or tract of land, situate, lying and 
being in Bluffton Township, Beaufort County, South Carolina, being comprised of 22 acres, more or less, 
and being bounded on the North by Sheik and on the South and East by Graves and on the West by 
Highway 170. Said property being shown as Parcel "A" on that certain plat entitled "Exempt Subdivision, 
Property of Verna G. Crosby" prepared by Jack Jones, R.L.S., dated November 17, 1998, and recorded 
in the Register of Deed for Beaufort County, South Carolina, in Plat Book 68 at Page 10. 

AND FURTHER SAVE AND EXCEPT: All that certain piece, parcel or tract of land, situate, lying and 
being in Bluffton Township, Beaufort County, South Carolina, being comprised of 28.00 acres, more or 
less, and being shown and described as "Parcel B" -1,217,940 s.f. or 28.0000 Acres" on that certain plat 
entitled "Exempt Subdivision - Property of Verna G. Crosby - Bluffton, South Carolina", dated November 
17,1998 and last revised November 29, 1998, prepared by Jack S. Jones, R.L.S. No. C01553 and 
recorded in the Office of the Register of Deeds for Beaufort County, South Carolina in Plat Book 68 at 
Page 10. For a complete description of the metes, bounds, courses and distances of said parcel, 
reference is made to said plat of record. 

AND FURTHER SAVE AND EXCEPT: All that certain piece, parcel or tract of land, situate, lying and 
being in Bluffton Township, Beaufort County, South Carolina, being located at the Northeast corner of the 
intersection of SC HWY 170 and Cherry Point Road, and being more fully shown and deSignated on a 
compilation survey prepared for Verna G. Crosby by T-Square Group, Inc., dated November 10, 2006, 
and having the following metes and bounds, to wit: 

Beginning at a point on the Easter Right of Way of SC HWY 170 and the center line of Cherry 
Point Road and running along the Right of Way of SC HWY 170 bearing N25°10'00"E for a 
distance of 568.74' to a point, thence, S65°03'46"E for a distance of 94.82' to a concrete 
monument, thence, N25°05'11"E for a distance of 208.43' thence, S65°00'59"E for a distance of 
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905.59' to a point, thence S25'1 O'30"W for a distance of 823.41' to the center line of Cherry Point 
Road, thence, N62'22'11'W for a distance of 1000.92' to the point of beginning, and containing 
17.921 acres, more or less . 

. AND FURTHER SAVE AND EXCEPT: All those certain pieces, parcels or tracts of land, situate, lying 
and being in Bluffton Township, Beaufort County, South Carolina, as recorded in the Register of Deeds 
Office for Beaufort County, South Carolina in Deed Book 1244 Page 1122. 

The property above described is the same property previously conveyed to the Owner hereunder, 

pursuant to a deed description prepared by Vaux and Marscher, P.A., 16 William Pope Drive, Suite 204, 

Bluffton, SC 29910, as set forth in Deed Book 2635 at Pages 1221-1224 in the Office of the Register of 

Deeds for Beaufort County, South Carolina. 
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Exhibit B 

River Oaks at Okatie Village PUD Approval 

The River Oaks at Okatie Village PUD Approval for the Property, as adopted October 27, 2008, is 

hereby incorporated herein by reference. A complete copy thereof, with all exhibits and attachments 

thereto, shall be attached hereto to constitute Exhibit B. 
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River Oaks at Okatie Village 

"A sustainable neig/zborlwod for seniors" 

Okatie Township 

Application, for Zoning Map Amendment 
To Mixed Use PUD 

A Development of 
ARD Hilton Head 
20 W Willow Oak Rd .. 
Hilton Head Island, SC 
29928 

(843) 368-5641 
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Treat) 



 R.  Underground Utilities (Statement) 
 
5.  Permitted Uses 
 S.  ZDSO Table 106-1098 (General Use Table) 
(Statement and Score Cd)  
 T.  PUD Plan (Master Plan) 
 U.  Units by Zoning Classification (Statement) 
 V.  Master Plan by Phases (Phase Map) 
 W.  Proposed ownership and maintenance of 
rights-of-ways, drainage systems, water and sewer 
systems, open space systems, and amenities 
 
6.  Copy of Beaufort County Zoning & 
Development Standards 106-1842 
 
7.  Design Guidelines 
 
  
 
 
 
 
 
 
 
 
 
 



Narrative Description 
River Oaks 

Project Location 

ARD Hilton Head LLC contracted to purchase the subject property froni Vema Crosby in 
2005. The property is located on a 63.54 acre p8rcel in Beaufort County to the East of 
Highway 170 N off Cherry Point Road. 

The property is located adjacent to Cherry Poini Road and runs for approximately Y, mile 
along the North side of Cherry Point Road to where it turns North and then runs for another 
approximate Il2mile along the Western boundary of the Cherry Point Road easement The 
property is immediately to the East of the Okatie Elementary school and South of the Osprey 
Point tract. 

The new development planned for this site will be named "River Oaks'\ 
I 

Property Access 

The property is accessed from Cherry Point Road and will be accessed from Highway 170 
via the signalized intersection there Three entrances to Cherry Point Road in the half mile 
before it turns North are anticipated. One will serve as the main entrance to the project, one 
will serve the rehab facility clients, one will be a service and emergency entrance for the 
facilities. The road through thtl cottages interconnects between Cherry 'Point Road on the 
South to Osprey Point on the North. As River Oaks is part of the Okatie Village Master Plan 
it is laid out to be compatible with the development patterns incOIporated there but adapted 
for use as a Continuing Care Retirement Community with age restricted housing for Seniors. 

The main entrance with Cherry Point Road will have a divided larie entrance from Cherry 
Point Road . .!t will be designed in accordance with DOT requirements and will incorporate 
the recommendations of the project Traffic Engineer who is working with the County Traffic 
planner in developing the needs for this access .. 

Cherry Point is a minor feeder which is currently unpaved past the entrance to Okatie 
Elementary School. This project envisions paving the road from the point where it stops at 
present to a point just beyond the service and emergency vehicle entrance. Cherry Point 
Road fomtS the Southern and Eastern boundaries of the property. 

Proposal 

The property is proposed to be rezoned to a PUD development for use as a Senior Village. 
The project will be age restricted to those 65 and older. The PUD will include several levels 
and types of housing for the elderly. The homes will include 118 cottages for seniors who 
will live independently but will take a substaIitial number of their meals at Central 
Clubhouse. There will be 146 apartments that will serve people who are independent and 
people that are in need of some assistance with basic life care functions. The apartments will 
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be located in two three story buildings that flank a clubhouse that will be the centerpiece of 
the hamlet and will provide support services to all the residents. This building will contain 
dining rooms, activity spaces, exercise facilities including a gym and pool, administrative 
offices, kitchen and housekeeping wolk area 

There will be a separate facility for people that need Nursing Care or need recovery support 
following surgery or major illness. The project includes two rehabilitation facilities, one in 
the Clubhouse for people in reasonably good health and trying to stay that way and another 
adjacent to the nursing center which would work with individuals in need of therapeutic 
physical assistance to recover from strokes, or other physical infinnities. This facility will 
care for the residents of River Oaks as well as those in the greater OkatielBluffi:on area who 
need such care. Facilities would also include ancillary offices for a home health care 
provider that would provide care to the residents of River Oaks, Osprey Point and Okatie 
Marsh. 

Feasibility studies indicate that there is presently a significant need for this type facility in 
this area of the county. In addition this is a particularly good use for this property as it 
generates less traffic than other uses by a significant amount and puts no load on the schools. 
Statistics show that facilities of this type generate 26% more tax revenue than the cost of the 
county services required for their support. 

Several environmental and community issues were defined by the planning team as 
significant to address through the planning process in order to encourage the project to follow 
"sustainable planning and building practices. These include: 

(1) Storm Water Retention in excess of the Best Management requirements 
(2) Storm Water discharge quality 
(4) Wetland preservation 
(5) Tree protection of specimen trees. 
(6) Encouragement of Resident Participation in school mentoring programs 
(7) Interconnectivity With the rest ofOkatie Village 
(8) Sensitivity to the Neo-traditional neighborhood development patterns of Okatie 

Village 

Residents desire and need a high degree of security for their peace of mind which suggests 
that houses be visible to each other, that open areas be open to view from roads and streets 
and that leisure trails and cart paths be developed using "protected open space" principals 

Storm Water Retention 

One of the significant features of the proposed development is a system of inter lakes and 
ponds with a combined water surface size of approximately 7 acres. These lakes and ponds 
will be a property feature which will not only retain the required first flush volume, but also 
will completely retain the maximum required desigo storm Without discharging into the 
Okatie. The maximum desigo stonn as required by Beaufort County is 25 years, and the 
proposed lakes and ponds should have adequate capacity to retain this requirement, With 
additional capacity to possibly handle the 100 year desigo storm. Storm water retention will 
be tertiary in design, With storm water being filtered prior to its collection in the retention 
ponds. We believe these extra measures of protection are important to improve the quality of 
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the Okatie waters, which have been previously damaged by private septic tanks on smaller 
lots along the Okatie. The sewer and water system in the area will be expanded to all 
facilities on this property Public sewer and water will be broUght to the site and will be 
sized to meet community needs as determined in cooperation with BJWSA. 

Storm Water Discharge Quality 

Lakes and ponds will be vegetated so that the waters in which they grow will exceed the 
quality of discharge from virgin timberlands. Also, the lakes and ponds will contain littoral 
shelves to facilitate vegetative growth and allow for longer attenuation of runoff as it enters 
the lakes and ponds. 

A small portion of the property boundary is adjacent to a tributary creek that flows into the 
Okatie River. This area of the property will be left undisturbed to a point above the Coastal 
Council Critical Line or the high tide line whichever is higher. The property will be retained 
for community enjoyment as a natural area that interconnects with similar uses on the Osprey 
Point property .. 

Retention Pond Water Quality 

In addition to plantings that will improve the water quality the retention pond waters will be 
regularly monitored and treated as necessary to insure that the water is cleaner than would be 
expected from virgin timberland. Lakes will be stocked with fish including species that will 
help to keep the water quality balanced. Waterfowl will be encouraged to feed and nest on 
the lakes. The fish and waterfowl are expected to be a source of entertainment for the 
residents. 

Wetland Preservation 

There are approximately 3 acres of wetland on the property. These are in small 
concentrations scattered about the property. The plan calls for all of these to be retained and 
covenants will set up requirements for buffering and control of water flow into the wetlands 
from properties that abut them. Buffers will be set at 40' for impervious construction and 20' 
for pervious construction. 

Specimen Tree Protection 

Specimen trees have been identified and located on the site plan. Protection for these trees is 
being anticipated by the plan to the extent possible and the plan will allow for some 
adjustment to improve the protection for the trees as the plan is developed. 

The conditions of the plan will be modeled after existing tree protection standards in the 
county and tree protection practices will be a requirement as construction proceeds. There 
are particularly fine specimen live oaks in the existing planted pine forest. These have been 
located and incoprated into the open areas of the site. 
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Solid Waste Disposal 

Solid waste pick-up will be negotiated by the POA with a limited nwnber of carners on an 
annual basis and will include recycling services as part of the programs offered. Solid Waste 
services will then be contracted by the individual owners with the selected Company or 
Companies at the negotiated rate. 

Density 

Along with addressing environmental concerns and important part of the plan that makes the 
other issues possible is the concentration of a substantial portion of the residents into two 
buildings. Also important is the low generation. of trips per day and the timing of most of 
those trips separate from peak traffic periods. Another plus is that the residents should have 
no children living at home, using the schools and parks. The average density is just over 5 
units per acre but the impact on traffic is similar to a project with 1.0 unit per acre which is 
considered low by most jurisdictions in this state and in this country. This density allows 
space for amenities such as the lakes and ponds, the open space and the 
clubhouse/community center. 

In all, 264 lots and apartments are proposed along with the supporting 66 beds of nursing 
care and the other support required for the residents of River Oaks .. 

Recreation Opportunities 

Recreation opportunities in River Oaks will be both active and passive. However the largest 
nwnber of recreation activities will be passive. The facilities planned include: 

(1) Lakes and ponds stocked with fish. 
(2) An Okatie River community naturaJ area 
(3) Inside the main clubhouse a swimming pool, gymnasium and activity rooms. 
(4) A Picnic shelter will be located on the lake near the natural area and a tennis 

court, barbecue pit and oyster roasting pit will be on the grounds .. 
(5) Golf cart and leisure trails will wind through the property and inter-connect with 

the rest of Okatie Village. Golf cart use will be encouraged. 
(6) Garden plots will be available for residents to grow flowers, fruits and vegetables. 
(7) Meditation gardens will be provided near the clubhouse 

As mentioned above the project will have approximately seven acres devoted to lakes and 
ponds. The lakes will be stocked with fish and have a management plan in place. Boats on 
the lakes will be limited to canoes, and kayaks. . 

Throughout River Oaks there will be a system of golf cart paths, leisure trails, sidewalks and 
alleys for the use of the people who live in the community. This trail system will cOruJect to 
the school site so that children and mentors can travel from this neighborhood to the school. 
The system will also connect to Osprey Point and to the Shopping Village at the hub of the 
community . 
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Inter --<onnectivity 

The River Oaks planning team has been working with the planners for the adjacent properties 
to provide for interconnectivity of greenways, roads and leisure trails. There is a network of 
roads that will allow passage of residents to commercial areas in Osprey Point, the school and 
Highway 170 without getting into a car or having to get onto highway 170. The availability 
of medical care and physical therapy in the Community building and nursing center make 
travel needs limited. In addition it is anticipated that the community will have a bus (or 
buses) available daily for the use of residents that do need to go shopping or to other 
locations in the County for specialized medical care and recreation. . The accommodation for 
buses provided by the facility will also be available for public transit when that service 
becomes available. 

Within the residential community there are points of interconnectivity for emergency 
vehicles with the properties to the North and to the South. These same provisions will 
accommodate sewer and water services as approved and coordinated with Beaufort Jasper 
Water Sewer Authority. 

Tax Revenues 

Lot prices and the homes that will be built thereOn, should create a strong tax base for the 
county TIF District. Residential units are expected to sell from $135,000 to over 
$500,000.00 Houses will be owned by older citizens who should have no school aged 
children to burden the schools, fewer demands on the fire department, and sheriff's office 
with a net result that their cost of service from the County will be less that the taxes they 
contnlJUte 

The provision of rehabilitation, health care and specialized recreation on site, is planned with 
the idea of reducing the number of trips using Highway 170. 

Proposed Development Schedule 

The project is expected to be phased but the order of development is subject to change. The 
best projection that can be made at this time is as follows:. 

Phase I would include 30 cottage lots, utilities and roads to serve the apartment building site 
and the rehab and nursing center sites. 

It would include the first phase of the Communities natural area and the garden site. It would 
also include a sales office for the community which would be temporary and moved to a unit, 
the clubhouse or to an off site location in the future. The first phase of the lake system would 
be provided approximately 2 acres. 

Estimated Completion December 2008 

Phase n would include further cottage lot development, completion of the road network to 
serve those units, further improvements to the Community Activity Center including the 
fishing pier, additional lake construction This phase envisions development of up to 65 lots 
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(including Phase I lots), the first wing of the apartment building and the clubhouse. It also 
anticipates the construction of the nursing care unit. . 

Depending on market conditions this phase is expected to be complete in Spring of 2009 . 

Phase III would include the remaining cottage lots, construction of all remaining lakes and 
amenity improvements and the second apartment wing. 

Phase 1JI is expected to be completed depending on market conditions by December 2009. 

Local TeamlLocal Goals 

Design Team: 

It is the intent of the Owner and Purchaser to use local professionals to assist with the 
Planning and Development process to the Maximum extent possible. The following team 
members have been identified and are under contract or expected to go under contract at the 
appropriate time in the process. 

Landscape Design and Environmental Planning 

Plarming and Architecture 

Civil Engineering 

Development Pennitting 

Edward Pinckney and Associates 
Bluffton, SC with Assistance from 
Newkirk Environmental, Ward 
Edwards and R S Webb 

James Y. Robinson, Jr. AlA 
Hilton Head Island, SC 

Ward Edwards 
BlutRon, SC 

L J Hammel, Esq 
BlutRon, SC 

The proposed design team members have been active in the local community for many years 
and have been a part of some of the best developments done in the area. They have invested 
in staying on the cutting edge of issues related to plarming and environmental concerns that 
are important to this community. 

All bave devoted countless bouts to the community without compensation to assist with 
making it one of the finest places to live in the country. 

They are proud of the place they call home and want to see the quality oflife maintained. All 
have worked to educate clients and associates to the needs for treating with care our rivers, 
our air and the things that make it special. River Oaks promises to continue and to enhance 
that tradition. 
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G. Effects upon public health, safety, and general welfare 

This development improves the overall public health, safety and general welfare of 
the county in the area of this project. Specific improvements include: 

I. Retention of flood waters in accordance with LEED recommended standards 
and practices. 

2. Planting of Retention areas to improve water quality 
3. Lakes include habitat for migratory birds and indigenous species of waterfowl 
4. Riparian eco·zones that average three times deeper river buffers than required 

by ordinance along Malind Creek 
5. Open space in excess of minimums required by ordinance. 
6. Buffers for all lots abutting wetlands . 
7. Interconnecting frontage Road to relieve traffic on 170 
8. Interconnecting leisure trails and amenities for the East Coast Bikeway, the 

school, the commercial area and the adjoining communities. 
9. Extension of sewer with right of ways so that a portion of the un-served 

residential community that is presently on aging septic systems that are 
polluting the Okatie River can be served.. .. 

10. Extension of sewer so that septic tanks are not required 
11. The establishment of an Ecological Sensitivity training program for the 

Residents and the Community 
12. Facilities for ecology classes and exhibits to illustrate the importance of the 

area ecology. 
13. Containing sprawl by providing homes for people on 400 acres that at current 

development densities in the area would otherwise sprawl over 4,000 acres. 
14. Providing sufficient numbers of people in one area to support future public 

transportation. 

., 
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F. Public Benefits Include: 

River Oaks improves the overall public health, safety and general welfare of the 
county in the area of this project. Specific improvements include: 

I. Retention of flood waters to recommended sustainable community design 
standards. 

2. Water quality planting to improve water quality. 
3. Lakes include habitat for migratory birds and indigenous species .of waterfowl. 
4. Open space in excess .of minimum required by ordinance. 
5. Buffers for all lots abutting wetlands and other communities. 
6. Provision for Public Transportation service for residents and werkforce. 
7. Intercormecting leisure trails and amenities to the East Coast Bikeway, the 

community open spaces, the schools and the adjoining communities. 
8. Extension of sewer with right of ways so that a pertion of the un-served 

residential community that is presently on aging septic systems that are polluting 
the Okatie River on North Cherry Point Road can be served .. 

9. Extension of sewer so that septic tanks are not required. 
10. The establishment of an Ecological Sensitivity training program fer the Residents 

and the Community. 
11. Facilities for ecolegy classes and exhibits to illustrate the importance of the area 

ecology. 
12. Provision of much needed services for the elderly within the OkatieIBluffton 

Community. 

The project is located in a TIF district. The development when built out will 
substantially raise the tax base fer the COUIlty and for the schools as well. 

River Oaks adds no burden on the schools and little burden on the roads. 

Commercial areas to serve River Oaks medical and care needs are provided within 
the development. 

It is the goal of the plan te capture more than 15% of the trips generated within the 
community .. 

044 



River Oaks 

PUD BENEFITS 

DeviatioDs from ZDSO Benefits provided by River Oaks PUD Remarks 
A. Increased assisted living l. Provision for affordable transitional assisted living 1. 251 units, 65 bed Nursing 

residential density Home Facility 
B. Preservation Areas 2. Light intensity surrounding institution 2. Adjacent to Okatie Elem. 

(reduction in percentages to 
be preserved) 

3. Interconnectivity wi adjacent sites 3. School & Osprey Point 
4. Provision of a regional rehab center for both onsite 4. Offering closer services for 

residents and surrounding residents. increasing need in area 
5. 100% Preservation of freshwater wetlands 5. ~ 

. 

. 6. Increased amount of open space to be preserved 6.3.41 + acres to buffer development 
immediately adjacent to protected river buffer from river 

7. Sanitary Sewer System: willing to extend easement 7. Offering extension to existing 
for potential extension of utilities to existing houses homes decreasing current septic tank 
on bluff along river pollution in river. 

8. Storm water management system will exceed county 8. Retain 25-yr storm event/aquatic 
BMP's vegetation 

9. DflSign of lakes to provide for waterfowl habitat 9. Increase habitat and offer -
educational opportunities 

10. Lakes to be stocked with fish - recreation/water 10. Increase habitat and offer 
quality educational opportunities 

11. Recreational opportunities provided 11. Walking, biking, fishing, rehab 
center. Public use. 

12. Partnership with education program 12. Tutor program wi school 
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PUD Benefits Explained 

1. Affordable transitional assisted living: 
The applicant plans to add 251 units of affordable transitional assisted living to 
the PUD. These units will be in the form of 118 cottage style homes on individual 
lots, 133 unit town homes, and 65 bad nursing home. The campus will offer 
access via pedestrian and cart path and a net work of roads and alleys. The 
continual need for skilled nursing care in the low country has prompted the 
applicant to offer this affordable service to the elderly in the area. 

2. Light intensity surrounding institution: 
This development will offer a high density of residential units with out the high 
amount of related intensity use. The development is directly adjacent to an 
elementary school. The development does not produce a high amount of traffic 
due to the tower activity of the residents. In addition, the connectivity proposed 
offers more pedestrian and golf cart circulation than vehicular. 

3. Interconnectivity w/ adjacent sites: 
The campus' main entrance will be located off of Cherry point road. Pathways 
will offer connectivity to the adjacent property of the proposed Osprey Point . 
development, a center piece of the Okatie Village master ptan. This will also 
allow connectivity to the Okatie Marsh Development. An additional road will 
connect the two developments. Pathways will also be offered to the adjacent 

. Okatie Elementary School. 

4. Provision of a regional rehab center residents and for a public service use: 
The applicant intends to locate a rehabilitation center on the site to offer services 
for both residents in a~d around the development. 

5. 100% Preservation of freshwater wetlands: 
100% preservation is the intention of the applicant. PUD status creates an 
opening (actually 20-40%) in the ZDSO which the applicant has no desire to 
exploit. The presence of wetlands and their preservation adds to the natural 
character of the proposed development and will contribute to the enVironmentally 
responsible planning and design methods that are being employed on this 
project. The applicant will be placing buffers of varying dimensions near/around 
some of these wetlands which will be secured via conservation 
easement/restrictive covenant. 

6. Increased amount of open space to be preserved immediately adjacent to 
protected river buffer: 
The benefits of this increased buffer include Increased overland filtration of storm 
water before it reaches the marsh, flexibility of land use as a passive recreational 
facility open to public use, additional protection of river buffer from effects of 
development. This buffer consists of more than 3 acres of mixed woodlands 
area that will remain undeveloped and maintained as anatural buffer/passive 
recreation between the residential lots and the river. 

7. Sanitary Sewer System: 
The applicant is willing to extend an easement for potential future use/extension 
of sanitary sewer service to the existing homes along the bluff. This could 
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potentially remove all the septic tanks on the lots surrounding this property. The 
homes along the river are currently serviced by individual septic tanks that are 
failing and contributing to the pollution into the river. , 

8. Storm water management system will exceed county BMP's:' 
The storm water lakes will be sized and designed to completely retain the 25-
year storm event, thereby exceeding the Beaufort County BMP requirements. 
Aquatic vegetation will be carefully selected and planted so, as to contribute to 
the improvement of the water qualitY. The planned facility will actually improve 
upon the storm water quality of the undeveloped site - post development water 
quality will exceed that of existing, natural conditions. 

9. Design of lakes to provide for waterfowl habitat: 
The lakes will be constructed with semi-submerged "islands' that will serve as 
wading areas for waterfowl. Its location close to the marsh makes this an 
important facet of the development in that it Is intended to contribute to the 
habitat and vitality of indigenous waterfOWl species. 

10. Lakes to be stocked with fish - recreationfwater quality: 
The storm water lakes will be stocked with fish providing recreational 
opportunities as well as water quality. The species of fish will be carefully 
selected according to their benefit to' water quality. ' 

11. Recreational opportunities provided:' 
Golf cart and leisure trails will wind through the property and inter-connect 
with the rest of Okatie Village. Golf cart use will be encouraged. 
A club house with a swimming pool, gymnasium and activity rooms will be a part 
of the development's recreationfwellness plan and will be accessible to the public 
during prescribed hours. A Picnic shelter will be located on the lake near the 
natural area and a tennis court, barbecue pit and oyster roasting pit will be on 
the grounds. Garden plots will be available for residents to grow flowers, fruits 
and vegetables. Meditation gardens Will be provided near the clubhouse 

12. Partnership with education program: 
A program will be developed to offer a Mentorl Tudor system between the 
residents and the adjacent Okatie Elementary School. 
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Calculation of Total Protected Land 

For: River Oaks PUD-060122 
Date: October 24, 2007 

LAND 

II 

0,00 

resources area enter 2. 
resources overlap, measure only that resources wHh the highest resource protection ratio. These 
nUll10ers provide each resource's area of land, Multiply by Resource Protection Ratio for the district 
I(Column 3,4 or 5) and insert result in Column 6. 

Measured 
Column 2 

districts 

Ratio 

districts 

Land 

districts 



Residential Capacity Calculation 

For: River Oaks PUD-060122 
Date: October 24, 2007 

Table 106-1815 (1) ::1 

RESIDENTIAL CAPACITY CALCULATION ~ 
Step 1 Take Base SHe Area (Table 106-1814, step 1) 60.90 

Subtract Total Resource LandjIable 106-1814, step 3) 60.93 
Equals Total Unrestricted Land -0.03 
Equals Recreation Land 8.50 
Add Protected Resource Land (Table 106-1814, step 4) 27.46 
Eguals Site Protected Land 35.96 

Step 2 Enter base Site Area (Table106-1814, Step 1) 60.90 
MuHiply by Minimum Open Space Ratio (Table106-1526) 0.40 
Equals Minimum. District Required Open Space 24.36 

Step 3 Enter Base Site Area (Table 106-1814, Step 1) 60.90 
Subtract Required Protected Land (Step 1 or step 2, whichever is greater) 37.46 
Equals Net Buildable SHe Area '" 23.44 
MuHiply by Maximum Net Denstty (Table 106-1526 A) 1.06 

. Equals Site Specific Maximum Densil)'Yield . 24.85 
Step 4 Enter base Site Area (Table 106-1814, step 1) 60.90 

Multiply by Maximum Gross DensHy (Table 106-1526) 0.34 
Equals District Maximum Density Yield 20.71 

Step 5 Maximum Yield for Site (step 3 or Step 4, whIchever Is less) 20.71 
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Proposed Natural Resource Preservation 

For: River Oaks PUD-060122 
Date: October 24, 2007 

Natural Resources Exlsltng Resources ReCfuired Resources Proposed Resources 

Upland Weflands 2.64 2.64 1.62 Acres 
Beach-Dune 0.00 
Headwaters Buffer (ROO only) 0.00 
River Buffer 0.00 
MariHme Forest 0.00 
Mixed Upland Fores~ Mature 34.16 18.79 11.96 Acres 
Pine Forest, Mature 0.00 
Pine Plantation 0.00 
Mixed Upland Fores~ Youn9 24.13 6.03 10.86 Acres 
EndanRered ~ecJes Areas 0.00 

Total 60.93 27.46 24.44 

• 

• 
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Interconnectivitl' 

The plan provides intercolll1ectivity at several levels-highways, leisure trails, utilities, 
recreation, 

Roadr 
The main entrance to the project is colll1ected to Cherry Point Road at a point 
approximately 900 feet east of the Okatie Elementary School Property. There are 
three other access points onto Cherry Point Road for the Rehab Center, and tbe 
Nursing Facility_ There are also two controlled access points onto Cberry Point Rd 
for Service alleys. Roads COlll1ect to Osprey Point on the North. The Elementary 
School is COlll1ected to River Oaks via Cherry Point Road .. 

Bike and Leisure Tntili 
Bike paths, leisure trails, sidewalks and alleys interconnect to provide for golf carts to 
move easily about the project and access Osprey Point greenways, the school arid the 
commercial village. Widths of pathways vary in response to anticipated use and 
location. 

Utility Systems 
Utility systems are planned to intercolll1ect with adjacent community services and 
will be served by Beaufort Jasper Water Sewer Authority and Palmetto Electric. 

Recreation 
Green areas flank the mairl building on all sides, and these are connected via a 100' 
swath that moves across the site, interconnects with a similar greenway on Osprey 
Point and moves along an axis that terminates in the center of the Village Green in the 
middle of the commercial center. There is another greenway along the feeder creek to 
Malind Creek in the North East corner of the property that connects with .the riparian 
eco-zone on the Osprey Point property and ties into the greenway that moves 
internally into the property and connects with the greenway that goes to the school 
and the commercial center. Trails and paths within these Greenways allow bikers and 
walkers to travel easily across the site or to wander on the paths for recreation or 
exercise . 
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The Site 

The River Oaks site contains 63.54 acres. It is located in Beaufort County to the East of Okatie 
Elementary School. In the Northeast comer of the property there is an unnamed feeder creek to 
MaIind Creek that is part of the Okaiie River basin and its waters eventually exit into the ocean 
through Port Royal Sound. i 

l , 
Tne property has over approximately Ws of a mile of frontage on CherryPoint and North Cherry 
Point Road£.. : 

The property is approximately one quarter of a mile from Highway 170 

The property is owned by ARD Hilton Head, LLC. ARD intends to develop an interconnecteo 
environmentally sensitive sustainahle community for senian. 

Existing Building, 

There are no existing structures on the property. 

Adjacent Propertie. 

The Adjacent property Owners were identified and are shown on Exhibit G which is attached. 
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PUD Benefits 

I. Commercial Support for Residents near the residenl£ . 
This area will provide diversity in tax base and will con1ribute to the health care support 
of the residents in the are<. 

2. lnterconnectivity wI adjacent sites: 
The site connects with Osprey Point to the North and Cherry Point Road to the South. 
The connecting road to Cherry Point has a traffic circle that slows traffic without 
disrupting it There are cart paths and walking trails that allow residents to move about 
on the site and into the adjacent community. 

3. Preservation of freshwater wetlands: 
There is one non con1ributing fresh water wetland on the property. This wetland is being 
retained to add to the natural character of the proposed development and will con1ribute 
to the environmentally responsible planning and design methods that are being employed 
on this project Along the feeder creeks there are salt water wetlands which are buffered 
and remain undisturbed. 

4. Increased amount of open space to be preserved 
28.4 acres of the site are open space which is a ratio of 44.7% open space. 

5. Sanitary Sewer System: 
The applicant is willing to extend an easement for potential future use/extension of 
sanitary sewer service to the existing homes along the Cherry Point Road North bluff. 
We believe that with a oomrnunity provided grinder pump 20 existing homes along the 
Okatie River that are on septic tanks some of which are polluting the Okatie) could be 
offered Public Sewer .. 

6. Storm water management system wiD exceed county BMP's: 
The storm water lakes will be sized and designed to meet sustainable community 
standards for Storm Water Management as well as to follow or to swpass Beaufurt 
County established BMP standards. Aquatic vegetation will be carefully selected and 
planted so as to con1ribute to the improvement of the water quality. The planned facility 
should actually improve upon the storm water quality of the undeveloped site - post 
development water quality should exceed that of existing, natural conditions. 

7. Design ofJakes to provide for waterfowl habitat: 
The lakes will be constructed with semi-submerged "islands" that wiD serve as wading 
areas for waterfowl. Its location close to the marsh makes this an important facet of the 
development in that it is intended to comribute to the habitat and vitality of indigenous 
waterfowl species. 

8. Lakes to be stocked with fish - recreation/water quality: 
The storm water lakes will be stocked with fish providing recreational opportunities as 
well as improving the water quality. The species offish will be carefully selected 
according to their benefit to water quality . 
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9, Recreational opportunities provided: 
Walking trails, bike paths, fishing, boating, and tennis fucilities will be a part of the 
development's recreat:ionlwellness plan and will be accessible to the public during 
prescnbed hours. 

10. On-site and off-site ecological education progran;: 
The proposed natnral area along the feeder creek to Malind Creek will' be used for 
environmental education programs for the reSidents of River Oaks. In addition it is 
anticipated that residents will be encouraged to take classes at the Environmental 
Education Center planned for Osprey Point. Local biologists and ecologists will provide 
educational opportunities for residents and the public. 

II. Walk to School 
Interconnected bike paths make every home within River Oaks accessible to Okat:ie 
Elementary School and any other schools buill on the Board of Education property. 
Residents will be encouraged to work as volunteers in the schooL 

12. Public Transit 
The plan as proposed will concentrate sufficient density in the Okatie Village area tc 
make futnre public transit economically viable, The plan provides for public transit stops 
at the Skilled Nursing Facility, and the Community Support Ceuter. Transit stops are 
planned within other facilities in the Master Planned Okatie Village area . 

13. Economic Benefit 
The community real estate values at build out will generate taxes estimated to be 26% 
more than the cost of seT¥ices. An analysis is in process and will be provided. It is 
believed that the benefit to the county exceeds the cost to the county so that the long term 
effect should help to reduce existing County operating deficits. 

14. Highway Impact 
The senior residents of River Oaks own fewer cars and drive fewer miles than any other 
segment of the population. In addition the trips that are made are scheduled later in the 
morning and earlier in the afternoon so that the contnbution to peak hour traffic is 
equivalent of a facility with less than a quarter of the proposed density. 

15. School Impact 
Residents in River Oaks are not expected to have children in the home so impact on 1he 
schools would be non existent. However the residents have a wealth of experience and 
those that are able will be encouraged to volunteer in the schools and to adopt the schools 
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Proposed Uses: 

Several uses are proposed for the site with appropriate supporting uses· 

Low Density 
Single Family Residential at a density of approximately 4.0 units/acr~. 

High Density 
Multi Family witb a density of up to 10 units/acre 
133 Multi-family, congregate care independent and assisted care living unitE 

Note: the blended residential density will be approximately 3.90 Units/Acre 

Commercial Community Support 
The uses anticipated are as described for Suburban Commercial and Institutional in the 
ZDSO to include dining facilities, food preparation, recreation activity, skilled nursing 
care and rehabilitation. Offices for Home Health Care and community administration 
will be included. . 

The district may be sub-divided for different users. 

The district is to be organized around the Community Support Center. Parking will be on 
the inside or will be screened by walls, buildings and green spaces. 
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Phasing-

It is the intention ofthe Applicants to Phase the project. 

Four phases are expected. Phases A will be the Single Family Cottages adjacent to the 
elementary school and to the West of the entry Road. Phase B is the Congregate Care 
Facility and the Community Support Facility that needs to be in place to provide meals 
and activities for the Residents of River Oaks. Phase C is the Sldlled Nursing Facility ane 
Rehabilitation Center. Phase 4 is the housing to the East of the Entry Road toward the 
Osprey Point property. 

Each Phase is considered to stand on its own. It is expected that the construction of 
Phases will overlap and the sequence of the Phases is not known at this time. 

Open Space 

River Oaks includes open space which is available for community use and enjoyment. It 
includes spaces in front and behind the congregate care building that lead toward the 
Okatie Village, merge with the Okatie Greenway that crosses Osprey Point and Okatie 
Marsh and area along the feeder creek that runs into Malind Creek. The open areas 
include gardens, natural areas and buffer areas. In congregate there are 28,4 acres of 
open space (out of63.54 acres) or 44.7% of the site . 

RIVER OAKS - PUD 10/18/2007 
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Compatibility of proposed ilUld. uses within the PUD aod the snrronnruug 
~ 

The property is bordered by Cherry Point Road along the South and East 
Boundaries, by Okatie Elementary School on the West and on the North by a 
combination ofland being rezoned as the Osprey Point PUD and a short tributary 
ofMalind Creek. It is part of the Okatie Village Regional Plan. The property 
would be accessed from Cherry Point Road and is interconnected with the Osprey 
Point property to the North. Walking, cart and bike trails will' connect the property 
"River Oaks" to similar paths and greenways in the adjacent POD. 

The property across Cherry Point North is medium density housing. Across 
Cherry Point Road to the South the regional plan suggests medium density 
housing. Medium Density Housing is the use proposed for the property in 
proposed comprehensive plan. 

Feasibility studies prepared for the Owners of the property indicate that there are 
18,000 seniors in the Okatie, Bluffton area with special medical needs or with 
limited mobility. 

Cart paths and alleys are planned to allow the more able to get to and from their 
homes to the clubhouse where meals will be provided. Paths also allow the 
residents to travel by golf cart to the Okatie Village the schools or the other 
community activity areas. 

The Senior Village will include cottages design for active seniors, apartments for 
less active seniors or those needing more supervision or assistance. 

Wrthin the complex, adjacent to the mid rise apartment buildings is a connected 
Clubhouse with dining facilities for all the residents, activity rooms, gathering 
rooms, and swimming and exercise rooms. The clubhouse will hold the on site 
administrative suite for the complex. Seniors will be able to access Home Health 
and other medical assistance. In addition adjacent to the villa buildings is a 
Skilled Nursing facility for the residents who need more care and longer term 
care. Also a part of that facility will be a rehabilitation center that will help 
residents get back on their feet. While the fucility is planned for older members 
of the conununity it is seen as an integral part of the Okatie Village Plan. It 
recognizes that seniors are and still want to be part of the larger community. They 
have wlsdom and skills to offer and they enjoy watching the motion and activity 
of others, particularly children. 

While locating the elderly within lin active community is somewhat unique in the 
United States, it is an idea that is frequently incorporated in communities in 
Europe and in Africa . 
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Technical Review and Service Letten; 

Service and review letters have been requested from the entities listed below for the 
project as currently planned. These letters were requested for an earlier developmen: 
on the same property and copies of the letters requesting service for this plan anc 
copies of the letters previously provided are included. The service letters for the 
previous plan will be replaced as soon as the new letters arrive. 

t Electrical Service - Palmetto Electric Cooperative, Inc. 

, Water and Sewer Service - Beaufort-Jasper Water & Sewer Authority 
Department of Health and Environmental Control 

• Stormwater and Drainage- Department of Health and Environmental Control 

• Telephone & Cable Service -Hargray Technology Community 

• Emergency Services - Beaufort County Sheriff's Department 
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October 15, 2007 

Nichole Breton 
Beaufort County 911 Addressing Center 
P. O. Drawer 1228 
Beaufort, SC 29901 

Subject: 

Dear Nichole: 

River Oaks Planned Unit Development Approval 
Beaufort County Tax 10 No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Enclosed please find two copies of the proposed plan with vicinity map to be prepared 
for submittal to Beaufort County for a Planned Unit Development. The property is 
located on the northern side of Cherry Point Road, immediately east of Okatie 
Elementary School. 

We respecttully request your review of the plan. To comply with Beaufort County's 
submittal requirements, we ne~d an approval letter from E-911 Addressing. 

If you have questions, or require additional Information, please let me know. 

Sincerely, 
Ward Edwards 

Michael Brock, RLA 
Project Planner 

Enclosures (as stated) 
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May 3, 2007 

Mr. J. Edward Allen, Director 
Beaufort County Emergency Medical Services 
PO Drawer 1228 
Beaufort, SC 29901 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Mr. Allen: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Point Road, immediately east of Okatie Elementary School. 

We respectfully requesl your review of the plan. To comply with Beaufort County's submittal 
requirements, we need a preliminary approval letter from you. For your convenience we have 
enclosed suggested content language for the approval letter. Assuming you find the language 
acceptable, it will address Beaufort County's requirements. 

If you have questions, or require additional infonnalion, piease let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosure (as stated) 
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October 15, 2007 

Mr. Robert Klink, PE 
Beaufort County Engineering 
PO Box 1228 
Beaufort, SC 29901 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000· 
Ward Edwards Project No. 060122 

Dear Mr. Klink: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Point Road, Immediately east of Okatie Elementary School. 

We respectfully request your review of these documents, as Beaufort County's designated 
engineer for the project. We enclose, for your use, suggested content language for the approval 
leUer. Assuming you find the language acceptable, it will address Beaufort County's 
requirements. 

If you have questions, or require additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosures (as stated) 
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Mr. Michael Brock 
Ward Edwards, Inc. 
PO Box 381 
Bluffton, SC 29910 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax 1D No. R600 013 0000049 0000 
Ward Edwards Project No. 060122 

Dear Mr. Brock: 

We have reviewed the preliminary plan for the subject project. Subject to our approval of 
detailed design plans, we find the preliminary plans acceptable. 

Sincerely. 

Mr. Robert Klink, PE 
Beaufort County Engineering 

., 
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October 15. 2007 

Mr. Blair Williams 
SCDHEC-OCRM 
104 Parker Drive 
Burton. SC 29906 

Subject: 

Dear Blair: 

River Oaks Planned Unit Development Approval 
Beaufort County Tax 10 No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Enclosed please find two copies of the proposed plan with vicinity map; and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community developmenl on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northem side of 
Cherry Point Road. immediately east of Okatie Elementary School. 

We respectfully request your review of these documents. To comply with Beaufort County's 
submittal requiremenls, we need a letter from you granting approval of the preliminary master 
drainage plan at your earliest convenience. We enclose. for your use, suggested content 
language for the approval letter. Assuming you find the language acceptable, It will address 
Beaufort County's requirements. . 

If you have questions, or require additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RlA 
Project Planner 

Enclosures (as stated) 
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October 15, 2007 

Sheriff P. J. Tanner 
Beaufort County Sheriff Dept. 
2001 Duke 51. 2nd FI. 
Beaufort, SC 29901 
Fax: (843) 470-3100 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax 10 No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Sheriff Tanner: 

Enclosed please find, two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres frontin9 Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the north em side of 
Cherry Point Road, immediately east of Okatie Elementary School. 

We respectfully request your review of the plan. To comply with Beaufort County's submittal 
requirements, we need a preliminary approval letter from the Beaufort County Sheriff's 
Department. 

If you have questions, or require additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosure (as stated) 
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October 15, 2007 

Mr. Ian Hill 
Beaufort County Zoning and Development 
P.O. Drawer 1228 
Beaufort, SC 29901 

Subject: 

Mr. Hill: 

River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards ProjeCt No. 060122 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northem side of 
Cherry Point Road, immediately east of Okatie Elementary School. 

We request you please perform a preliminary archaeological site determination for us to include 
with our conceptual PUD submittal. If you have questions or need additional information, 
please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosures (as stated) 
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October 15, 2007 

Mr. Bob Bishop 
Palmetto Electric Cooperative, Inc. 
1 Cooperative Way 
Hardeeville, SC 29927-5123 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

. Dear Mr. Bishop: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Point Road, immediately east of Okatie Elementary School. 

The PUD submittal requires a letter from you stating Palmetto Electric's capability and intent to 
supply electric service to the project. We would appreciate your furnishing us such a letter at 
your earliest convenIence. 

If you have questions or need additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosures (as stated) 
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October 15,2007 

Fire Marshall David Williamson 
Bluffton Fire Department 
357 Fording Island Road 
Bluffton, SC 29909 
Fax: (843) 757-7305 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Fire Marshall Williamson: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that Is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Point Road, immediately east of Okatie Elementary School. 

We respectfully request your review of the plan. To comply with Beaufort County's submittal 
requirements, we need an approval letter from you. For your convenience we have enclosed 
suggested content language for the approval letter. Assuming you find the language acceptable, 
it will address Beaufort County's requirements. 

If you have questions, or require additional information, please let me know. 

Sincerely, 
WARDEDWARDS . 

Michael BrOCk, RLA 
Project Planner 

Enclosure (as stated) 
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Mr. Michael Brock 
Ward Edwards, Inc. 
PO Box 381 
Bluffton, SC 29910 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Mr. Brock: 

We have reviewed the preliminary plan for the subject project. Subject to our approval of 
detailed design plans, we find the preliminary plans acceptable. 

Bluffton Fire District has the capability and commits to provide fire protection service to the 
subject project. 

Sincerely, 

David Williamson 
Fire Marshall 
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October 15,2007 

Mr. Richard Deuel 
Beaufort-Jasper Water & Sewer Authority 
6 Snake Road 
Okatie, SC 29909 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax to No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Mr. Deuel: 

Enclosed please find two copies of the proposed plan with vicinity map; and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Poinl Road, immediately east of Okatie Elementary School. 

For the Planned Unit Developmertt review, Beaufort County requires a letter stating BJWSA's 
capability and intent to supply water and sewer service to the project and approval of the 
preliminary water and sewer master plans. We would appreciate your furnishing us such a 
leiter at your earliest convenience along with any other cOmments you may have regarding the 
enclosed plan. 

If you have questions or need additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael BrOCk, RLA 
Project Planner 

Enclosures (as stated) 
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October 15. 2007 

Dr. Valerie Truesdale 
Superintendent 
Beaufort County School District 
P.O. Box 301 
Beaufort. SC 29901 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax 10 No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Dr. Truesdale: 

Enclosed please find two copies of the proposed plan with vicinity map. and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 
63.54 acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort 
County for a Planned Unit Development approval. The property is located on the northem side 
of Cherry Point Road, immediately east of Okatie Elementary School. 

We respectfully request your review of the plan with regard to long term impact of school 
district facility planning. To comply with Beaufort County's submittal requirements, we need an 
approval letter from the Beaufort County School District. 

If you have questions or require additional information, please contact us at 837-5250. 

Sincerely. 
WARD EDWARDS 

Michael Brock. RLA 
Project Planner 

Enclosures (as stated) 
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October 15, 2007 

Mr. Kevin Brabham 
Hargray Communications Engineering 
7 Arley Way, Suite 200 
P.O. Box 3380 
Bluffton, SC 29910 

Subject: River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 

Dear Mr. Brabham: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 63.54 
acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort County 
for a Planned Unit Development approval. The property is located on the northern side of 
Cherry Point Road, immediately east of Okatie Elementary School. . 

For the Planned Unit Development review, Beaufort County requires a letter from you slating 
Hargray's capability and intent to supply telephone and cable television service to the project. 
We would appreciate your fumishing us such a lelterat your earliest convenience. 

If you have questions or need additional information, please let me know. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosures (as ~tated) 
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May 3,2007 

Ms. Penny Cornett 
District Engineer 
SCDHEC - Low Country District 
Environmental Quality Control 
1 04 Parker Drive 
Burton, SC 29906 

Subject River Oaks Planned Unit Development Approval 
Beaufort County Tax ID No. R600 013 000 0049 0000 
Ward Edwards Project No. 060122 ' 

Dear Ms. Cornett: 

Enclosed please find two copies of the proposed plan with vicinity map, and use summary for 
River Oaks. River Oaks is a proposed transitional retirement community development on 
63.54 acres fronting Cherry Point Road of Beaufort County that is to be submitted to Beaufort 
County for a Planned Unit Development approval. The property is located on the northern side 
of Cherry Point Road, immediately east of Okatie Elementary School. 

We respectfully request your review and preliminary approval of the Planned Unit Development 
along with the Preliminary Water and Sewer Master Plans. The project is located within. the 
Beaufort Jasper Water & Sewer Authority jurisdiction and we are cunrently awaiting their 
commitment to serve. To comply'with Beaufort County's PUD submittal requirements, we 
need a preliminary approval letter from the South Carolina Department of Health & 
Environmental Control. 

If you have questions, or require additional information, please do not hesitate to call us at 
837-5250. 

Sincerely, 
WARD EDWARDS 

Michael Brock, RLA 
Project Planner 

Enclosures (as stated) 
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MRY-28-2005 03:01P FRQM:MRY RIVER RERLTY 

~B/21/2ee3 13:18 

October 21, 2003 

Heath Dunca.n, PE 
Ward Edwards 
PO Box 310 . 
Bluffton, SC 29910-0310 

1W: Crosby Tract 

Deat Heath, 

7579081 TO: 8152022 

BJWSA 

POST OFFIOE BOX 2149 I BEAUFORT. SOUTH CAROLINA29901·2149 
6 SNAKE ROAD. OKATfE. SO 29909-3837 

843/99710292 FAX 843198719293 
, C_e, SeNiOl 843m87m200 

OpatoUon.' Malnlena .... 64S198711l22O· Engln •• tlng ~319a71112S0 
www.brwoa.org 

, . 
DEAN MOSS. Gon.",1 Monage, 

Upon your rr.quest 1 am providing capacity 'information for the project mentioned 
above balJcc1 on the preliminary information given. , 

I 

A.s you know, our capacii;y rate for wa.ter is $2.00/gallon and wastewater is 
$9.00/gallon. A residential equivalent unit is 400 gpd/lot for water and 300 gpd/lot 
for wastewater. Thil!l equates to $800.oo/10t for water and $2,700.00/10t for 
wastewater . 

The following figures are based. on II. 300-10t subdivision: 

Water cipactty 
300 REU'u x $800.00 :0 $240,000.00 

WA!tepter Capacity . 
300 REU's" $2,700.00 .. $810,000.00 

Total $1, 050,000.00 

A.dditiotUll fees will include Plan Review of' $200.00 and Construction Review 
$3,000.00 along with any re-&ubmittal fees, if applicable. When the project is sent for 
SC DHEC approval there are other fees that will be involved that I am sure you are 
aWlU'e of. 

If you have allY questions or need additione..t, infor.mati.on, plea.ae let me know. I 
welcome the opportunity to serve you. 

Sincerely, 

~~:6~, 
Project Coordinator 

Jill CARLEN 
~ 

JOHN I\. PHIWPS -THOMAS Co OAVIS. EGO 

JAMES P. "PAT" O'NEAL 
5a:R!I'AftY/nU!.1lr.8URCR 

MICHAEl. I.. BEll 
JOHN D. FlOGEIIS MARK C. SNYDER 

. B~ANO'I/ GRAY 
CHARUE H. WHITE 
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Stormwate. Managemenf 

The stormwater management strategy at River Oaks will use a tertiary collection system 
that will start at the roadside ditch and filter stormwater through a series of retention 
structures until they are discharged into the retention ponds .shown on the Master Piar. 
for River Oaks. The lakes and ponds will have the capacity to capture and retain storn. 
water at levels at or in excess of standards established for sustainable communities 
Plantings in the lake areas and along the shorelines will be slHected with the intent to 
improve water quality in the retention ponds and lakes. Where existing wetlands are tc 
be retained sufficient stormwater will be directed thereto to keep the wetlands healthy 

Construction of the lakes and ponds will conform to Beaufort County Best Managemem 
Practices (BMF's), for stormwater management. 

The dnrinage plan that follows takes information from the Topographic map and 
Conceptual master plan and addresses items such as location of probable low-points anc 
piping networks. It also allows for a preliminary review oflakes and their probable 
outfhl1s, with topographic information . 

For this exhibit, a preliminary stormwater model was put together using the lakes as 
shown along with a probable watershed analysis for each basin. Using thi.s model, it was 
determined the lakes as shown should suffice for a retention design that will capture and 
retain the required flood event. : 
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Effects upon public health. safety, and general welfare 

This development improves the overall public health, safety and general welfare of 
the county in the area of this project. Specifip improvements include' 

J . i 
1. Retention of flood waters in accordance with LEED (green building) 

recommended standards and practicei 
2. Planting of Retention areas to improve water quality 
3. Lakes include habitat for migratory btrds and indigenous species ofwaterfow; 
4. Open natural areas that connect with the riparian eco-zones along Maline 

Creek on the Osprey Point Property 
5. Open space in excess of minimums required by ordinance 
6. Buffers for a1llots abutting wet1and~ 
7. Proposed land uses reduces the amount of traffic generated by the housing 

provided. i 
8. Interconnecting leisure trails and ame¥ties to the East Coast Bikeway, the 

school, the commercial area and the adjoining communities. 
9. Extension of sewer with right of ways so that a portion of the un-served 

residential community along North Cherry Point Road that is presently on 
aging septic systems .. that are polluting the Okatie River can be served .. 

10. Extension of sewer so that septic tankS are not required along North Cherry 
Point Road. ' 

11. The establishment of an Ecological Sensitivity training program for the 
Residents and the Community 

12. Facilities for ecology classes and exhibits to illustrate the importance of the , 
area ecology. 1 

13. Containing sprawl by providing homeS for people on fewer acres. 
14. Providing sufficient numbers of people in one area to support future public 

transportation. And providing buses for group travel until other resources are 
available . 
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Proposed Densities: 

Three uses are proposed for the site with appropriate supporting uses 
I . . 

Single Family Residential at a density of approximately 3.4 units/acre 
lIB condoAots : 
Supporting Facilities include -Recreationill Amenities, Sales Office to be 
converted to residences, boat and kayak storage, pavilions 

, 

Other Multi-family at 8 to 10 units/acre 133 Units 

Note: the blended residential density will be approximately 3.90 Units! Acre 

Commercial Community Support 
The uses anticipated are as described for Subnrban Commercial and Institutional in the 
ZDSO to include dining facilities, food preparation, recreation activity, skilled nursing 
care and rehabilitation. Offices for Home Health Care and community administration 
will be included. 

The district may be sub-divided .for different users. 
I 

The district is to be organized around the Community Support Center. Parking will be on 
the inside or will be screened by walls, buildings ~d green spaces. 

, 
'. 
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Traffic. Transponation. & Parking COnsoltants 
MEMORANDUM 

,I: >',I:! I! I 

TO: Mr. Jim Robinson, Emerson Partners, LLC 

FROM: Todd E. Salvagin, SRS Engineering, LL~' 

DATE: September 12, 2007 

RE: Traffic Impact & Access Study 
ProposedOkatie PUD Projects 
Beaufort, South Carolina 

, 

I, 

1"-i'.1 .'. 

SRS Engineering, LLC (SRS) has completed an assessm~nt of the traffic impacts associated with the 
proposed development of the Okatie Planned Unit Devtlopment (PUD) which is comprised of five 
development pods (PODS), each of which are located on th~ east side of SC 170, west ofMaiind Creek in 
the vicinity and between Cherry Point Road and Pritcher P~int Road in Beaufort County, Sc. 

PROJECT DESCRIPTION 

The Okatie PUD site is located on the east side ofSC 170 extending to the Malind Creek and includes the 
roadways of Pritcher Point Road to the north and Cherry 'Point Road to the south. The PUD has been 
broken down into five distinct development sites (PODS) which are described below: 

I. K.B Homes POD- 95 town homes, 229 single-family units, 33,000 square-feet (sf) of retail space 
and 11,000 sf of office space; 

2. Sheik/Osprey Point POD- 165 town homes, 184 single-family units, 180 apartment units, 150,000 
sf of retail space and 50,000 sf of office space; 

3. CCRC POD- 330 Room CCRC (Continued Care Retirement Community); , 

4. Preacher Property POD- Estimated at 152 tow(l homes, 171 single-family units and 164 
apartment un its; and 

5. Beaufort County School POD- Anticipated as a 22-acre recreational park/green space per 
Beaufort County Planning staff. 

As shown, the Okatie PUD plans a total of 1,340 residential units, 330 CCRC units, 244,000 sf of 
commercial space and a 22-acre recreational/green space/park. Access wiII be provided for the entire 
pun to/from SC 170 via a total of five access drives. Three of these access drives will provide for full
movement and are Pritcher Point Road, Cherry Point Road and an undefined dirt road located between 

: !:: ·1,' '. ~ . 'I'. 
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Pritcher Point Road and Cherry Point Road. Each of these drives are proposed full-movement access 
locations. The remaining two drives are planned as Iimi,ted movement unsignalized intersections, one 
located to the north of Cherry Point Road and the other located to the south of Cherry Point Road. 
Internal of the PUD, a collector roadway system is planned which will allow cross-accesS/inter
connectivity between the PODS. As such, a north/south collector roadway is planned within the property 
to the east of SC 170. As planned, the development is anticipated to be constructed and fully-operational 
by 2015. Figure 1 illustrates the Okatie PUD project which includes the five previously referenced 
PODS. 

EXISTING CONDITIONS 

A comprehensive field inventory of the project study area was conducted in Jtine 2006 and September 
2007. The field inventory included a collection of geometric data, traffic volumes, and traffic control 
within the study area. The following sections detail the current traffic conditions and include a description 
of roadways/intersections serving the site and traffic flow in close proximity to the project site. 

Study Area Roadway 

SC 170- is a north/south major arterial which provides a four-lane divided cross-section where directional 
through traffic is separated by a grassed median. This roadway has a posted speed limit of 55 miles-per
hour (mph) and is under the jurisdiction of the SCDOT. 

Study Area Intersections 
, 
, 

SC 170 at Cherry Point Road- is a four-legged signaliZed intersection where SC 170 makes up the 
northbound and southbound approaches and Cherry Point Road make up the eastbound and westbound 
approaches. The northbound and southbound approaches of SC 170 provide a separate left-tum lane and 
two through lanes in each direction. The northbound approach provides a separate right-turn lane while 
right-turns on the southbound approach are made from the \lutside through lane. The eastbound approach 
provides a single-lane from which all turning movements are made. The westbound approach provides a 
shared left/through lane and a separate right-turn lane. This intersection operates under multi-phased 
traffic signal control where the northbound and southbound left-tum movements are provided 
protected/permissive phasing. 

SC 170 at Pritcher Point Road/Short Cut Drive- is a four-legged unsignalized intersection where SC 
170 makes up the northbound and southbound approaches, Pritcher Point Road make up the eastbound 
and Short Cut Drive makes up the westbound approach. The northbound approach of SC 170 provides a 
separate left-turn lane and two through lanes where right-turns are made from the outside through lane. 
The southbound approach provides two through lanes where left and right-turns are made from the 
respective inside/outside through lanes. The eastbound and westbound approaches each provide a single
lane from which all turning movements are made. It should be noted that the westbound approach (Short 
Cut Drive) is an unimproved/dirt roadway. This intersection operates under STOP sign control where 
vehicles entering the intersection from the eastbound and westbound approaches are required to stop. 

SC 170 at SC 141- is a three-legged unsignalized intersection where SC 170 makes up the northbound 
and southbound approaches and SC 141 make up the eastbound approach. The northbound approach of 
SC 170 provides a separate left-tum lane and two through lanes. The southbcund approach provides two 
through lanes and a separate right-tum lane. The eastboUljd approach provides a separate left-turn lane 
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and a separate right-turn lane. This intersection operates under STOP sign control where vehicles 
entering the intersection from SC 141 are required to stop .. 

SC 141 at Jasper Station Road/Short Cut Drive- is a four-legged off-set unsignalized intersection 
where SC 141 makes up the northbound and southbound approaches, Jasper Station Road makes up the 
eastbound approach and Short Cut Drive makes up the westbound approach. All approaches to this 
intersection provide a single-lane approach from which all turning movements are made with exception of 
the southbound approach of SC 141 which provides a separate right-tum lane. This intersection operates 
under STOP sign control where vehicles entering the intersection from the eastbound and westbound 
approaches (Jasper Station Road and Short Cut Drive and respectively) are requited to stop. 

Traffic Volumes 

In order to detennine the existing traffic volume flow patterns within the study area, manual turning 
movement counts were collected for the four above referen9ed intersections which make up the study area 
as defined by County staff. This infonnation reflected weekday morning (7:00-9:00 AM) and evening 
(4:00-6:00 PM) peak period turning movement specific counts and has been used to detennine the flow of 
traffic in the vicinity of the site. Figures 2 & 3, located at the end of this report, graphically d~pict the 
respective Existing AM and PM peak-hour traffic volumes at the study area intersections. Summarized 
count sheets for the study area intersections are included in ihe appendix of this report. 

; . 
FUTURE CONDmONS 

Traffic analyses for future conditions have been conducted for two separate s~~narios: first, 2015 No
Build conditions, which include an annual nonnal growth in traffic, all pertinent background development 
traffic, and any pertinent planned 'roadway/intersection: improvements; and· secondly. 2015 Build 
conditions, which account for all No-Build conditions PLUS traffic generated by the proposed 
development. 

No-Build Traffic Conditions 

Annual Growth Rate 

An annual growth rate of 5-percent per year was developed and approved by County staff for use in this 
report which is consistent with other prepared reports for projects in the vicinity of this site. This 5-
percent annual growth, which would account for all unspecified traffic growth, was applied to the 
Existing traffic volumes. 

Background Development 

[n accordance with gathered infonnation, there are no backgtound development projects in the area of the 
project which are currently approved and/or pennitted that will cause an increase in traffic volume (in 
excess ofnonnal traffic volume growth) within the study area. 

The anticipated 2015 No-Build AM and PM peak-hour traffic volumes, which include the 5-percent 
annual growth rate, are shown in Figures 4 & 5, which follow this report. 

Planned Roadway Improvements 
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, 
Currently there are no funded roadway projects planned within the immediate area of the site that will 
result in an increase in either roadway or intersection capacity. However. SC 170 has been extensively 
studied by the County in order to plan access and signal locations. According ',to the current plan for SC 
170, the intersections of SC 141, Cheny Point Road aqd Pritcher Point Road are each planned to be 
signalized at some point in the future pending development trends and funding sources. A copy of the 
County's plan which illustrates the signalization of these intersections is provided in the appendix of this 
report. 

Site-Generated Traffic 

Traffic volumes expected to be generated by the proposed project were forecasted using the Seventh 
Edition of the ITE Trip Generation manual, as published by the Institute of Transportation Engineers. To 
estimate the traffic generated by each POD within the PUD, land-uses specific to each POD has been 
obtained/provided and each estimated individually. Table 1 depicts the anticipated site-generated traffic 
for each specific POD within the Okatie PUD. 

Table 1 
PROJECT TRIP-GENERATION SUMMARy' 

SPECIFIC POD GENERATIONS 
OkatiePUD 
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Secondly, since the sum of the POD's makes up the Okatie PUD and the entire PUD proposes a mix of 
land-uses (i.e. residential, commercial, existing school, etc.) and an internal roadway network connecting 
each POD, an internal attraction/multi-purpose trip reduction has been assumed. For this project, a 15-
percent internal capture has been calculated. 

Total vehicle trips generated by the proposed development include: 1) those motorists with an ultimate 
destination to the development, commonly referred to as ptimal)' purpose trips, that is, new trips, and 2) 
motorists attracted to the site from the traffic passing llie adjacent street, referred to as pass-by or 
impulse trips. 

Pass-by trips are trips made to the proposed development as intermediate stops on the way from an 
origin to a primal)' trip destination. It is important to note. that pass-by trips do not reduce the amount 
of traffic generated by the site, and the "total trips" generated are expected to enter and exit the site no 
matter what percentage of pass-by trips are Used. Pass-by trips are simply that portion of the site
generated traffic that are not a function of the land uses in ,the area, but are only a function of the type 
of use proposed on the site and the volume of traffic on the adjacent roadways. For this particular 
project, a pass-by reduction of only 25-percent has been utilized for the retail land uses only. 
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Table 2 illustrates the entire project while accounting fO~ the pass-by reduction and internal trip capture 
percentage. . : 

Table 2 
PROJECT TRIP-GENERATION SUMMARY' 

PROJECT TOTALS 
OkaliePUD 

p"; td POD To1.Ib· ObtV PUD 

Total I T •• "N~ Trip' 

Btaurort Tool Tohl! Pftuber I"~ 
Stbool KlI Homes 330 ceRe SbeiklOJI'rcj' Property' To1al Trips Obde lnternll 25% 

POD POD POD PtPOD POD, PUD Captun1 Pan.Byl I ObtitPUD , 
.·nb'o~'+-ru:la :::~rr.!u TIme Period I., fn, Cac} 10 'r(J:tok rn 1011 : 'k~ra ronl I. .lIt It! tOI'l";'; 

Wcdcd.ay Daily ° 4,890 930 13.010 3.720 12,610 3,392 2,138 17,031 

AM Pak-Hour 

En." ° ,01 J8 ", 61 ." .. 16 '" Exit 2 ill 2! ill ill ID ti H M2 
Tou! 0 286 " m '" 1.202 138 32 1,033 

PM Puk-H01Ir 
Emu 0 ,6' 4. 632 231 1.180 I., ., ." 

.§!L 2 ill .lll lH ill 2U ill 2l ill 
Tot.! 0 ... 96 1,231 3.' 2.162 '94 190 1,678 

I lnlemll c:aptlIft usumtd betwt= r'tWI, offiu Ind tesldeNi.1 uses tMI..sllE. 

:z P.ass-by pt;r«ntllge of1.S% lIDumed blJcd Ollinfonnalion ronllined in the JJE Handbook. 

As sh~wn, in total, the proposed Okatie PUD can be exp~cted to generate 17,081 /lew external trips on 
a weekday daily basis, of which a total of 1,033 new external trips (372 entering, 660 exiting) can be 
expected during the AM peak-hour. During the PM peak·hoUT, a total of 1,678 new external trips (938 
entering, 740 exiting) can be expected. . 

Distribntion Pattern 

The directional distribution of site-generated traffic on the study area roadways has been based on an 
evaluation of existing and future projected travel patterns within the study area. Based on this 
information, an anticipated arrival/departure pattern for the residential and non-residential uses has been 
developed and is shown in Table 3. 

Table 3 
TRIP DISTRIBUllON PATTERN 

OkatiePUD 

Perunt of Trips EnterlExit 
Direction 

Roadways TolFrom Residential Commercial/Other 

SC 170 North 30 50 

Soulh 50 35 

SC 141 Wesl 10 15 

Beaufort County School Connectivity South 10 

Total 100 100 

Note: Based on existing traffic now . 
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This distribution pattern has been applied to the site-generated traffic volumes from Table 2 to develop 
the site-generated specific volumes for the study area as ,illustrated in Figures 6 & 7, which follow this 
report. : 

Build Traffic Conditions 

The site-generated traffic, as depicted in Figures 6 & 7, have been added to the respective 2015 No-Build 
traffic volumes shown in Figures 4 & 5. This results in the peak-hour Build traffic volumes, which are 
graphically depicted in Figures 8 & 9 for the respective AM and PM peak hours, These volumes were 
used' as the basis to determine potential improvement measures necessary to mitigate traffic impacts 
caused by the project. 

TRAFFIC OPERATIONS 

Analysis Methodology 

A primary result of capacity analysis is the assignment of Level-of-Service (LOS) to traffic facilities 
under various traffic flow conditions. The concept of Level-of-Service is defmed as a qualitative measure 
describing operational conditions within a traffic stream and their perception by motorists andlor 
passengers. A Level-of-Service designation provides an index to the quality of traffic flow in terms of 
such factors as speed, travel time, freedom to maneuver, traffic interruptions, comfort, convenience, and 
safety. ' 

I 

Six Levels-of-Service are defmed for each type of facility (signalized and unsignalized intersections). 
They are given letter designations from A to F, with LOS A representing the best operating conditions 
and LOS F the worst. 

Since the Level-of-Service of a traffic facility is a function of the traffic flows placed upon it, such a 
facility may operate at a wide range of Levels-of-Service depending on the time of day, day of week, or 
period of a year. 

Analysis Results 

As part of this traffic study, capacity analyses have been performed at the study area intersections under 
both Existing and Future (No-Build & Build) conditions. The results of these analyses are summarized in 
Table 4, 
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Table 4 ' 
LEVEL-OF-SERVICE:SUMMARY' 

OkatiePUD 

E.lbcJnS lOU; No-Build 10)5 Bulle! 

Slualired Inta'Jec:tiGII 
Puk 
U~, ~ VIC, LOs' ...!!!!!I... -.:!lL. -.!QL ~ ~ -.J&L 

SC 110 at Chmy Point Road 

Vntlgnalbcd lalrrsectioft' 

SC 170ltSC 141 

SC 170 at Prilcher PolDI Road 

AM 
PM 

AM 
PM 

AM 

PM 

SC 141 a1 Jasper Station Ro8d1Sbort CUI Drive AM 
PM 

SC 170 at Full-Movemml AcctSi AM 

SC 170 at Northern FUkO Access 

SC 170 at Southern RlRO Access 
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'''~ F 
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To be Conwucted by 17.4 C 

Development JU E 

To be Constructed by '" C 
Devdopmmt 35.9 E 

As shown in Table 4, under Existing conditions, the signalized intersection of SC 170 at Cherry Point 
Road and the unsignalized intersection of SC 141 at Jasper Station Road/Short Cut Drive each operate at 
acceptable service levels. The remaining two unsignalized study area intersections along SC 170 which 
include the SC 141 and Pritcher Point Road intersections currently operate poorly. These poor service 
levels are due the minor street left-turn movements from the minor street approach which must wait for a 
gap in through traffic on SC 170 

Under the future 2015 No-Build condition, which does not include traffic 'generated by the project, 
operating conditions are expected to be unacceptable at each of the unsignalized study area intersections 
and acceptable at the signalized intersection of SC 170 at Cherry Point Road. As under the Existing 
condition, the reasoning for the poor service levels at the unsignalized intersections is due to the minor 
street approaches; typically the left-turn movement. 

Under Build conditions, each of the study area intersections, two of which 'Will now provide access 
to/from the site, are expected to operate poorly during one or more of the peak hours evaluated, In 
addition, the three proposed site access drives; two of which are limited to right-turn in/right-turn out 
movements only (RIRO); are also expected to operate wiq some delay, " 

. I 

MITIGATION 
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The final phase of the analysis process is to identify mitigating measures which may either minimize the 
impact of the project on the transportation system or tend to alleviate poor service levels not caused by the 
project. The following describes measures necessary to mitigate the project's impact: 

Site Access Intersections-

I 

Access to/from the site will be provided via five access drives, two via existing roadway alignments 
(pritcher Point Drive and Cherry Point Drive) and three via new curb-cuts two of which will be limited to 
right-turn in/right-tum out movements only. The following describe the suggested geometry and traffic 
control for each of the site access intersections: 

SC 170 at Pritcher Point Road/Short Cut Drive 
i 

This intersection will serve as one of the primary/direct al:cess drives to/from the site. To accommodate 
the expected site-generated traffic, the following geometrics and traffic control are suggested: 

• Widen northbound SC 170 to provide a separate right-tum lane entering Pritcher Point Road. 
This lane should provide a taper length 0[200,feet and a full storage length of2S0-feet; 

• Widen southbound SC 170 to provide a separate left-tum lane entering Pritcher Point Road. 
This lane should provide a taper length of200'feet and a full storage length of2S0-feet; 

• Widen Pritcher Point Road (westbound approach) to provide dual left-turn lanes, a through 
lane and a separate right-tum lane; 

• Reconstruct the eastbound approach of Short Cut Drive to provide adequate geometry to 
align/provide safe traffic flow at this intersection. For the purposes of this report, a minimum 
of a separate left-tom lane and a shared through/right-tum lane has been suggested. The 
geometry of this approach must not induce the need for split phased operations; and 

• In accordance with the County's plan for SC i 70, monitor intersection for the need for traffic 
signal control. When needed, install traffic si'gnal control. II should be noted that the peak
hour traffic volumes as well as the suggested intersection geometry are sufficient to require 
traffic signal control criteria. 

SC 170 at Cherry Point RoadlPearlstioe Drive 

This intersection is currently signalized and serves as tbe :primary/direct access for the adjacent Beaufort 
County School. The development will impact this interSection resulting in the need for the following 
improvements: 

• Widen Cherry Point Road (westbound approach) to provide duaUeft-turn lanes, a through 
lane and a separate right-tum lane exiting the site; and 

• Reconstruct the eastbound approach of Pearlstine Drive to provide adequate geometry to 
align/provide safe traffic flow at this intersection. For the purposes :ofthis report, a minimum 
of a separate left-turn lane and a shared thrbughlright-tum lane has been suggested. The 
geometry of this approach must not induce the need for split phased operations. 

SC 170 at Full-Movement Center Access 

I 
This intersection will serve as a secondary access drive for the site. To accommodate the expected site-
generated traffic, the following geometrics and traffic control are suggested: 
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• Widen northbound SC 170 to provide a separate right-tum lane entering the site .. This lane 
should provide a taper length of200-feet and Ii full storage lane length of2S0-feet; 

• Widen southbound SC 170 to provide a sep~rate left-tum lane entering the site. This lane 
should provide a taper length of200-feet and a full storage lane length of2S0-feet; 

• Construct the site access to provide a three lane cross-section; one lane entering the site and 
two lanes exiting the site designated as a separate left-tum lane and a separate right-tum lane; 
and 

• Place intersection under STOP sign control where vehicles exiting the site are required to 
stop. 

SC 170 at Umited Access Drives (Two Locations) 

These two intersections are to be located on either side of the Cherry Point Drive intersection. Sufficient 
separation will be needed in order to provide good opetations as well as the allowance for separate 
turning lanes entering each access. To accommodate the expected site-generated traffic, the following 
geometries and traffic control are suggested at each access: 

• Widen northbound SC 170 to provide a separate right-tum lane entering the site. This lane 
should provide a taper length of200-feet and a full storage lane length of2S0-feet; 

• Construct the site access to provide a two lane cross-section; one lane entering the site and 
one lane exiting the site designated as a right-tum only lane. Directional traffic entering and 
exiting the site will be separate by a raised delta median; and 

• Place intersection under STOP sign control where vehicles exiting the site are required to 
stop. 

It should be noted that the prohibiti0!1 of no left-turns at these intersections will also be enforced by the 
exiting median within SC 170. 

Off-Site Intersections 

SC 170 at SC 141 

This intersection currently operates poorly and is expected to continue to operate poorly without 
improvements. This intersection is anticipated to be place~ under traffic signal control in accordance with 
the County's plan for SC 170. Review of the current traffic flow in the area indicates that signalization is 
likely warranted under current conditions. Based on the County plan and the current operating conditions 
at this intersection, signalization should be installed by the County/SCDOT prior to the development of 
the Okatie PUD project. 

In addition to the signalization of this intersection, the construction of eastbound dual left-turn lanes 
should be considered. The current volume is approaching 300 vehicles during the PM peak-hour which is 
expected to increase under the future conditions network. It is suggested that these dual turning lanes be 
implemented when signalization of this intersection is installed. 

SC 141 at Jasper Station Road/Short Cut Drive (Jasper; County) 

This intersection is anticipated to operate poorly under both future No-Build and Build conditions. To 
mitigate the impact that the development is expected: to have on this intersection, the following 
improvements are recommended: 
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• Widen westbound Short Cut Drive to provide a two lane approach designated as a separate 
left-tum lane and a shared tbrough/right-tum lane. The lane should provide a storage length 
of200-feet with a taper of 180-feet; and '!' 

• Widen northbound SC 141 to provide a separate right-tum lane entering Short Cut Drive. 
This lane should provide a taper length of 180-feet and a full storage length of 200-feet. 

It should be noted that the suggested widening of Short Cut Drive should help alleviate the existing off
set/skew of this intersection. The resultant service levels depicting the mitigation strategies identified 
above are shown in Table 5. 

Table 5 
MITIGATED LEVEL-OF-SERVICE SUMMARy' 

OkatiePUD 

Pull lOIS No-Buttd 20lS Build lOIS Bulk! Mitiuled 
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As shown, assuming the implementation of tbe recommended improvements, service levels at each of the 
study area intersections are expected to improve as compared to the Build condition and in most cases the 
No-Build condition. 

CONCLUSIONSIRECOMMENDA TIONS 

SRS Engineering, LLC (SRS) has completed an assessment of the traffic impacts associated with the 
development of the Okatie POD which is comprised of five individual/specific developments. In its 
entirety, the development proposes a mix of land-uses including commercial and residential which 
includes the existing Beaufort County Scbool which is in operation. 

The Okatie PUD plans a total of 1,340 residential units, 330 CCRC units, and 244,000 sf of commercial 
space which will be provided access via five access drives along SC J 70. As planned, the development is 
anticipated to be constructed and fully-{)perational by 2015. 
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As shown by this report, the PUD in its entirety will have an impact on SC 170 and at the SC 141 at Short 
Cut Drive/Jasper Station Road intersection located in Jasper County. Recommendations to improve 
operations at the impacted intersections have been made which include the addition of separate turning 
lanes and installation of traffic signal control. In total, three iniersections are suggested to be signalized 
which is consistent with Beaufort County access management recommendations ,for SC 170. 

As has been shown in this report, traffic volumes anticipated along SC 170 are expected to be significant 
such that operations at unsignlaized intersections (including right-inlright-out movement only 
intersections) are expected to operate with delays. Further detailed long-term analyses using the County's 
transportation model shou Id be completed which includes the revision of model input data to reflect the 
land-uses specified in this report (TAZ's #72 & 74). This wiIJenable the County to continue planning the 
SC 170 corridor and allow planning to keep up with development trends. 

'. If you have any questions or comments regarding any information contained \vithin this report, please 
contact me at (803) 252-1488. 

Attachments 
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Figure 1 

SITE DEVELOPMENT PLAN 
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Figure 3 

EXISTING TRAFFIC VOLUMES 
PM PEAK-HOUR 
Okatie PUD: South Carolina 
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Figure 4 

2015 NO-BUILD TRAFFIC VOLUMES 
AM PEAK-HOUR 
Okatie PUD: South Carolina 
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Figure 5 

2015 NO-BUILD TRAFFIC VOLUMES 
PM PEAK-HOUR 
Okatie PUD: South Carolina 

434.1'-
69. 

00 

OO;a __ C> 

~~4 

27 .1'-
0 --117. 

to 
~O .0 
~t~ 

~ 

" ~-" """,C> 

NOT TO SCALE 

i'riIcba-'-tltd. 

o .: Signalized lntmection 

• "" UnsignaliIed Intmecdon 

,- 106 



--i 
, 
! 

O' Signalized In_ 

• '" Unsignalized, Intersection. 

Figure 6 

SITE-GENERATED TRAFFIC VOLUMES 
AM PEAK-HOUR 

Okatie PUD: South Carolina 

6€ 
:Lt. 
"'- .... .,,,,, '- 88 (+6) 
It. _ 71 
f~ .138(+10) 

'" = 
~ t lO 

......... 

NOTTO SCALE 

107 



; 

-

o "'" Signalized Intersection 

• A Um;ignali.zed Interseccion 

Figure 7 

SITE-GENERATED TRAFFIC VOLUMES 
PM PEAK-HOUR 

Okatie PUD: South Camlina 

;;fo 
2£ 
~N 

!:l;:; t 160(+57) 
jb __ 93 
l~ • 190(+38) 

.. .... -
t70 "'~ 

t~ .43 

trt 
~& 

!:: 
M 

t t30 ...... "" 
trt 
<» "'-N'" 

M 

~;;; 

t28 t'+ .80 

trt 
~~ 

!:l 
'" t t lO 

trt 
~'" M<» 

NOT TO sCALE 

108 



o .., Signalized Intersa:Uon 

• - Uns;gnatiwl IOlelSCCOOo 

Figure 8 

2015 BUILD TRAFFIC VOLUMES 
AM PEAK-HOUR 
Okatie PUD: SoutiJ Carolina 
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Hwy 170 
Southbound 

Start Time R1' Th; I Left' pe~ lApP. hi u s Total 

SRS Engineering, LLC 
801 Mohawk Drive 

West Columbia, SC 29169 
803-252-1799 
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Hwy 170 
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Southbound 
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SRS Engineering. LLC 
801 Mohawk Drive 
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Jasper Station Road 
Southbound 

SlartTime R~ I Th: I Left I P~ lAPP. hi u s Total 

SRS Engineering, LLC 
801 Mohawk Drive 

West Columbia,15l@ lmt!6le : SC 141 at Fishermans Cove(short cut) 
803-252-1S"ItlSCode : 00000000 . 
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Volume 10 33 23 0 66 6 227 4 0 237 9 16 45 0 70 59 303 12 0 374 747 
Percenl 15.2 50.0 34.6 0.0 2.5 95.B 1.7 0.0 12.9 22.9 64.3 0.0 15.B '61.0 3.2 0.0 

05:00 
5 15 4 0 24 0 50 2 0 52 3 5 9 0 17 19 102 5 0 126 219 

Volume 
Peak 0.653 

Fador 
High InL 05:00PM 04:30PM 04:30PM 05:00 PM 
Volume 5 15 4 0 24 5 63 0 0 66 5 3 12 0 20 19 102 5 0 126 

Peak O.66B 0.671 0.675 0.742 
Factor 

1'<' on 

"" In T .. " 
C!±I .8 0l!!J ,. 33 23 0 
Righi TIvu •• Pods 

.-J 1 4 

~~ ... ~...t i U' ~o ~ ,,~ t:!' 
~ N"'" 

+-~J:l 02-+ 
~F 2~ 

. ~J: '!..~'!' ':3o:oo::,~ r 
tiS 

n 12SI2001 5;15;00 PM 
+~. 

6~ lhlsl1fled 

~i o. 
0 ~ • Q .. ·0 

'1 i 
.... - r;: Peds 

45 16 • • 
c::ID 

OIA. In 
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LEGEND 

EXISTING SIGNAL 

RECOMMENDED 
FULL SIGNAL 
ACCESS 
RECOMMENDED 
DIRECTIONAL SIGNAL 
ACCESS 

BACKSIDE/FRONTAGE 
- ROAD CONNECTION 

.- -'~ ',:- '. 

usc 
New River 

Camp!J9 

.;: .. ',' o 
HORTH 

""t. , 

Signal Spacing 

3,600' to Full Access Signals 

2,000' to Directional Access 
Signals 

1,000' to Unslgnalized Access 

SC 170/US 278 
Corridor 

Recommended 
Access Locations 
and Parallel Roads 
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OKATIE PUD AM EXISTING 
9: Pearlstine Dr & SC 170 812812007' . 

.,J- - "') .f - "- '\ t ~ \. ~ ..; 
Movement •... : .• :. '.'.':'1." ···i§:EB!:'; .• •• •. ··'EiTH"EBR;!~N~!;1fu::;:wB1>:iWaR,'&:~NBt:'\"\'·N8'\·:,.NB~:!'\ S8t:i:;.;SBT;:~~i$BI1 
lane Configurations 4-
Ideal Flow (vphpl) 1900 1900 1900 1900 
Total Lost time (s) 4,0 
Lane Util. Factor 1.00 
Frt 0.91 
Fit Protected 0.98 
Satd. Flow (prot) 1669 
FIt Permitted 0.90 
Satd. Flow (perm) 1525 
Volume (vph) 11 1 24 117 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 
Adj. Flow (vph) 12 1 26 127 
RTOR Reduction (vph) 0 22 0 0 
Lane Grou~ Flow (vph) 0 17 0 0 
Tum Type Perm Perm 
Protected Phases 4 
Permitted Phases 4 8 
Actuated Green, G (s) 15.9 
Effective Green, g (s) 17.4 
Actuated g/C Ratio 0,14 
Clearance Time (s) 5.5 
Vehicle Extension (s) 3.0 
Lane Grp Cap (vph) 221 

I vis Ratio Prot 
vIs Ratio Perm 0.03 
vIc Ratio 0.08 
Uniform Delay, dl 44,3 
Progression Factor 1.00 
Incremental Delay, d2 0,1 
Delay (s) 44.5 
Level of Service D 
Approach Delay (s) 44.S 
Approach LOS D 

, 

Delay . 8 
HCM Volume to Capacity ratio 0.60 
Actuated Cycle Length (s) 120.0 
Intersection Capacity Utilization 66.2% 
Analysis PeriOd (min) 15 
c Critical lane Group 

Baseline 
SRS Engineering, LLC 

4' ." 'I +t 
1900 1900 1900 1900 

4.0 4.0 4,0 4.0 
1.00 1.00 1.00 0,95 
1.00 0.85 1.00 1.00 
0.95 1.00 0.95 1.00 
1775 1583 1770 3539 
0.76 1.00 0.12 1.00 
1418 1583 222 3539 

2 38 23 876 
0.92 0.92 0.92 0.92 

2 41 25 952 
0 35 0 0 

129 6 25 952 
Perm pm+pt 

8 5 2 
8 2 

15.9 15.9 85.6 81.9 
17.4 17.4 88:6 83.4 
0.14 0,14 0.74 0,70 
5.5 5.5 5.5 5.5 
3.0 3.0 3.0 3.0 
206 230 231 2460 

0.00 0,27 
cO,09 0.D3 0.08 

0.63 0.03 0.11 0.39 
48.2 44.0 6.5 7.6 
1.00 1.00 1.00 1.00 
5.8 0.0 0.2 0,5 

54.1 44.1 6.7 8.1 
D D A A 

51.7 7.8 
D A 

,: .. 

Sum of lost time (s) 
ICU Level of Service 

., 'I tf> 
1900 1900 1900 1900 

4.0 4.0 4.0 
1.00 1.00 0,95 
0.85 1.00 1.00 
1.00 0.95 1.00 

1583 1770 3534 
1.00 0.26 1.00 
1583 480 3534 

163 ,; 78 1417 13 
0.92 0.92 0.92 0.92 
177 85 1540 14 

54 0 0 0 
123 85 1554 0 

Perm pm+pt 

2 
81.9 
83.4 
0.70 

5.5 
3.0 

1100 

0.11 
0.11 
6.1 

1.00 
0,2 
6.3 

A 

8 

12.0 
C 

1 6 
6 

89.6 83.9 
92.6 85.4 
0.77 0,71 

5.5 5,5 
3.0 3.0 

448 2515 
cO,01 cO.44 

0,13 
0.19 0.62 
4,0 8.9 

1.00 1.00 
0.2 1.1 
4.2 10.1 

A 8 
9.7 

A 
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OKATIE PUD PM EXISTING 
20: Pearlstine Dr & SC 170 812812007 

./' - " .f - .'- '\ t I" \. i ~ 

Movemenl.''! .' '.,,' -;:, ESt :·::EBT .' EBR '·':WBl" WBT, ,WBR- -- ·NBt.·' NBT: NBR .~ SBL.';"SBT:.;.;!SB~ 

Lane Configurations 
deal Flow (vph I) 1900 1900 1900 1900 1900 

Total Lost lime (s) 4,0 4.0 
~ane Uti!. Factor 1.00 1,00 
Frt 0.93 1.00 
Elt Protected 0.98 0.95 
Satd. Flow (prot) 1695 1777 
Eij Permitted 0.83 0,78 

Said. Flow (~erm) 1436 1446 

~olume (vEh 20 0 20 26 1 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 
~dj. Flow (v~h) . 22 0 22 28 1 
RTOR Reduction (vph) 0 21 0 0 0 
~ane GrouE Flow (vphl 0 23 0 0 29 
Turn Type Perm Perm 
Erotected Phases 4 8 
Permitted Phases 4 8 
~ctuated Green, G (s) 5.4 5.4 
Effective Green, g s) 6.9 6.9 

ctuated glC Ratio 0.06 0.06 
Clearance Time (5) 5,5 5.5 
~ehicle Extension (51 3.0 3.0 
Lane Grp Cap (vph 83 83 
Is Ratio Prot 

vis Ratio Perm cO.03 0.02 
~/c Ratio 0.28 0,35 
Uniform Del , d1 54,2 54.4 

r ression Factor 1.00 1.00 
Incremental Delay, d2 1.8 2.5 
!2elay (s) 56.0 56.9 
Level of Service E E 
~proach Delal (s) 56,0 56.0 
Approach LOS E E 

Baseline 
SRS Engineering, LLC 

1900 1900 
4.0 4,0 

1.00 0.95 
0,85 1.00 
1.00 1.00 
1583 3539 
1,00 1.00 
1583 3539 

9 11 1460 
0.92 0.92 0.92 

10 12 1587 
9 0 0 
1 12 1587 

Perm pm+pt 
5 2 

8 2 
5.4 97.0 95,8 
6.9 100.0 97.3 

0.06 0.83 0.81 
5.5 5.5 5.5 
3.0 3,0 3.0 
91 411 2870 

0.00 cO.45 
0.01 0.02 
0.01 0.03 0.55 
53.3 1.8 3.9 
1.00 1.00 1.00 
0.0 0.0 0.8 

53.3 1.8 4.7 
0 A A 

4.6 
A 

1900 1900 
4,0 

0.95 
1.00 
1.00 

3535 
1.00 

3535 
44 12 1004 ~ 

0.92 0.92 0.92 0.92 
48 13 1091 ~ 

9 0 0 0 
39 13 1099 9 

Perm pm+pt 

2 
95.8 
97.3 
0.81 

5.5 
3.0 

1284 

0.03 
0.03 
2.2 

1.00 
0.0 
2.2 

A 

1 6 
6 

99.2 96.9 
102.2 98.4 
0.85 0,82 

5.5 5.5 
3.0 3.0 

257 2899 
CO.OO 0.31 
0.04 
0.05 0.38 
2.6 2:8 

1.00 1.00 
0.1 0.4 
2,6 3.2 

A A 
3,2 
A 
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OKATIE PUD 
3: SC 141 & SC 170 

t + 

AM EXISTING 
812812007 

Movement.!, ,": ,:; {,,,>:'.t,,' EBL": EBR /: ' NBC":;:;NB:F~/Sa];:+ 5BR:",;:"'" ;"'N"~",<:~i.ti,~ ',~;;;:;::,:,~ ': ·;'l':.'[,.';;i·;:,;n;:'!i:-:lN,::;'; 
Lane Configurations lj', lj tt tt " .,,' .,'" .. " ... d,' ,,',,' .' .... ,'., ••• , 

Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehlh) 163 50 58 813 1393 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 
Hour1y flow rate (vph) 177 54 63 884 1514 
Pedestrians 
Lane Width (tt) 
Walking Speed (fils) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (tt) 
pX. platoon unblocked 
ve, conflicting volume 
vC 1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tF (s) 
pO queue free % 
cM capacity (vehlh) 

Raised 
2 

2082 
1514 
568 

2082 
6.B 
5.8 
3.5 

o 
155 

10 

757 1514 

757 1514 
6.9 4.1 

3.3 
84 

350 

2.2 
86 

437 

335 
0.92 
364 

Dire.ctfon;~i.tarie;fE'i};;~~?Ft:;:f~ssm~NE;Ii#~·~.:·~N~~~iNa~~f~~::$~1~"!~~S~r~~sa~~?:~:~~:J.~~~1;~f(;1;rel.~:ti~~WP!1;~f~~~~ . 
Volume Total 232 63 l!42 442 757 757 ,364 
Volume Left 177 63 0 0 0 0 0 
Volume Right 54 0 0 0 0 0 364 
cSH 203 437 1700 1700 1700 1700 1700 
Volume to Capacity 1.14 0.14 0.26 0.26 0.45 0.45 0.21 
Queue Length (tt) 281 12 a 0 0 0 a 
Control Delay (5) 154.5 14,6 0.0 0.0 0.0 0.0 0.0 
Lane LOS F B 
Approach Delay (5) 154.5 1.0 0.0 
Approach LOS F 

InteiSeeti6~~smnffliOO~];f?~~m;}'~~.;.~~?J~~1:~f~1.1~~$:~:~m~~i~J~~1filt~i!~ 
Average Delay 12.0 
Intersection Capacity Utilization 60.9% ICU Level of Service B 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 

Synchro 6 Report 
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OKATIE PUD 
15: SC 141 & ~C.1i '0 

Movement " 
Lane Configurations 'i '{f 'i 'tot 'tot '(f 
Sign Control Stop Free Free 
Grade 0% 
Volume (veh/h) 289 
Peak Hour Factor 0.92 
Hourly flow rate (vph) 314 
Pedestrians 
Lane Width (tt) 
Walking Speed (ft/s) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (tt) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
te, single (5) 
te, 2 stage (5) 
tF ($) 
pO queue free % 
cM capacity (veh/h) 

TWLTL 
2 

1841 
990 
851 

1841 
6.8 
5.8 
3.5 

a 
239 

46 . 
0.92 

50 

10 

495 

495 
6.9 

3.3 
90 

520 

39 
0.92 

42 

990 

990 
4.1 

2.2 
94 

694 

0% 
1410 
0.92 
1533 

0% 
911 

0.92 
990 

220 
0.92 
239 

I 

I 
I 
I 
\ 

\ 

\ 
\ 

PM EXISTING 
812812007 

DJ~Ohl::L8He.;.th~~:~~;~:~~~1J~l3rj:~!1;:~NS~f;i::',Na,rip;~:N.a~·~;J{S~?'Uf,~·~$a;:·~~·,ft~B;3;!:{:~%~.~~~~Vri.~~1;j:;r{:~~(!iW~:W.~~1i;p,:W~H~~::~ 
Volume Total 364 42 766 766 495 495 239 i 
Volume Left 314 42 0 0 a a a I 

Volume Right 50 0 0 0 a a 239 
~ _ ~ 1~ 1~ 1~1~1~ 

Volume to Capacity 1.36 0.06 0.45 0.45 0.29 0.29 0.14 
Queue Length (ft) 478 5 0 0 0 a 0 
Control Delay (5) 219.4 10.5 0.0 0.0 0.0 0.0 0.0 
Lane LOS F B 
ApPJ:Oach Delay (5) 219.4 0.3 0.0 
Approach LOS F 

Intersection Utilization IC U Level of Service 
Analysis Period (min) 

Baseline 
SRS Engineering, LLC 

B; 
I , 
\ 
\ 
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OKATIE PUD 
5: Short Cut Dr & SC 170 

-

Raised 
1 

2174 2641 784 
1564 1564 
610 1077 

2174 2641 784 
7.5 6.5 6.9 
6.5 5.5 
3.5 4.0 3.3 
85 100 77 
88 100 336 

Volume Total 90 2 '72 
Volume Left 13 2 72 
Volume Right 77 0 0 
cSH 239 96 417 
Volume to Capacity 0.38 0.02 0.17 
Queue Length (ft) 42 2 15 
Control Delay (s) 28.9 43.6 15.4 
Lane LOS D E C 
App,oach Delay (s) 28.9 43.6 1.1 
Approach LOS D E 

-

Raised 
1 

1934 2646 
1077 1077 
857 1568 

1934 2646 
7.5 6.5 
6.5 5.5 
3.5 4.0 
98 100 
96 71 

622 311 
0 0 
0 0 

1700 1700 
0.37 0.18 

a 0 
0.0 0.0 

467 

467 
6.9 

3.3 
100 
543 

780 
0 
0 

729 
0.00 

0 
0.0 

0.0 

1568 

1568 
4.1 

2.2 
83 

417 

789 
0 
9 

1700 
0.46 

0 
0.0 

t 

AM EXISTING 
812812007 

934 

934 
4.1 

2.2 
100 
729 

'1"-!"'-":UPo''''"'''''''''''''-' "=W.""''''''''''~l!''1tl''''·'-l!'i''''''''''''~'''·''''''~''''''''-'''''~'-'''''''''''''''''',"",,~J' '''''1!lii!''",""",'''' n ~",.u~!pJJroro.~~~~;~t,'{.:;-:~~~I;~:':~:!,:~~~~\I:J~f..m~!',:~},~~[:,!;:-;·~.:;~Jt"r.?i~!·:~!7!l:f.~r':!_;"·:i.:!f\,~-·;r;;~t,~~;;~);l!~1i~:-:k{f?'im*4t\Z.:,}.;,U..-=pa! 
Average Delay 1.4 
Intersection Capacity Utilization 66.3% ICU Level of Service C 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 

Synchro 6 Report 
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OKATIE PUD 
16: Short Cut Dr & SC 170 

- - t 

PM EXISTING 
812812007 

Movement:J1>!;.·':~"~:!i:~i;! 'EB(/~'EEi'J)';i'EBR~"'iWB('";:::we;i:!;:"waR, ',::NBV',:jii!BT .. i-'NS8:ij).::,$i3lli,;tSB1;~%'.$B'" 
Lane Configurations of> of> 'i tt. <it. 
Sign Control Stop Stop Free Free 
Grade 0% 0% 0% 0% 
Volume (vehlh) 18 0 78 0 0 0 58 1431 0 a 945 12 
Peak Hour Factor 0,92 0,92 0,92 0,92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 20 0 85 0 0 0 63 1555 0 0 1027 13 
Pedestrians 
Lane Width (tt) 
Walking Speed (ft/s) 
Percent Blockage 
Right tum flare (veh) 
Median type Raised Raised 
Median storage veh) 1 1 
UpStream signal (tt) 
pX, platoon unblocked 
vC, oonflicUng volume 1938 2715 520 2280 2722 778 1040 1555 
vC1, stage 1 oonf vol 1034 1034 1682 1682 
VC2, stage 2 oonf vol 904 1682 598 1040 
VCu, unblocked vol 1938 2715 520 2280 2722 778 1040 1555 
te, single (5) 7.5 6.5 6.9 7.5 6.5 6.9 4.1 4.1 
tC, 2 stage (5) 6.5 5.5 6,5 5.5 
tF (5) 3.5 4.0 3.3 3.5 4.0 3.3 2.2 2.2 
pO queue free % 85 100 83 100 100 100 91 100 
eM capacity (vehlh) 135 93 501 68 87 339 664 422 

Dl~Offi'jliaiii(#t~~i:¥.7~ESl',·!§.n;w.B~i~·:Ne~,11W~f~NBi~·\~:~'8·{a~r.Sia)~~;jf$~~~~~;~~1~~f,~!~~~;;~_sfr~~1Th~~~{~~~~ 
Volume Total 104 o· 63 1037 518 514 527 
Volume Left 20 0 63 0 0 0 0 
Volume Right 85 0 0 0 0 0 13 
~ ~2 1700 ~ 1~1~ W 1~ 
Volume to Capacity 0.31 0,00 0.09 0.61 0.30 0.00 0,31 
Queue Length (ft) 33 0 8 0 0 0 a 
Control Delay (s) 20,7 0.0 11,0 0.0 0.0 0.0 0.0 
Lane LOS CAB 
Approach Delay (5) 20.7 0.0 0.4 0.0 
Approach LOS C A 

j . .,,~,·=~·tS·";\\i;'~=-'''''''''''''lI~''''r.§!IJ-'''''';~~-=~lB'hliW!tlIl'''''"1I'''~~;;-'''~="''''~_, nLC~.~9J1i ... l;Iu.!mjiq::;--Y;-~~.fJ.:f';i,),f,~:,:,~_~:,,,,,~.<I,:;!~T;._.~"rZ3t~~!'!\';~?r.1jf.t~~-;:~:!·~!;:: ... ,;.i'~~:..:~. ~ •. rLttZ;.w .• ;· .. "!\I~*1k·i" ·A:~:'.~1"t)~if\~~1i:??j:,~~:~:-:oc.r~..iW~i 

Average Delay 1,0 
IntersecUon Capacity Utilization 60.7% ICU Level of Service B 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 

Synchro 6 Report 
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OKATIE PUD 
6: Jasper Station Rd & SC 141 

AM EXISTING 
812812007 

Movement ,/;:t":'~~r~i 'i·;<EBli:::'::EBli;·~'EBR'}.WBC,IWB!/WBfV:!,,;riIEC;r,ii.liIa~iI~R, ~;'SWt'/sWt;:\SW:R 
Lane Configurations 4> 4> 4> .t, 
Sign Control Stop Stop . Free Free 
Grade 0% 0% 0% 0% 
Volume (veh/h) 27 32 15 39 33 2 16 184 51 0 363 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 29 35 16 42 36 2 17 200 55 a 395 
Pedestrians 
Lane Width (ft) 
Walking Speed (IUs) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC 1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
te, single (5) 
tC, 2 stage (5) 
tF (5) 
pO queue free % 

I cM capacity (veh/h) 

677 

677 
7.1 

3.5 
91 

334 

None 

685 

685 
6.5 

4.0 
90 

'365 

395 

395 
6.2 

3.3 
98 

655 

691 

691 
7.1 

3.5 
87 

321 

None 

690 

690 
6.5 

4.0 
90 

363 

228 

228 
6.2 

3.3 
100 
812 

427 

427 
4.1 

2.2 
98 

1132 

255 

255 
4.1 

2.2 
100 

1310 

30 
0.92 

33 

Dlr~ctl6nll$'ri.e~#~~f(~f:W?f~~.lE~~~!!_fJ~1!;mn1\l.t=;ol;i~SW'!ll;~;;$W~~il~~~~~~~Ut~~~?~j_~~%~&;~~~~~~J¥.B$;~~..Ji) 
Volume Total 80 80 273 395 33 
Volume Left 29 42 17 0 0 
Volume Right 16 2 55 0 33 
cSH 387 344 1132 1310 1700 
Volume to Capacity 0.21 0.23 0.02 0.00 0.02 
Queue Length (ft) 19 22 1 0 0 
Control Delay (5) 16.7 18.6 0.7 0.0 0.0 
Lane LOS C C A 
Appr:oach Delay (s) 16.7 18.6 0.7 0.0 
Approach LOS C C 

I"t .". '''",,",' ·'''''''''''~·''-~7·!Ili$·~l!I~M''''''''''''''.11;Nr.;I?''m..''''''0JE11!~'''IISG,I==;-=~~'''''''!~~~?~ n e.rse~",prrIP¥lrnl~:ff!,*~,' .. ::;;l-~"£1~::·~~" . .;{f''IIfit'~·r.:..,..",t.t;-Y-tl.~:::~:tl'!'t::;trW]jl'f-~~,f\lt;n:w:u5'3W9':;;:(:·h""~':':~'t;·'jI:~;tJ'71"I~v",·;~~M:·ar.illMiIy1 
Average Delay 3.5 
Intersection Capacity Utilization 39.1% ICU Level of SelViee A 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIEPUD 
4: Jasper Station Rd & SC 141 

-.JIf _ 

PM EXISTING 
8/28/2007 

MQveirient.':',}!:i):t)!/('~~,YIil=Eil;<Ea,t':;",EBR:".:WBL:;·;WB't'iWB8',"~.:N~E-'/~N:S:'dNER:'r,Swt:/sw.t!r':SWg 
Lane Configurations 4t 4t 4t <t '(f 
Sign Control Stop Stop Free Free 
Grade 0% 0% 0% 0% 
Volume (vehlh) 23 33 10 45 16 9 12 303 59 4 249 6 
Peak Hour Factor 0.92 0,92 0.92 0.92 0.92 0.92 0.92 0,92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 25 36 11 49 17 10 13 329 64 4 271 7 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent Blockage 
Right tum flare (veh) 
Median type None None 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicung volume 685 699 271 696 673 361 277 393 
vC1, stage 1 conf vol 
VC2, stage 2 conf vol 
vCu, unblocked vol 685 699 271 696 673 361 277 393 
tC, single (5) 7,1 6.5 6,2 7.1 6.5 6.2 4.1 4,1 
tC, 2 stage (s) 
tF (s) 3.5 4.0 3,3 3.5 4.0 3.3 2.2 2.2 
pO queue free % 93 90 99 85 95 99 99 100 
cM capacity (vehlh) 340 359 768 321 371 683 1286 1165 

Dire.clion;: tane\#~i·~~;!rJ~/~\\;~·ES.'fffi~~Wa~:fW~NEt;~~r~is.V(11~{SW~~tt~!~r.~!1:~~:~~~i~fiJu~~~::;-;r(f;I~J.tl?\i;;:j~~~*1i!ffl~.;qf:~1HWglij 
Volume Total 72 76 407 275 7 
Volume Left 25 49 13 4 0 
Volume Right 11 10 64 0 7 
cSH 383 356 1286 1165 1700 
Volume to Capacity 0.19 0.21 0.01 0.00 0.00 
Queue Length (ft) 17 20 1 0 0 
Control Delay (s) 16.6 17,8 0.4 0.2 0.0 
Lane LOS C C A A 
Approach Delay (s) 16.6 17.8 0.4 0.2 
Approach LOS C C 

Inters~paon~S:ufnmW~··:'~~~~1;~~~l!P~~~m~€~~~f?f~~~~~~~~~_ymr~ 
Average Delay 3.3 
Intersection Capacity UtiliZation 43,0% ICU Level of Service A 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD AM NO BUILD 2015 
.9: Pearlstine Dr & SC 170 813112007 

..J -+ "'t ('" - , 
'\ t I' \. + ." 

;, . • " ",:,: :EBt.:;; EBTI>EBR "'WBL'Wi:lT"WBR< NBCi?: NBT,<' NBR . : SBL~~"SBT';~,;SBRI 

1900 1900 1900 1900 1900 
4.0 4.0 

1.00 1.00 
0.91 1.00 
0.98 0.95 
1671 1775 
0.86 0.70 

rm) 1460 1303 
olum~ (vph) 11 1 24 117 2 

Peak-hour factor, PHF 0.92 0.92 0.92. 0.92 0.92 
@rowth Factor (vph) 150% 150% 150% 150% 150% 
Adj. Flow (vph) 18 2 39 191 3 
~TOR Reduction !vph) 0 32 0 0 0 
Lane Grou Flow v h 0 27 0 0 194 

umT pe Perm Perm 
Protected Phases 4 8 
Eermltted Phases 4 8 
Actuated Green, G (5) 20.9 20.9 
I§ffective Green, g (5) 22.4 22.4 
Actuated g/C Ratio 0.19 0.19 
~Iearance Time (5) 5.5 5.5 
Vehicle Extension 5 3.0 3.0 
aneGrpCa vph 273 243 

vIs Ratio Prot 
~s Ratio Perm 0.04 cO.15 
vIc Ratio 0.10 0.80 
IQniform Dela~, d1 40.4 46.6 
Progression Factor 1.00 1.00 
!ncremental Dela~, d2 0.2 16.5 
Delay (5) 40.6 63.2 
~evel of Service D E 
Approach Dela~ (s) 40.6 57.6 
\§lproach LOS 0 E 

Baseline 
SRS Engineering, LLC 

1900 
4.0 

0.95 
1.00 
1.00 

3539 
1.00 

3539 
38 23 876 163 

0.92 0.92 0.92 0.92 
150% 150% 150% 150% 

62 38 1428 266 
50 0 0 98 
12 38 1428 168 

Perm pm+pt Perm 
5 2 

8 2 2 
20.9 78.5 74.5 74.5 
22.4 81.5 76.0 76.0 
0.19 0.68 0.63 0.63 

5.5 5.5 5.5 5.5 
3.0 3.0 3.0 3.0 
295 143 2241 1003 

0.01 0.40 
0.04 0.17 0.17 
0.04 0.27 0.64 0.17 
40.0 55.8 13.5 9.0 
1.00 1.00 1.00 1.00 
0.1 1.0 1.4 0.4 

40.0 56.8 14.9 • 9.4 

D E B A 
15.0 

B 

78 1417 1 
0.92 0.92 0.92 

150% 150% 150o/~ 
127 2310 21 

0 0 g 
127 2331 0 

m+ t 
1 6 
6 

86.7 78.6 
89.6 80.1 
0.75 0.67 
5.5 5.5 
3.0 3.0 

282 2359 
cO.04 cO.66 
0.30 
0.45 0.99 
10.7 19.5 I 
1.00 1.00 

1.1 15.9 
11.8 35.4 

B D 
34.2 

C 

~" 
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OKAT1E PUD 
20: Pearlstine Dr & SC 170 

-
Lane Configurations 
deal Flow (vph I 1900 1900 1900 1900 
Total Lost time s 4.0 

ne UIiI. Factor 1.00 
Frt 0.93 
IFlt Protected 0.98 
Satd. Flow (prot) 1695 
fit Permitted 0.82 
Satd. Flow ( erm 1423 

olume(v h) 20 o 20 26 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 
iGrowth Factor (vph) 150% 150% 150% 150% 
Ad·. Flow (vph 33 o 33 42 

TOR Reduction ( h) o 30 o 0 
Lane Grou Flow (vph o 36 o 0 
umTye Perm Perm 

Protected Phases 4 
permitted Phases 4 8 
Actuated Green, G s) 8.0 

ffective Green, 9 (5) 9.5 
Actuated glC Ratio 0.08 
/Jlearance Time (s) 5.5 
Vehicle Extension (5 3.0 

ne G Cap (v h) 113 
vis Ratio Prot 
Rls Ratio Perm cO.05 
vic Ratio 0.32 
pniform Delay, d1 52.2 
Pr ression Factor 1.00 
ncremental Dela ,d2 1.6 

Delay (s) .53.8 
~evel of Servlce D 
~kroach Delay (5) 53.8 

roach LOS D 

c 

Baseline 
SRS Engineering, LLC 

- t 

1900 
4.0 

1.00 
1.00 
0.95 
1778 
0.67 
1257 

1 9 11 1460 
0.92 0.92 0.92 0.92 

150% 150% 150% 150% 
2 15 18 2380 
o 14 o 0 

44 1 18 2380 
Perm m+pt 

8 5 2 
8 2 

8.0 8.0 95.5 93.1 
9.5 9.5 98.5 94.6 

0.08 0.08 0.82 0.79 
5.5 5.5 5.5 5.5 
3.0 3.0 3.0 3.0 
100 125 231 2790 

0.00 cO.67 
0.04 0.01 0.06 
0.44 0.01 0.08 0.85 
52.7 50.9 3.7 8.2 
1.00 1.00 1.00 1.00 
3.1 0.0 0.1 3.6 

55.8 50.9 3.8 11.8 
E D A B 

54.6 11.4 
D 

:",":, "" 

PM NO BUILD 2015 
8/31/2007 

1900 1900 1900 
4.0 4.0 4.0 

1.00 1.00 0.95 
0.85 1.00 1.00 
1.00 0.95 1.00 
1583 1770 3536 
1.00 0.04 1.00 
1583 79 3536 

44 12 1004 
. 0.92 0.92 0.92 0.92 
j50% 150% 150% 15Oo/q 

72 20 1637 11 
10 o o 
62 20 1648 o 

Perm pm+ t 

2 
93.1 
94.6 

, 0.79 
5.5 
3.0 

1248 

0.05 
0.05 

2.8 
1.00 

0.1 
2.9 

A 

1 , 6 
6 

95.5 93.1 
98.5 94.6 
0.82 0.79 
5.5 5.5 
3.0 3.0 
120 2788 

cO.01 0.47 
0.13 
0.17 0.59 
15.6 5.0 
1.00 1.00 
0.7 0.9 

16.3 6.0 
B A 

6.1 
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OKATfE PUD 
3: SC 141 & SC 170 

t ~ 

AM NO BUILD 2015 
8/3112007 

Movement' '. :;,,}"';'\"", \,,' EBi::',d:BR,i{ NBf;',.NBr!';5.;s~i:j\.'i':$aJ:~:."~;·) '.,c, ,,": ~;,,:\;' .• ',~.:."J, ";.; ".: ·::i;~::':.A,,;;,~ti'i.:t 
lane Configurations 'i 'f 'i tt tt 'f 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehlh) 163 50 58 813 1393 335 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 266 82 95 1326 2271 546 
Pedestrians 
lane Width (ft) 
Walking Speed (ftJs) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unbloCked vol 
te, single (s) 
tC,2 stage (s) 
tF (5) 
pO queue free % 
cM capacity (veh/h) 

Raised 
2 

3123 
2271 
852 

3123 
6.8 
5.8 
3.5 

0 
59 

10 

1136 2271 

1136 2271 
6.9 4.1 

3.3 2.2 
58 57 

196 221 

Direction;-l~n_e/g::~:;~'·!J,~~;!~··:·~r:Ea :1{~~~NB}:~UNBi2~~1~~N.E{f3:{!R;$atfJ~E;$.j2~e~~Se··~~G7;~~r~~nl~~r~itf,W:Qr~l\,*::lt1;f~~~~;'~~~:?:~j}.~~~~;f~J~~ 
Volume Total 347 95 663 663 1136 1136 546 .. . .. , 
Volume left 266 95 0 0 0 0 0 
Volume Right 82 0 0 0 0 0 546 
cSH 71 221 1700 1700 1700 1700 1700 
Volume to Capacity 4.87 0.43 0.39 0,39 0.67 0.67 0.32 
Queue Length (ft) Err 50 0 0 0 0 0 
Control Delay (5) Err 32.9 0.0 0.0 0.0 0.0 0.0 
Lane lOS F 0 
Apprpach Delay (s) Err 2,2 0.0 
Approach lOS F 

InterSectioh.:SurtfID~iiY!~~·::f;~·~!~}'~Nnw;~·;~r.f~0F;1f.!~i}f0~mf.~~~~~!,l1®~~~;~~~~~~~~:~fi!~~r!~~:;~\~~m 
Average Delay 758.1 
Intersection Capacity Utilization 86.1% ICU level of Service E 
Analysis Period (min) 15 

Baseline 
SRS Engineering, lLC 
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OKATIE PUO 
15: SC 141 & SC 170 

Movement . ""'." ..... 
lane Configurations 
Sign Control 
Grade 
Volume (veh/h) 
Peak Hour Factor 
Hourly flow rate (vph) 
Pedestrians 
lane Width (ft) 
Walking Speed (fVs) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, confticting volume 
vC 1, stage 1 conI vol 
vC2, stage 2 conI vol 
vCu, unblocked vol 
te, single (5) 
tC, 2 stage (5) 
tF (5) 
pO queue free % 
eM capacity (veh/h) 

t 

1Ij r lIjHH t 
Stop Free Free 

0% 0% 0% 
269 46 39 1410 911 220 
0.92 0.92 0.92 0.92 0.92 0.92 
471 75 64 2299 .1485 359 

10 
Raised 

2 

.2762 743 1485 
1465 
1277 
2762 743 1465 

6.6 6.9 4.1 
5.6 
3.5 3.3 2.2 

0 79 86 
124 358 449 

PM NO BUILD 2015 
6/3112007 

.Dtrectib'ili~LSne~;';~1%l~;:~~B;.1~!;~f;laJ1:i.;:~}.~~i2;;~;:rNa.;~~·?JUf;)~f~::·.sai'2~ppB.'!~\.~:T:-~;:fTt:l:!:~5:l·~,:ri:~11\~·.~~'[~~~~::;~~~:·~119lt~\~~r~~ 
Volume Total 546 64 1149 1149 743 743 359 
Volume left 471 64 0 0 0 0 0 
Volume Right 75 0 0 0 0 0 359 
cSH 136 449 1700 1700 1700 1700 1700 
Volume to Capacity 4.01 0.14 0.68 0.68 0.44 0.44 0.21 
Queue LenSth (ft) Err 12 0 0 0 0 0 
Control Delay (5) Err 14.3 0.0 0.0 0.0 0.0 0.0 
Lane lOS F B 
Approach Delay (5) Err 0.4 0.0 
Approach lOS F 

Average Delay 
Intersection Capacity Utilization 
Analysis Period (min) 

Baseline 
SRS Engineering, LLC 

1149.3 
89.1% 

15 
ICU Level of Service E 
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I 

~ 
OKATIE PUD 
5: Short Cut Dr & SC 170 

- - t 

AM NO BUILD 2015 
813112007 

Movement: ; .. ' .. :.,0,.,. 
Lane Configurations 
Sign Control 

4+ 4+ 'i tf> . ., 4'f> ... '. 
Stop Stop Free Free 

Grade ~ ~ ~ ~ 
Volume (vehlh) 12 0 71 2 0 0 66 859 0 0 1435 8 
Peak Hour Factor 
Hourty flow rate (vph) 
Pedestrians 

0.92 0.92 0,92 0.92 0.92 0.92 0.92 0.92 0.92 0,92 0.92 0.92 
20 0 116 3 0 0 108 1401 0 0 2340 13 

Lane Width (ft) 
Walking Speed (tus) 
Percent Blockage 
Right turn flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
VCl, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
IF (s) 
pO queue free % 

, cM capacity (veh/h) 

Raised 
1 

3262 3962 
2346 2346 

915 1616 
3262 3962 

7.5 6.5 
6,5 5.5 
3.5 4.0 
28 100 
27 34 

Raised 
1 

1176 2901 3968 
1616 1616 
1286 2353 

1176 2901 3968 
6.9 7.5 6.5 

6.5 5.5 
3.3 3.5 4.0 
37 0 100 

184 2 1 

700 2353 

700 2353 
6.9 4.1 

3.3 2.2 
100 48 
382 205 

1401 

1401 
4.1 

2.2 
100 
484 

Qjreciti.on~i:taij;tjr:~ !t:t-:i~~·~r:~~EB:~~f.;~~iWB_:~:?r-l':4e::~]}j;1NB~~1r,:~~B·~$:~~~'$~j,:ij~~:~$:f;t~4tl~jn~~~~T:~~~t~3TI~~r~i;~;~lb:n:~~~~1'f;~::!J;Wr~:. ~~~ 
Volume Total 135 3 108 934 467 1170 1183 
Volume Left 20 3 108 0 0 0 0 
Volume Right 116 0 0 0 0 0 13 
cSH 100 2 205 1700 1700 484 1700 
Volume to Capacity 1.35 2.12 0.52 0.55 0,27 0.00 0.70 
Queue Length (tt) 241 30 68 0 a 0 0 
Control Delay (5) 286.34112.0 40.3 0.0 0.0 0.0 0.0 
Lane LOS F F E 
Approach Delay (s) 286.34112.0 2.9 0.0 
Approach LOS F F 

Intersection Capacity Utilization 
Analysis Period (min) 

Baseline 
SRS Engineering, LLC 

96.1% 
15 

leu Level of Service F 

.:' . 
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• 

OKATIE PUD 
16: Short Cut Dr & SC 170 

PM NO BUILD 2015 
813112007 

lane Configurations 
Sign Control 
Grade 
Volume (veh/h) 
Peak Hour Factor 
Hourly flow rate (vph) 
Pedestrians 
lane Width (ft) 
Walking Speed (fils) 
Pencent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC 1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
te, single (s) 
tC, 2 stage (s) 
IF (s) 
pO queue free % 
cM capacity (veh/h) 

- - t 
EBt:':/JEBt::,",EBR: :WBV wa'r"''WBR''i'NBli'''~NaT'\NBR : . '-,.":, . '.'; . : .. : ," '-:: ~'.' . . .': 

.;. .;. "I tt. 
Stop Stop Free 

0% 0% 0% 
18 a 78 a 0 a 58 1431 a 

0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
29 a 127 a a a 95 2333 a 

Raised Raised 
1 1 

2906 4073 780 3420 4083 1167 1560 
1551 1551 2522 2522 
1356 2522 898 1560 
2906 4073 780 3420 4083 1167 1560 

7.5 6.5 6.9 7.5 6.5 6.9 4.1 
6.5 5.5 6,5 5.5 
3.5 4.0 3.3 3.5 4.0 3.3 2.2 
49 100 62 100 100 100 77 
58 32 338 17 26 187 420 

" s8Ll:':;'$eT::!i~S8R 
<ft. 

Free 
0% 

a 945 12 
0.92 0.92 0.92 

a 1541 20 

2333 

2333 
4.1 

2.2 
100 
209 

Directi6n~\·tane~tti~r"i1·~f::~~::ta-~:~;~:~;wa.(!f:'.r:Na·jP~J;jN~;2m~~NJ3:t32~~;;S8~t~~.~Et2;~~~~i~f~}?0;~Th?§;{~#.·~'f£:\~~~1,!~~~:~tf;~-q~;~:~·;~f~ 
Volume Total 157 a '95 1555 778 770 790 
Volume Left 29 a 95 0 0 0 0 
Volume Right 127 a a 0 0 0 20 
cSH 177 1700 420 1700 1700 209 1700 
Volume to Capacity 0.89 0.00 0.23 0.91 0.46 0.00 0.46 
Queue Length (ft) 163 0 21 a a 0 0 
Control Delay (5) 93,5 0.0 16,1 0.0 0.0 0.0 0.0 
Lane LOS F A C 
Approach Oelay (5) 93.5 0.0 0.6 0.0 
Approach lOS F A 

Inte~Ctjoh':S\immafY;\~3~;;:~ ~(·~~r.:~~.!.;i!ITi'7':~~:~·!~.)0~~:~W.:'~1~~~:~~~~t t~c?:Vft~~~{r~~~:~~~~9~~J~.~~~~~~~;;;~~t;~~~~~~~~~f~I4 
Average Delay 3.9 
Intersection Capacity Utilization 87.7% ICU Level of Service E 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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• 

OKATIE PUD 
6: Jasper Station Rd & SC 141 

AM NO BUILD 2015 
8/31/2007 

Movement 'C',:,,',', ;;.::\!'>iF'.I', EBli' , EBT;:; EBR,' ;:WBG~' ,wa'r.)WBR'i"'NEL';',;NE1)<')NeR:':,;i$Wl;i:SWtdSWR 
Lane Configurations 4> 4> 4> ' <f ' , rr 
Sign Control Stop Stop Free , Free 
Grade 0% 0% 0% 0% 
Volume (vehlh) 27 32 15 39 33 2 16 184 51 0 363 30 
Peak Hour Factor 0,92 0,92 0,92 0,92 0,92 0,92 0.92 0.92 I 0,92 0.92 0.92 0.92 
Hourly flow rate (vph) 44 52 24 64 54 3 26 300 83 0 592 49 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent Blockage 
Right turn flare (veh) 
Median type None None 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 1016 1027 592 1036 1035 342 641 383 
ve1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 1016 1027 592 1036 1035 342 641 383 
tC,single(s) 7.1 6.5 6.2 7.1 6.5 6.2 4.1 4.1 
IC, 2 stage (s) 
IF (s) 3,5 4,0 3.3 3.5 4.0 3.3 2,2 2.2 
pO queue free % 74 77 95 61 76 100 97 100 

: cM capacity (vehlh) 172 228 506 161 226 701 944 1175 

Dlf~o:nn!ine~(tjJf;!)~:~~~,;·e1WBliirff;ffi(~~12~isW,ft:;;.;.sWJ2~~R_~!~W[~i?~~.~~:[f.$Jt:~~S=ii*1rr~r~~~~~~:~?~qr.iB~'f~~ 
Volume Total 121 ' 121 409 592 49 
Volume Left 44 64 26 0 0 
Volume Right 24 3 83 0 49 
cSH 226 189 944 1175 1700 
Volumeto Capacity 0.53 0.64 0.03 0.00 0.03 
Queue Length (ft) 71 92 2 0 0 
Control Delay (s) 37.7 52.6 0.9 0.0 0.0 
Lane LOS E F A 
Approach Delay (s) 37.7 52.6 0.9 0.0 
Approach LOS E F 

imeISearQ'ii1~m' ro' an~~~~~m~·~1:ff:hW~-F~J:~~~~-;:::r.~~'~.·.~f'l~~t~~'~~~~'R~t!~~.f.f1;~;.;r:;'ft~i:T~~~!9i~r~mrt1.!.;! . ,!,1~};o:a,.liHII,Hi;i~.-~(~ , .... .t,'_'_~ .• , ""~!::~""""'O""~' ................. "] .10.' . ".' <, ........ *.·,.t ..... "1·.·. J,'·, .. · ..... ,.:·, .. ·· .• ··· .. ,.,.,." .. " .•. , .. (.·.~~ •... I," 

Average Delay 8.7 
Intersection Capacity Utilization 55.4% leu Level of Service B 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD 

e' 
4: Jaseer Station Rd & SC 141 

J -+ ? 
~ovemelit '.: 

,. .. . .~; .. ' EBL> EBr-:::··:EBR:' ".".: 

Lane ConftguraUons 
Ign Control 

Grade 
~olume (veh/h) 23 10 
Peak Hour F acior 0.92 0.92 
E!ourly flow rate (vph) 38 16 
Pedestrians 
J..ane Width (ft) 
Walkin!! Speed (fils) 
Eercent Blocka!le 
Right tum flare (veh) 
~edian~~e None 
Median storalle veh) 
lQ~stream signal (ft) 
pX, platoon unblocked 
~C, conflicUng volume 1028 1048 406 
vCl, stage 1 cont vol 
/lC2, sta!le 2 conf vol 
vCu, unblocked vol 1028 1048 406 
~C, sin!lle (5) 7.1 6.5 6.2 
tC, 2 stage (5) 
~F (5) 3.5 4.0 3.3 
pO queue free % 80 76 97 
pM capaci~ (veh/h) 186 222 645 

olumeTotal 108 114 610 
Volume Left 38 73 20 
~olume Right 16 15 96 
cSH 229 192 1143 
Wolume to Capacity 0.47 0.59 0.02 
Queue Length (ft) 58 82 1 
pontrol Delay (5) 33.9 47.8 0.5 
Lane LOS D E A 
IAipproach Delay (s) 33.9 47.8 0.5 
Approach LOS D E 

.. ,'" .; . 

• Baseline 
SRS Engineering, LLC 

PM NO BUILD 2015 
813112007 

;c- - !.. ~ ~ r " J/' ..,/ 

Wet' i'WBF'WBR/", I\IEI;;/···N~i,.'~NI.ER\':. SWt:: ;,5WJ:j-":SWB] 

Stop 
0% 

45 16 9 
0.92 0,92 0.92 

73 26 15 

None 

1043 1010 542 

1043 1010 542 
7.1 6.5 6.2 

3.5 4.0 3.3 
55 89 97 

161 234 540 

412 10 
7 0 
0 10 

985 1700 
0.01 0.01 

0 0 
0.2 0.0 

A 
0.2 

. I: .. 

Free 
0% 

12 303 59 
0.92 0.92 0.92 

20 494 96 

416 

416 
4.1 

2.2 
98 

1143 

" ... 

Free 
0% 

4 249 § 
0.92 0.92 0.92 

7 406 19 

590 

590 
4.1 

2.2 
99 

985 
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• 

OKATIE PUD AM 2015 BUILD 
9: Pearfstine Dr & SC 170 9/1012007 

.". - " .f - "- ~ t ./'" \. ~ ~ 
lViovement. .... : '.' ;.' EBt· "EST:: ::EBR' '.,WBt" WBT .WBR~ .. NBL NBT" ·;NBR' ':: :SBL:, . SB'r.'}:'SBBJ 
Lane Configurations 
deal Flow v hpl) 1900 1900 1900 1900 1900 1900 1900 

Total Lost time (5) 4.0 4.0 4.0 4.0 
~ne Util. Factor 1.00 1.00 1.00 0.95 
Frt 0.91 1.00 1.00 1.00 
Ell Prolected 0.98 0.95 0.95 1.00 
Satd. Flow (prot) 1671 1775 1770 3535 
Ell Permitted 0.56 0.70 0.07 1.00 
Said. Flow (perm 955 . 1306 135 3535 

olume (vph 17 2 36 321 3 125 35 1449 264 133 2296 2 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
~dJ. Flow {vph) 18 2 39 349 3 136 38 1575 287 145 2496 221 
RTOR Reduction ( h 0 31 0 0 0 107 0 0 111 ° ° 0 

ane Grou Flow(v h 0 28 0 0 352 29 38 1575 176 145 2.518 
TumT~pe Perm Perm Perm ~m+pt Perm pm+pt 
Erotected Phases 4 8 5 2 1 6 
Permitted Phases 4 8 8 2 2 6 
~ctuated Green, G (5) 24.5 24.5 24.5 74.0 70.0 ,70.0 84.0 75.0 
Effective Green, g (s) 26.0 26.0 26.0 no 71.5 71.5 86.0 76.5 
~ctuated glC Ratio 0.22 0.22 0.22 0.64 0.60 0.60 0.72 0.64 
Clearance Time (s) 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 
~ehicle Extension (5l 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 207 283 343 143 2109 943 240 2254 

, ~/5 Ratio Prot 0.01 0.45 cO.05 cO]l 
vis Ratio Perm 0.06 cO.27 0.09 0.16 0.18 0.38 
~/c Ratio 0.14 1.24 0.09 0.27 0.75 0.19 0.60 1.12 
Uniform Delay, dl 37.9 47.0 37.5 55.8 17.7 11.0 20.6 21.8 
Erogression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Incremental Delay, d2 0.3 135.9 0.1 1.0 2.5 0.4 4.2 59.4 
lQela~ (5) 38.3 182.9 37.6 56.8 20.1 11.5 24.8 81.1 
Level of Service 0 F D E C B C F 
~~~roach Delay! s 1 38.3 142.4 19.5 78.1 
Approach LOS D F B E 

rtteJJreptiorfSUrrim~_:' ;j}~:~f.~~H:: -l~!~!j::'.~ .. ;~··~;9.~~:.':.:'Ir:;:?~:·~/ji'·:~}.~:··: :::~ . .-~ .. ;:' !~./_', ;;', .::~~::~ ~ .;1 :: :·~~'~::~?r:'::·· . )J.~~:~.~:' .... ~;·-~~:r:~;~':s~:P ... :.~·~,~r.(:;'.:~~·%';:::!~~1, 
HCM Average Control Oela~ 
~CM Volume 10 Ca~aci!X ratio 
Actuated Cycle Len h 5) 
ntersection Capa Utilization 
Anal~sis Period (min) 

Ii Critical Lane Grou~ 

Baseline 
SRS Engineering, LLC 

62.0 HeM Level of Service 
1.13 

120.0 Sum of lost time (s) 
102.0% ICU Level of Service 

15 

E 

12.0 
G 
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OKATIE PUD PM 2015 BUILD 
20: Pearlstine Dr & SC 170 9/1012007 

-" - t .f - '- ~ t ,;- \. ~ .,; 
Movement " '~'::~':::'" :,:EBL .';EBl~i:EBR.:;'WBL· WBT WBR' ·:~NBL· .··NBT:.,;NBr{ '. SBf;.··SBT":'$B~ 
Lane Configurations ~ 4' f "i +t f "i tfo 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Total Lost time (s) 4.0 4.0 4.0 4.0 4,0 4.0 4.0 4,0 
Lane Util. Factor 1.00 1.00 1,00 1,00 0,95 1.00 1.00 0.95 
Frt 0.93 1.00 0.85 1.00 1.00 0.85 1.00 1,00 
Fit Protected 0,98 0.95 1.00 0.95 1.00 1,00 0.95 1,00 
Satd. Flow (prot) 1695 1775 1583 1770 3539 1583 1770 3536 
Fit Permitted 0.75 0,69 1.00 0.07 1.00 1.00 0.05 1,00 
Satd. Flow (perm) 1309 1278 1583 126 3539 1583 89 3536 
Volume (vph) 30 0 30 119 2 42 17 2462 130 102 1739 11 
Peak-hour factor, PHF 0.92 0,92 0.92 0.92 0,92 0,92 0,92 0.92 0,92 0.92 0.92 0.92 
Adj. Flow (vph) 33 0 33 129 2 46 18 2676 141 111 1890 12 
RTOR Reduction (vph) 0 28 0 0 0 39 0 0 28 0 0 0 
Lane GrouE Flow !vEh) 0 38 0 0 131 7 18 2676 113 111 1902 0 
Tum Type Perm Perm Perm pm+pt Perm pm+pt 
Protected Phases 4 8 5 2 1 6 
Permitted Phases 4 8 8 2 2 6 
Actuated Green, G (s) 16.7 16.7 16.7 80.9 78,4 78,4 92,3 '84.3 
Effective Green, g (s) 18.2 18.2 18.2 83.9 79.9 79,9 93.8 85,8 
Actuated glC Ratio 0.15 0.15 0,15 0,70 0.67 0,67 0,78 0,71 
Clearance TIme (s) 5.5 5.5 5.5 5.5 5.5 5.5 5,5 5.5 
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3,0 ;3.0 3.0 3,0 
lane Grp Cap (vph) . 199 194 240 143 2356 1054 208 2528 
vis Ratio Prot 0.00 cO.76 cO.04 cO,54 
vis Ratio Perm 0,05 cO.l0 0,03 0.08 0.09 0,37 
vic Ratio 0,19 0.68 0.03 0.13 1,14 0.11 0.53 0.75 
Uniform Delay, dl 44.5 48.1 43.4 10,4 20.0 7,2 36,4 10,5 
Progression Factor 1.00 1,00 1.00 1.00 1.00. 1,00 1,00 1,00 
Incremental Delay, d2 0.5 8.9 0.0 0,4 67.0 0.2 2,6 2,1 
Delay (s) 44.9 57.1 43.4 10.8 87.0 7.4 39.0 12.7 
Level of Service 0 E 0 B F A 0 B 
Approach Delay (s) 44.9 53.5 82.6 14,1 
Approach lOS 0 0 F B 

inte~Ction Summatt ;:~rr:~f:~~~:.::\:~··~~~;~i;~·?:J_J~{)~::~~::f~!~':::::·:'-.~j;~r~~:~·;t~i:$~~~f.:~i~'~~~?~~:·!::~~;;~~~~i1~~~1~~-]t.~~:·~~~F.~~~t~~i~jtf'%J,;f~ 
HCM Average Control Delay 
HCM Volume to Capacity ratio 
Actuated Cycle length (s) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

Baseline 
SRS Engineering. LLC 

54.0 HCM Level of Service 
1.04 

120.0 Sum of lost time (s) 
95.4% ICU level of Service 

15 

0 

16,0 
F 
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OKATIE PUD 
3: SC 141 & SC 170 

t + 
lane Configurations , 

ign Control Stop Free Free 
Grade. 0% 0% 0% 
rvolume (veh/h) 245 75 87 1438 2237 503 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
p:!ourly flow rate (vph) 266 82 95 1563 2432 547 
Pedestrians 
bane Width (ft) 
Walking Speed (ftls) 
percent Blockage 
Right tum flare (veh) 10 

Raised l\1ediantype 
Median storage veh) 
ppstream signal (ft) 

2 

px. latoorl unblocked 
C, conflicting volume 3402 1216 2432 

vC 1. stage 1 conf vol 2432 
&C2. stage 2 conI vol 971 
vCu. unblocked vol 3402 1216 2432 
~C. single (s) 6.8 6.9 4.1 

5.8 
3.5 3.3 2.2 

tC. 2 stage (5) 
~F (s) 
pO queue free % 0 53 51 

, EM capacity (veh/h) 48 173 191 

AM 2015 BUILD 
9/1012007 

. ireCti()_n~·. - -h~i'-~.:·Y,:;:!~~:~:·~LEB) 19I; . ~j~r:\~iNB.f2:~:~!.~~-:3C::',;Sa:~_~~;:·:::SI3:·2:,~/·:SB~: :f't·;:!,~f'~~·::;{:!;~~:~~~{::~~~:rt::,,~~.;;t:~~~:tLl:.;~~~t:i/~tl. 
olumeTotal 348 95 782 782 1216 1216 547 

Volume left 266 95 0 0 0 0 0 
f'/olume Right 82 o 0 0 0 0 547 
cSH 58 191 1700 1700 1700 1700 1700 
rvolume to Capacity 6.04 0.49 0.46 0.46 0.72 0.72 0.32 
Queue Length (tt) Err 61 0 0 0 0 0 
pontrel Delay (s) Err 41.0 0.0 0.0 0.0 0.0 0.0 
lane lOS F E 
VlPproach Delay (s) Err 2.3 0.0 
Approach LOS F 

ntetsedion'Sl.mma ;~~;~} .~;~~:: :i::~~:·.:~·3:-~::~:i ::~~.~~ \;;\1 ;~~;i~~~~~::~l~'~~ j}[;\~~~~~~~ :~.~~~:{;~~:; ·:~:i·~~,~j{! U.~~~·~:ih~·' ~t~~'~· ~;;);~J{ :::~~~ ~~-: ~~:if~i~¥¥.::~?:;~~~f 

Average Oela 698.6 
ntersection Capacl Utilization 90.2% ICU Level of Service E 

Analysis Period (min) 15 

Baseline 
SRS Engineering. lLC 

Synchro 6 Report 
Page 1 

143 



OKATIE PUD 
15: SC 141 & SC 170 

MoVement 
Lane Configurations , 
Sign Control Stop 
Grade 0% 
Volume (veh/h) 434 
Peak Hour Factor 0.92 
Hourly flow rate (vph) 472 
Pedestrians 
Lane Width (ft) 
Walking Speed (fils) 
Percent Blockage 
Right turn flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tF (s) 
pO queue free % 
cM capacity (veh/h) 

Raised 
2 

3303 
1863 
1440 
3303 

6.8 
5.8 
3.5 

0 
82 

t ~ 

rr 'H H ., 

69 
0.92 

75 

10 

932 

932 
6.9 

3.3 
72 

268 

Free Free 
0% 

59 2414 
0.92 0.92 

64 2624 

1863 

1863 
4.1 

2.2 
80 

320 

0% 
1714 
0.92 
1863 

330 
0.92 
359 

PM 2015 BUILD 
9/1012007 

Directi6rl~ ·L2p.e·,#;::.l~:}:.~:~~~::;!Ee:~:j:V;!i:N$:;1/\,'i:NB~tJ~~{N_B:3;!?tsa\1~1~~lS·a:2;~:f$.i';Hs}:~~~1F,1~~WJ~~~7rl;Wf~:;.:~::~~2~)1fP;:t~lR1;~:~H:i1 
Volume Total 547 64 1312 1312 932 932 359 
Volume Left 472 64 0 0 0 0 0 
Volume Right 75 0 0 O· 0 0 359 
cSH 91 320 1700 1700 1700 1700 1700 
Volume to Capacity 6.01 0.20 0.77 0.77 0.55 0;55 0.21 
Queue Length (ft) Err 18 0 0 0 a a 
Control Delay (5) Err 19.0 0.0 0.0 0.0 0.0 0.0 
lane LOS F C 
Approach Delay (5) Err 0.5 0.0 
Approach LOS F 

Int~~ctfQn·-.Summaffj·i~~~·:::rr~~~~~::~B§~~~~-~~~~~i,';f,~.i!1~~~.~12:f~1~r~~ltr'i.;~:~~~~f'~~~~~~~l!f::~~~,~ili'r~~~'~~1~\~W~~i:.3 
Average Delay 1002.1 
Intersection Capacity Utilization 97.4% ICU Level of Service F 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD . 
5: Short Cut Dr & SC 170 

-Movement· .. ,".':' ",::;.:,.'. /EBL" EflT:{'EBR' 
Lane Configurations 4t 
Sign Control Stop 
Grade 0% 
Volume (veh/h) 18 47 107 
Peak Hour Factor 0.92 0.92 0.92 
Hourly flow rate (vph) 20 51 116 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent Blockage 
Right tum flare (veh) 
Median type Raised 
Median storage veh) 1 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conliicting volume 3740 4448 1202 
vC 1, stage 1 cont vol 2616 2616 
vC2, stage 2 cont vol 1124 1832 
vCu, unblocked vol 3740 4448 1202 
te, single (s) 7.5 6.5 6.9 
tC, 2 S1age (s) 6.5 5.5 
tF (s) 3.5 4.0 3.3 
pO queue free % 0 0 34 
eM capacity (veh/h) 0 0 177 

- t 
WaC> WBT,', WB):l\: NBLi,j;t4BJ;. 

4t \OJ +t. 
Stop Free 

0% 0%. 
151 71 94 99 1413 

0.92 0.92 0.92 0.92 0.92 
164 77 102 108 1536 

Raised 
1 

3348 4414 808 2403 
1791 1791 
1557 2623 
3348 4414 808 2403 

7.5 6.5 6.9 4.1 
6.5 5.5 
3.5 4.0 3.3 2.2 

0 0 68 45 
0 0 324 196 

AM 2015 BUILD 
9/1012007 

'N!3~~:!::"·SBL:.'~l;$il'j:;\~\SB~ 
<ff> 

Free 
0% 

74 101 2199 12 
0.92 0.92 0.92 0.92 

80 110 2390 13 

1616 

1616 
4.1 

2.2 
73 

399 

(;)j~(ij·jiFcai,ie::~r~,W1~.~;~;1$~fl~'}Ns:ttf:;~:J~B.\~~~~~l'NB~~&~iNa~~!ft~$.B.t;tr~~'Sa::2~r~~:*;0f.:~;~~~t~~-~j[1;~.:~{*t.~(f:~~,::~f·;';~:~l:m 
Volume Total 187 343 108 1024 592 1305 1208 
Volume Left 20 164 108 0 0 110 0 
Volume Right 116 102 0 0 80 0 13 
cSH 0 0 196 1700 1700 399 1700 
Volume to Capacity Err Err 0.55 0.60 0,35 0.27 0.71 
Queue Length (tt) Err Err 72 0 0 28 0 
Control Delay (s) Err Err 43.7 0.0 0.0 16.2 0.0 
Lane LOS F F E C 
Approach Delay (s) Err Err 2.7 8.4 
Approach LOS F F 

Infeij€"'ctipn1:Slimm ,!~. ~~~~~.~~~;:;~;F.~T.f~~~~~::~~~!t:'tij~:~i~1t~i~~f~~R;t~i1itnt~:~TIA.~~;g:~1~ 
Average Delay Err 
Intersection Capacity Utilization 146.7% ICU Level ot Service H 
Analysis Period (min) 15 

Baseline Synchro 6 Report '. 
SRS Engineering, LLC Page 2 
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OKATIE PUD PM 2015 BUILD 
16: Short Cut Dr & SC 170 9/10/2007 

". - " .( - '- '\ t ~ \.. + ./ 
Movemeri~'; .. ;?" .1[;,/.' .' .. ,Efjl ~ .. EBT •. ,E:BR·;::,:WBL· WB'I] .. ,'WBR' ··,:·J\lBl· ..··NBT' .. NBR ",: SBL' ·· .. SBT>··'SEiR '.-" . -.' :':':'," .. ' . ,.,', . >-~ - - I,'.~: ',' 
Lane Configurations 4> 4> ~ flo 4i+ 
Sign Control Stop Stop Free Free 
Grade 0% 0% 0% 0% 
Volume (veh/h) 27 110 117 228 93 217 87 2229 197 250 1515 18 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 29 120 127 248 101 236 95 2423 214 272 1647 20 
Pedestrtans 
Lane Width (tt) 
Walking Speed (ftJs) 
Percent Blockage 
Right tum flare (veh) 
Median type Raised Raised 
Median storage veh) 1 1 
Upstream signal (ft) 
pX, platoon unblocked 
VC, conflicting volume 3887 5026 833 4273 4929 1318 1666 2637 
VC 1, stage 1 conI vol 2200 2200 2719 2719 
VC2, stage 2 conI vol 1687 2826 1554 2210 
VCu, unblocked vol 3887 5026 833 4273 4929 1318 1666 2637 
IC, single (5) 7.5 6.5 6.9 7.5 6.5 6.9 4.1 4.1 
IC, 2 slage (s) 6.5 5.5 6.5 5.5 
IF (5) 3.5 4.0 3.3 3.5 4.0 3.3 2.2 2.2 
pO queue free % 0 0 59 0 0 0 75 0 
eM capacity (veh/h) 0 0 312 0 0 148 382 158 

Dir:eQtfQnt~e;.#~~rr:tr~::'j;'Ea}f~~i'WB}i·;+:Ne:(j·tiJ.'{Nezit;;N.Blr:~,~~$8f-j~/3.:SB~:, ~:{":;.H~;'1:~:~:~~~~·;~~~~~}:;!~e:~1:~~~~~J~:~~:~~:~~'YJ~~M .. tli 
Volume Total 276 585 '95 1615 1022 1095 843 
Volume Left 29 248 95 0 0 272 0 
Volume Righi 127 236 0 0 214 0 20 
cSH 0 0 382 1700 1700 158 1700 
Volume to Capacity Err Err 0.25 0.95 0.60 1.72 0.50 
Queue Length (ft) Err Err 24 0 0 486 0 
Control Delay (s) Err Err 17.5 0.0 0.0 679.4 0.0 
Lane LOS F F C F 
Approach Delay (s) Err Err 0.6 383.9 
Approach LOS F F 

liiters.eCtfbn!SUffi.m~W]}.~~~~~t.:r:~~~~~~Y:f.~ijtr.~f::~~1!~~W~~1~!r~~~.~~m:~~1~~-~g~trrl~~~;'f.:1~~~~~i7.~~~r.~1:~~R~~~:R~~r~ 
Average Delay Err 
Intersection Capacity Utilizalion 176.2% ICU Level 01 Service H 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 

Synchro 6 Report 
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OKATIE PUD 
6: Jasper Station Rd & SC 141 

AM 2015 BUILD 
9/1012007 

Lane Configurations 4t 4t 4t 4''' 
Sign Control Stop Stop Free Free. 
Grade 0% 0% 0% 0% 
Volume (vehlh) 41 48 23 130 50 3 24 276 124 0 545 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 45 52 25 141 54 3 26 300 135 0 592 
Pedestrians 
Lane Width (ft) 
Walking Speed (fils) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 

None 

vC, conflicting volume 1042 1079 
vC1, stage 1 con! vol 
vC2, stage 2 con! vol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tf' (s) 
pO queue free % 
cM capacity (vehlh) 

1042 
7.1 

3.5 
73 

163 

1079 
6.5 

4.0 
75 

212 

None 

592 1063 1061 

592 1063 1061 
6.2 7.1 6.5 

3.3 3.5 4.0 
95 7 75 

506 152 218 

367 

367 
6.2 

3.3 
100 
678 

641 

641 
4.1 

2.2 
97 

943 

435 

435 
4.1 

2.2 
100 

1125 

45 
0.92 

49 

D'rect' . • .... "~. .• '#' . ""'1'" .,., 'EB' "'1' w"'W' B' ,~".·, .. "IE'" ·"SW .. ·· .... "1""'S'W' '1'I;,;,rr;;"~'"',"~""'m""',c<,·""""·,, , .• "",. " "'1m: "'-"""'ii!l""jjl;~"""''''Jl; . I lon;.:Ldll1st ... :.~.,!;<;!~.\:~:':: .. '~ . .x~~;: ..... " ',;.t,:!it .. !~ _ I: I':":~ ~ t.: (,!: ... _ . .i:)o::};,;':i'r:~:'!"",·';'i:~·~j;~~;\·~If,.:r:~;;:ff!' .~.~lj';:~:~-:~t·::!.i;l~;\:.: ,:.;;/~"I ::··:id;.'~!~hr-~~f.:.:Y~.:{\~~,'l7 

Volume Total 122 199 461 592 49 
Volume Left 45 141 26 0 0 
Volume Right 25 3 135 0 49 
cSH 214 168 943 1125 1700 
Volume to Capacity 0.57 1.19 0.03 0.00 0.03 
Queue Length (ft) 78 270 2 a 0 
Control Delay (s) 41.8 183.3 0.8 0.0 0.0 
Lane LOS E F A 
Approach Delay (s) 41.8 183.3 0.8 0.0 
Approach LOS E F 

Intersection Utilization 
Analysis Period (min) 

Baseline 
SRS Engineering, LLC 

.', 
29.5 

65.9% 
15 

ICU Level of Service C 

Synchro 6 Report 
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OKATIEPUD 
4: Jasper Station Rd & SC 141 

PM 2015 BUILD 
9/1012007 

Movement;: :;",; ",';;;C"":: EBL:·;·EBT ':-:EBR",; WBL'-': WBT i')AlBR::NEF::'NET:':,NI;R:, :SINL.:.·'SWT: .. 'swgj 
lane Configurations 

ign Control Stop Stop Free 
Grade 0%.0% 0% 0% 
Rolume (veh/h) 35 50 15 161 24 14 18 455 199 6 374 ~ 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hou~y flow rate (vph) 38 54 16 175 26 15 20 495· 216 7 407 H~ 
Pedestrians 
bane Width (tt) 
Walking Speed (ft/s) 
percent Blockage 
Right tum flare (veh) 
Median type None None 
Median storage veh) 
IlJpstream signal (tt) 
pX, platoon unblocked 
&C, conflicting volume 1090 1170 407 1105 1071 603 416 711 
VC1, stage 1 cont vol 
RC2, stage 2 cont vol 

416 711 
4.1 4.1 

vCu, unblocked vol 1090 1170 407 1105 1071 603 
ltC,single (s) 7.1 6.5 6.2 7.1 ·6.5 6.2 
te, 2 stage (s) 
ItF (s) 3.5 4.0 3.3 3.5 4.0 3.3 2.2 2.2 
o queue free % 77 71 97 0 68 97 98 99 
M ca ci (veh/h 166 168 644 140 215 499 1143 889 

irection; .. lane-#;·:;:f}:-:/:;:·:·:f.·EB:.'j:::;:-WB:~1::t~.NE;t~~{SW;ti:.'::;S:W,:2:~~~'·f: ,/:~~rt~·~;h~D~·~.:':~::t.:~:;:r::,,;·}.\';·~i_:J}:I;{,:~.-,:~_·:?·-~m~\:~'~!~·.;~;~::;·~)::·r{'.:Yj? 

olume Total 109 216 730 413 10 
Volume Lett 38 175 20 7 0 
[VOlume Right 16 15 216 0 10 
cSH 200 154 1143 889 1700 
[VOlume to Capacity 0.54 1.40 0.02 0.01 0.01 
Queue Length (tt) 71 342 1 1 0 
~ontrol Delay (5) 42.4 270.2 0.5 0.2 0.0 
Lane LOS E F A A 
f'pproach Delay (s) 42.4 270.2 0.5 0.2 
Approach LOS E F 

Average Delay 42.9 
Jntersectlon Capacity Utilization 75.6% leu Level of Service 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 

D 
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OKATIE PUD 
23: Center Full Mvt Access & SC 170 

t 

AM 2015 BUILD 
9/1012007 

Movement ...... ~' ............... ,.,.,: ..•.. WBO:·,,·· WBR· .. " '.:'. NBT· '.' .... ! .. ~ '., SR·:·· .. · ... 'SB'·'.'.' .. ··:,·S·!3.T,.··.·'.···.·.".'.·,.'!·,'.'.'·.',' ..... ", .. "'j', \. "",' .,","'", ....... " •• " ..•. ,., ., ...... q', 
-'. L:; :..1'4 L: . ", :::-,:::~~~: ::',:.::-:":',' ~':::'-~~~ ",: .!:.~}.:::/;~.",':i:~:'*:.:,~~.;~.:..r,.~{ ::~:~:):~!. 

Lane Configurations "i l' +t l' 'I +t 
Sign Control Stop . Free Free 
Grade 0% 0% 0% 
Volume (yeh/h) 32 38 1548 33 40 2417 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 35 41 1683 36 43 2627 
Pedestrians 
Lane Widlh (ft) 
Walking Speed (ftls) 
Percent Blockage 
Right tum fiare (veh) 
Median type Raised 
Median storage veh) 1 
Upstream Signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 conf vol 
vC2, stage 2 conf yol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (5) 
tF (s) 
pO queue free % 
cM capacity (yeh/h) 

3083 
1683 
1401 
3083 

6.8 
5.8 
3.5 
52 
73 

841 1718 

841 1718 
6.9 4.1 

3.3 2.2 
87 88 

308 364 

DireCtion; il.a~e #.';·1;~:·::~ .. ::lWe:~·n!'?"ffl~~~·!·;-Na:~~~:;~~::::6i.$r~E)Na;~~~~(f{sa~117{§~ ~:' ... '¥ s·at~J:~'~~~~fi]~p1\~{f:~'fft!~itf;~~~~~~~M 
Volume Total 35 41 841 841 36 43 1314 1314 
Volume Left 35 0 0 0 0 43 0 0 
Volume Right 0 41 0 0 36 0 0 0 
cSH 73 308 1700 1700 1700 364 1700 1700 
Volume to Capacity 0.48 0.13 0.49 0.49 0.02 0.12 0.77 0.77 
Queue Length (ft) 49 11 0 0 0 10 . 0 0 
Control Delay (s) 93.4 18.5 0.0 0.0 0.0 16.2 0.0 0.0 
Lane LOS FCC 
Approach Delay (s) 52.7 0.0 0.3 
Approach LOS F 

Average Delay 1.1 
Intersection Capacity Utilization 76.8% ICU Level of Service D 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD 
25: Center Full MvtAccess & SC 170 

t 

PM 2015 BUILD 
911012001 

Movement,>, ):<>;e\" .. ;WBLj::WB~·'Nat,;:'i{Nef{·.'A~l;llSn~Sl3:1;.:,):,,::,'·· ,',< .. : ;', , ; .···t. !.:.:.""" ,I :,. <';A>~':;;';V. 
Lane Configurations 'i ,". ++ , 'i. +t 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehJh) 43 70 2443 90 51 1809 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 47 76 2655 98 55 1966 
Pedestrians 
Lane Width (ft) 
Walking Speed (fUs) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC 1, stage 1 conf vol 
vC2, stage 2 cont vol 
vCu, unblocked vol 
te, single (s) 
te,2 stage (s) 
tF (s) 
pO queue free % 
cM capacity (veh/h) 

Raised 
1 

3749 
2655 
1094 
3749 

6.8 
5.8 
3.5 

0 
29 

1328 2753 

1328 2753 
6.9 4.1 

3.3 2.2 
48 61 

145 142 

DireCtiori;liiine:#'~';''''j.':WB'1i;1;WB;2/iNB''P''Nar.'2'·.':'NBigii"~:a~'~!'~"SB"1:;:;'S8''3~\),\,1{j~'~(~:''!,,)f,:~n1;;';<F:;'5.'1:~i1i:RBi.\J 
Volume Total 47 76 1328 1328 98 55 983 983 
Volume Left 47 0 0 0 0 55 0 0 
Volume Right 0 76 0 0 98 0 0 0 
cSH 29 145 1700 1700 1700 142 1700 1700 
Volume 10 Capacity 1.59 0.52 0.78 0.78 0.06 0.39 0.58 0.58 
Queue Length (tt) 135 64 0 0 0 42 0 0 
Control Delay (s) 587.2 54.1 0.0 0.0 0.0 45.7 0.0 0.0 
Lane LOS F F E 
ApProach Delay (s) 257.0 0.0 1.3 
Approach LOS F 

Intersectiofi .. S.um'm.aryr; ~':~:-!~i ·:·~{t~lr~~!··~.~1?;(.~~~.\t~;~{~.%'~:~~~]f~'?t~,\i-~1~Y-i~]:~~'tm:~~~~7r~ro;t~!;:r;~1::'~11rff:;~:~~m:~:;1~~~!~;~f~~rft·fi~iW~ 
Average Delay 7.0 
Intersection Capacity Utilization 78.5% ICU Level of Service D 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC .j 
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OKATIE PUD 
28: North RIRO & SC 170 

t 
Movement. ....... /1::", " ~~"iWBL';: JNBR::·::NBT,·.:,~NBR,' ,:';. S8L':',' '.Slat, 
Lane Configurations " tt " t 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (veh/h) 0 10 1571 20 0 2449 
. Peak Hour Factor 0.92 0,92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 0 11 1708 22 0 2662 
Pedestrians 
Lane Width (tt) 
Walking Speed (ft/s) 
Percent Blockage 
Right tum flare (veh) 

. Median type None 
Median storage veh) 
Upstream signal (tt) 804 
pX, platoon unblocked 
vC, confflcting volume 4370 854 1729 
vCl, stage 1 conf vol 
VC2, stage 2 conI vol 
VCu, unblocked vol 4370 854 1729 
tC, single (s) 6.8 6.9 4.1 
tC, 2 stage (s) 
tF (s) 3.5 3,3 2.2 
pO queue free % 100 96 100 
cM capacity (veh/h) 1 302 361 

AM 2015 BUILD 
9/1012007 

DliecuoH·l;~tan~1l~~~:f,r~;:~;w.a:~~:~f/NB::1}f:~~i$~~n~~!Na1·~·:}:'·~Ef~i;~~j:~l0;fJ~1};~:~1~;m.~:~~~:'~1~~f;·~~~;~l;r.}J~~:j'i~~:~;~~1?3~i~~~_~~~';~~'~~l'h~_;2F 
Volume Total 11 854 854 22 2662 
Volume Left 0 0 0 0 0 
Volume Right 11 0 0 22 0 
cSH 3021700 1700 1700 1700 
Volume to Capacity 0.04 0,50 0,50 0.01 1,57 
Queue Length (ft) 3 0 0 a 0 
Control Delay (s) 17.4 0.0 0.0 0.0 0.0 
Lane LOS C 
Approach Delay (s) 17.4 0.0 0.0 
Approach LOS C 

IritetSeCtioi1':S(immaru5j'':l;?r.'.qfr~!~'if~:;.m~~i%j;\~!\'1;;'''-'4;~1¥::.~~r,=r;l[~~~i:~:~~;;;}i?;~:f:i1.""'.)r!~:.!'.~r;~:-!1i1·$'·1~~.;r~~i.~f!'~"';!l:'~~"f(Jt? '. .' . . ::!.:.' "-'.- ,_. ",,~ .. ,-' t' . •.• ;r. ,. ' ..... ".I""'~ .... :~.I, .... ~~;.,~~ [ .~ ~ I"'~;' '."." ... ' .r .. ;;I, I',,'c":-' ':':',.' t ..• ;' ... ,1·.1' .. ::. '1 I~'''~ .'. ",:"",;;,; .. ·,~::;f .•.. ·W;'i"~'""";:' 1'0 

Average Delay O. a 
Intersection Capacity Utilization 132.2% ICU Level of Service H 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD 
32: North RIRO & SC 170 

t 
Movement 
lane Configurations T'H." tt 
Sign Control Stop Free . Free 
Grade 0% 0% . 0% 
Volume (veh/h) 0 30 2503 31 0 1852 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 0 33 2721 34 0 2013 
Pedestrians 
lane Width (ft) 

. Walking Speed (fVs) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC 1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked vol 
tC, single (s) 
te, 2 stage (s) 
tF (5) 
pO queue free % 
eM capacity (vehlh) 

None 

3727 

3727 
6.8 

3.5 
100 

3 

772 

1360 2754 

1360 2754 
6.9 4.1 

3.3 2.2 
76 100 

138 142 

PM 2015 BUILD 
9/1012007 

DirectI6n;·l.:ilne.'1f.::'~.··JF':WB.··~··';'·NB.t:;,.·f)lB;~;:·".·'Nli'·:O:·\:'Sa;.~·:;fSi3'~':io/:t~:'5:,:··P:;,·':.::··;:: :c;'.'~;:'·Y;:·;;~!;':';F"!·~'~\I'~l::r':~:kJ; 
Volume Total 33 1360 1360 34 1007 1007 
Volume left 0 0 0 0 0 0 
Volume Right 33 0 0 34 0 0 
cSH 138 1700 1700 1700 1700 1700 
Volume to Capacity 0.24 0.80 0.80 0.02 0.59 0.59 
Queue length (ft) 22 0 0 0 0 0 
Control Delay (5) 38.9 0.0 0.0 0.0 0.0 0.0 
lane lOS E 
Approach Delay (s) 38.9 0.0 0.0 
Approach lOS E 

Intei$eclio~;S~umij1~ry.!~.r~~~~~~~Q~)'~'~7~g;:·~~;:i?r·;!~~~~~:~~f?j~r!.;~~~\ff:~~:;~~r:f~:~~~~~1l·~~~;:'~?:;:·~:~1~!~?~:~f~ !;t;:'~'?W'f~ert!r~~'f:~t~7ti~~~~~:~~~~ 
Average Delay 0.3 
Intersection Capacity Utilization 79.2% ICU level of Service D 
Analysis Period (min) 15 

Baseline 
SRS Engineering, llC 
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OKATIE PUD 
30: South RIRO & SC 170 

t 

AM 2015 BUILD 
9/1012007 

Movement ,,:,:,',:,\:,,'!;-'",WBLSWBg ,~;cNBT;i\':NBR::2:';,$BI:( ,;;;sal:!~\";;;;i:!::r:·:':>!i<J6~ ,'-'i: J c'" :C~~i< ii;);",' '<::,::;;r,':~-:;S 
Lane Configurations , H" H ' 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehlh) 0 14 1734 19 0 2653 
Peak Hour Factor 0.92 0.92 0.92 0,92 0.92 0.92 
Hour1y flow rate (vphj 0 15 1885 21 0 2884 
Pedestrians 
Lane Width (tt) 
Walking Speed (tus) 
Percent Blockage 
Right tum flare (veh) 
Median type None 
Median slorage veh) 
Upstream signal (tt) 696 
pX. platoon unblocked 0.38 
vC. conflicting volume 3327 942 1905 
vC 1 • stage 1 coni vol 
vC2. stage 2 cont vol 
vCu. unblocked vol 5536 942 1905 
tC. single (5) 6.8 6,9 4.1 
tC.2 stage (s) 
tF (5) 3.5 3.3 2.2 
pO queue free % 100 94 100 
eM capacity (veh/h) 0 264 308 

DireCti'onT[c;!Jie:'#'{":~;: ! if:.?:_:~·.WB :1;~Iit: N B~ 1.:f.~{~:Na:.z~~~·~ filB~~t~~:SB.~1~t·(~'SB::·~:;11J:i\i~::;r:S:~'~~l~T;.t~~;fJ;:j~~:~.~t!~~:~i~E~Jffi1t1;~fr1·rf,~~B~1 
Volume Total 15 942 !l42 21 1442 1442 
Volume Left 0 0 0 0 0 0 
Volume Right 15 0 0 21 0 0 
cSH 264 1700 1700 1700 1700 1700 
Volume 10 Capacity 0.06 0.55 0.55 0.01 0.85 0.85 
Queue Length (tt) 5 0 0 0 0 0 
Control Delay (5) 19.5 0.0 0.0 0.0 0.0 0.0 
Lane LOS C 
Approach Delay (5) 19.5 0.0 0.0 
Approach LOS C 

Average Delay 
Intersection Capacity Utilization 
Analysis Period (min) 

Baseline 
SRS Engineering. LLC 

0.1 
76.7% 

15 
ICU Level of Service D 
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OKATIEPUD 
34: South RIRO & se 170 

t 
Lane Configurations , tt, tt 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehlh) 0 10 2599 95 0 1888 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 0 112825 103 02052 
Pedestrians 
Lane Width (ft) 
Walking Speed (fils) 
Percent Blockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vCl, slage 1 conI vol 
vC2, stage 2 conI vol 
vCu, unblocked vol 
te, single (s) 
te, 2 stage (s) 
tF (5) 
pO queue free % 
cM capacity (vehlh) 

None 

0.59 
3851 

5133 
6.8 

3.5 
100 

0 

598 

1412 2928 

1412 2928 
6.9 4.1 

3.3 2.2 
91 100 

127 121 

PM 2015 BUILD 
9/1012007 

Oire'qti9ri;~~ne;#.:f~j:.ii,~Viwa~ll,:<i;NB":~W~~'~NB~.:';~~!~~B~r~j;sa~;t~'~;s'er2:f:;~t~f~r;::_;;~~;~':;~ff~tt)~£~~;ri)'~r~:~.'.:7i~~}!H;l~:·tl11~~tHt;Sin~;'it~ 
Volume Total 11 1412 1412 103 1026 1026 
Volume Left 0 0 0 a 0 a 
Volume Right 11 0 0 103 a 0 
~H 1V 1~.1~ 1~ 1~ 1~ 
Volume to Capacity 0.09 0.83 0.83 0.06 0.60 0.60 
Queue Length (ft) 7 a a a a 0 
Control Delay (s) 35.9 0.0 0.0 0.0 0.0 0.0 
Lane LOS E 
Approach Delay (5) 35.9 0.0 0.0 
Approach LOS E 

Average Delay 
Intersection Capacity Utilization 
Analysis Period (min) 

Baseline 
SRS Engineering, LLC 

0.1 
81.8% 

15 
ICU Level 01 Service o 
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OKATIEPUD AM BUILD MITIGATED 
9: Pearlstine Dr & SC 170 9/1112007 

..J --.. '). • - -\. '\ t ~ ~ + ,.I 

Movement .. ,'.' ,:; ",,),,'\:" ~BLi'.:;·EB;rr'>eBR ,":WBIi;:"W6T";:WBR,;: :' NBL",,~':NBT.;;:t:.NBR.;";)Se'L,.::.sB1irf.~':SEIB 
Lane Configu,...tions ~ t. ~~ t , ~ +t rr 'I tt. 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Uti!. Factor 1.00 1.00 0.97 1.00 1.00 1.00 0.95 1.00 1.00 0.95 
Frt 1.00 0.86 1.00 1.00 0.85 1.00 1.00 0.85 1.00 1.00 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00 0.95 1.00 
SaId. Flow (prol) 1770 1597 3433 1863 1583 1770 3539 1583 1770 3535 
Fit Permitted 0.76 1.00 0.95 1.00 1.00 0.06 1.00 1.00 0.07 1.00 
Satd. Flow (perm) 1408 1597 3433 1863 1583 106 3539 1583 127 3535 
Volume (vph) 17 2 36 321 3 125 35 1449 264 133 2296 20 
Peak-hour factor; PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Flow (vph) 18 2 39 349 3 136 38 1575 287 145 2496 22 
RTOR Reduction (vph) 0 37 a a 0 66 0 a 87 0 a 0 
Lane Grou~ Flow (v~hl 18 4 0 349 3 70 38 1575 200 145 2518 0 
Tum Type Perm Prot Perm pm+pt pm+ov pm+pt 
Protected Phases 4 3 8 5 2 3 1 6 
Permitted Phases 4 8 2 2 6 
Actuated Green, G (s) 6.0 6.0 12.1 23.6 23.6 72.5 68.5 80.6 85.4 75.9 
Effective Green, 9 (s) 7.5 7.5 13.6 25.1 25.1 75.5 70.0 83.6 86.9 77.4 
Actuated glC Ratio 0.06 0.06 0.11 0.21 0.21 0.63 0.58 0.70 0.72 0.65 
Clearance Time (s) 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 88 100 389 390 331 143 2064 1156 269 2280 

. : vis Ratio Prot 0.03 cO.l0 0.00 0.01 0.45 0.03 cO.06 cO.71 
vis Ratio Perm 0.01 0.09 0.15 0.15 0.33 
vic Ratio 0.20 0.04 0.90 0.01 0.21 0.27 0.76 0.17 0.54 1.10 
Uniform Delay, d1 53.4 52.9 52.5 37.6 39.3 55.8 18.8 6.3 22.2 21.3 
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.75 1.64 
Incremental Delay, d2 1.2 0.2 22.4 0.0 0.3 1.0 2.7 0.1 02 47.6 
Delay (5) 54.6 53.1 74.9 37.6 39.6 56.8 21.5 6.3 16.8 82.7 
Level of Service D D E D D E C A B F 
Approach Delay (5) 53.5 64.8 19.9 79.1 
Approach LOS D E ~ E 

jAterseaiC:iB~~me~~~~~Nl;~r~~~1:f:f.~~ft1r,~~~m~~~:?~~?;7?~~~!~~~f-:!lt.~~~:'~~~~~:~~!f~~~:,~~~.[~j 
HCM Average Control Delay 55.4 HCM Level of Service E 
HCM Volume to Capacity ratio 0.98 
Actuated Cycle Length (s) 120.0 Sum of lost time (5) 12.0 
Intersection Capacity Utilization 93.3% ICU Level of Service F 
Analysis Period (min) 15 
c Critical Lane Group 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD PM BUILD MITIGATED 
20: Pearlstine Dr & SC 170 9/1112007 

..J- - " .- - '- ~ t I" \. ~ .; 
Movement " . ,' EBl. ;'EBT"i':'EBR . walt. Vi/Br,,;WBR;:NBI:\<': NaT:· NBR"" sst-' SBT"""SB . . .".... ':'- .. ':':::' ... B 
lane Configurations 11 t> 1111 1- 'f' lj H " "'i tt> 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Total lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
lane Util. Factor 1.00 1.00 0.97 1.00 1.00 1.00 0.95 1.00 1.00 0.95 
Frt 1.00 0.85 1.00 1.00 0.85 1.00 1.00 0.85 1.00 1.00 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. Flow (prot) 1770 1583 3433 1863 1583 1770 3539 1583 1770 3536 
Fit Permitted 0.76 1.00 0.95 1.00 1.00 0.07 1.00 1.00 0.05 1.00 
SaId. Flow (perm) 1409 1583 3433 1863 1583 123 3539 1583 87 3536 
Volume (vph) 30 0 30 119 2 42 17 2462 130 102 1739 11 
Peak·hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Flow (vph) 33 0 33 129 2 46 18 2676 141 111 1890 12 
RTOR Reduction (vph) 0 31 0 0 0 26 a a 33 0 a a 
lane Groue Flow (vph) 33 2 a 129 2 20 18 2676 108 111 1902 0 
Tum Type Perm Prot Perm pm+pt Perm pm+pt 
Protected Phases 4 3 8 5 2 1 6 
Permitted Phases 4 8 2 2 6 
Actuated Green, G (s) 7.1 7.1 5.5 18.1 18.1 81.1 80.0 80.0 89.7 84.3 
Effective Green, g (s) 8.6 8.6 7.0 19.6 19.6 84.1 81.5 81.5 92.4 85.8 
Actuated glC Ratio 0.07 0.07 0.06 0.16 0.16 0.70 0.68 0.68 0.77 0.71 
Clearance Time (s) 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 
Vehicle Extension Is) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
lane Grp Cap (vph) 101 113 200 304 259 122 2404 1075 164 2528 
vis Ratto Prot 0.02 cO.04 0.00 0.00 cO.76 cO.04 0.54 
vis Ratio Perm cO.02 0.03 0.10 0.09 0.48 
vic Ratio 0.33 0.02 0.65 0.01 0.08 0.15 1.11 0.10 0.68 0.75 
Uniform Delay, dl 52.9 51.6 55.3 42.0 42.5 10.9 19.2 6.6 38.4 10.5 
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.54 0.61 
Incremental Delay, d2 1.9 0.1 7.0 0.0 0.1 0.6 57.4 0.2 6.1 1.2 
Delay (s) 54.8 51.9 62.2 42.1 42.7 11.4 76.7 6.8 65.2 7.7 
level of Service 0 D E D D B E A E A 
Approach Delay (s) 53.3 56.9 72.8 10.8 
Approach LOS D E E B 

Inb~~ij6n:Stimhiaw?~r:'~:~~fJ?~~r.,;~~rR:'1~j~·~}W:~~f:i?~~~:?'"fr~~!~;t !~~:~i~::~~~<~;1:~'ri~~~~1J~~;:::.::·:';f T~~'~f; ;.F)~:~~}~ilr~1~;';·~W'3:tlt?}.f.:~f.~f.; 
HCM Average Control Delay 47.5 
HCM Volume to Capacity ratio 0.99 
Actuated Cycle length (s) 120.0 
Intersection Capacity Utilization 93.8% 
Analysis Period (min) 15 
c Critical Lane Group 

Baseline 
SRS Engineering, LlC 

HCM level of Service I 

Sum of los! time (s) 
ICU Level of Service 

0 

16.0 
F 

Synchro 6 Report 
Page 1 

156 



, 

I 

~ 
I 

I 

I 
i 

I 
I 
! 

OKATIE PUD 
3: SC 141 & SC 170 

t 

AM BUILD MITIGATEb 
9/1112007 

Movement': ~:;~~,;; ·!i:_:::i::;·::~~"EBb::~.?EBR~~.:!>:Na[l;;'NBt?:}~:SeJ?~~::,SBa.)t::~9~~~~:;~?J5:;~,~t\:":-.\~~~·::;i~)~X¥.:i~~{~\~t~·:¥:7:!·.:~~~¥...f.~ijtl~:;~ 

Lane Configurations 'rI " , tt tt " 
Ideal Flow (vphpl) 1900 1900 1900 19001900 1900 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Util. Factor 0.97 1.00 1.00 0.95 0.95 1.00 
Frt 1.00 0.85 1.00 1.00 1.00 0.85 
FH Protected 0.95 1.00 0.95 1.00 1.00 1.00 
Satd. Flow (prot) 3433 1583 1770 3539 3539 1583 
Fit Permitted 0.95 1.00 0.04 1.00 1.00 1.00 
Satd. Flow (perm) 3433 1583 77 3539 3539 1583 
Volume (vph) 245 75 87 1438 2237 503 
Peak-hourfactor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Flow (vph) 266 82 95 1563 2432 547 
RTOR Reduction (vph) 0 14 0 0 0 107 
Lane Group Flow (vph) 266 68 95 1563 2432 440 
Tum Type 
Protected Phases 
Permitted Phases 
Actuated Green, G (5) 
Effective Green, g (5) 
Actuated glC Ratio 
Clearance Time (s) 
Vehicle Extension (5) 
Lane Grp Cap (vph) 

. vIs Ratio Prot 
vIs Ratio Perm 
vIc Ratio 
Uniform Delay, dl 
Progression Factor 
Incremental Delay, d2 
Oelay(s) 
Level 01 Service 
Approach Delay (s) 
Approach LOS 

4 

13.9 
15.4 
0.13 

5.5 
3.0 

441 
cO.OB 

0.60 
49.4 
1.00 
2.3 

51.7 
0 

51.0 
0 

HCM Average Control Delay 
HCM Volume to Capacity ratio 
Actuated Cycle Length (5) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

Baseline 
SRS Engineering, lLC 

Prot 
4 

13.9 
15.4 
0.13 

5.5 
3.0 

203 
0.05 

0.34 
47.6 
1.00 
1.0 

48.6 
0 

Perm 

2 
95.1 
96.6 
0.80 

5.5 
3.0 
62 

c1.23 
1:53 
11.7 
2.43 

290.6 
319.1 

F 

16.5 
1.40 

120.0 
83.6% 

15 

2 

95.1 
96.6 
0.80 

5.5 
3.0 

2849 
0.44 

0.55 
4.1 

0.77 
0.6 
3.7 

A 
21.8 

C 

Perm 
6 

6 
95.1 95.1 
96.6 96.6 
0.80 0.80 

5.5 5.5 
3.0 3.0 

2849 1274 
0.69 

0.35 
0.85 0.35 

7.3 3.2 
1.00 ·1.00 
3.5 0.7 

10.8 3.9 
B A 

9.5 
A 

HCM Level of Service 

Sum of losttime (5) 
ICU level of Service 

B 

8.0 
E 
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OKATIE pun 

e 15: SC 141 & SC 170 

..J-
Movement' ,,',"'r::;:: .. ::" ," Est::: 
Lane Configurations "i"i 
Ideal Flow (vphpl) 1900 
Total Lost time (5) 4.0 
Lane Util. Factor 0.97 
Frt 1.00 
Fit Pretected 0.95 
Satd. Flow (prot) 3433 
Fit Permitted 0.95 
Satd. Flow (eerm) 3433 
Volume (vph) 434 
Peak-hour factor, PHF 0.92 
Adj. Flow (vph) 472 
RTOR Reduction (vph) 0 
lane Group Flow (veh) 472 
Tum Type 
Protected Phases 4 
Permitted Phases 
Actuated Green, G (5) 16.7 
Effective Green, g (5) 18.2 
Actuated glC Ratio 0.15 
Clearance Time (5) 5.5 
Vehicle Extension (51 3.0 

e Lane Grp Cap (vph) 521 
vis Ratio Pret cO.14 
vis Ratio Perm 
vic Ratio 0.91 
Uniform Delay, dl 50.1 
Progression Factor 1.00 
Incremental Delay, d2 19.2 
Delay (5) 69.3 
Level of Service E 
Approach Delay (5) 65.9 
Approach LOS E 

HCM Average Control 
HCM Volume to Capacity ratio 
Actuated Cycle Length (5) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

Baseline 
SRS Engineering, LLC 

PM BUILD MITIGATED 
911112007 

" ~ t ~ ./ 
EBij:' ·NBU.'i'NBT, '\SBT .,}SBR··'·:\:.,;1, : : ~:. {~;::~;~;' ~:~ ::t: ~ ;;( ?~~~,~?~:.l \1~f~!~::\~:~{-~'~}N:~h~?~~;~ ,.. "i 
1900 1900 

4.0 4.0 
1.00 1.00 
0.85 1.00 
1.00 0.95 
1583 1770 
1.00 0.08 

1583 158 
69 59 

0.92 0.92 
75 64 
38 0 
37 64 

Pret Perm 
4 

2 
16.7 92.3 
18.2 93.8 
0.15 0.78 

5.5 5.5 
3.0 3.0 
240 124 

0.05 
0.41 

0.15 0.52 
44.2 4.8 
1.00 0.37 
0.3 1.4 

44.5 3.2 
D A 

, ", 

12.8 
0.94 

120.0 
85.8% 

15 

tt tt ,.. 
1900 1900 1900 

4.0 4.0 4.0 
0.95 0.95 1.00 
1.00 1.00 0.85 
1.00 1.00 1.00 

3539 3539 1583 
1.00 1.00 1.00 

3539 3539 1583 
2414 1714 330 
0.92 0.92 0.92 

2624 1863 359 
0 0 78 

2624 1863 281 
Perm 

2 6 
6 

92.3 92.3 92.3 
93.8 93.8 93,8 
0.78 0.78 0.78 

5.5 5.5 5.5 
3.0 3.0 3.0 

2766 2766 1237 
cO.74 0.53 

0.23 
0:95 0.67 0.23 
11.1 6.0 3.5 
0.55 1.00 1.00 

1.0 1.3 0.4 
7.1 7.4 3.9 

A A A 
7.0 6.8 

A A 

, : ',: .-I' , ' , 

HCM Level of Service 

Sum of lost time (5) 
ICU Level of Service 

.. ~! ,,' 

B 

8.0 
E 
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OKATIE PUD AM BUILD MITIGATED 
5: Short Cut Dr & SC 170 9/1112007 

.,J- '" of - '- ~ t ~ \. ~ .; -+ 
Movement·::' 7'/':'·' .'[:: ':;''': EBt ;.\: EBT>~:)E~R:·:.·WBif :.,: WIi:r:2:WBR::··'f~al':·;::J,jS'F:':NBR)::' S9l;:· .:": s.e~!:Oi;:SaR 
Lane Configurations 'i 1> 'i'i t r 'i tt r 'i t1> 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Util. Factor 1.00 1.00 0.97 1.00 1.00 1.00 0.95 1.00 1.00 0.95 
Frt 1.00 0.90 1.00 1.00 0.85 1.00 1.00 0.85 1.00 1.00 
F~ Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00 0.95 1.00 
Said. Flow (prot) 1770 1669 3433 1863 1583 1770 3539 1583 1770 3536 
Fit Pennitted 0.71 1.00 0.95 1.00 1.00 0.05 1.00 1.00 0.09 1.00 
Satd. Flow (perm) 1317 1669 3433 1863 1583 100 3539 1583 169 3536 
Volume (vph) 18 47 107 151 71 94 99 1413 74 101 2199 12 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Adj. Flow (vph) 20 51 116 164 77 102 108 1536 80 110 2390 13 
RTOR Reduction (vph) 0 55 0 0 0 71 0 0 26 0 0 0 
Lane Groue Flow lveh) 20 112 0 164 77 31 108 1536 54 110 2403 0 
Tum Type Perm Prot Perm pm+pt pm+ov pm+pt 
Protected Phases 4 3 8 5 2 3 1 6 
Permitted Phases 4 8 2 2 6 
Actuated Green, G (s) 12.3 12.3 4.7 22.5 22.5 79.2 73.0 77.7 82.8 74.8 
Effective Green, g (s) 13.8 13.8 6.2 24.0 24.0 82.2 74.5 80.7 85.8· 76.3 
Actuated glC Ratio 0.12 0.12 0.05 0.20 0.20 0.69 0.62 0.67 0.71 0.64 
Clearance Time (s) 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 
Vehicle Extension Is) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 151 192 177 373 317 176 2197 1117 248 2248 

, vis Ratio Prot cO.10 cO.05 0.04 cO.04 0,43 0.00 cO.04 cO.68 
vis Ratio Perm 0.02 0.06 0.38 0.05 0.28 
vic Ratio 0.13 0.58 0.93 0.21 0.10 0.61 0.70 0.05 0.44 1.07 
Uniform Delay, d1 47.7 50.4 56.7 40.1 39.2 31.3 15.2 6.7 13.0 21.9 
Progression Fador 1.00 1.00 1.00 1.00 1.00 1.23 1.62 3.28 1.14 1.23 
Incremental Delay, d2 0.4 4.5 46.5 0.3 0.1 4.5 1.4 0.0 0.7 36.4 
Delay (s) 48.1 54.9 103.2 40.3 39.3 43.1 26.0 21.8 15.5 63.4 
Level of Senrice D D F D D 0 C C B E 
Approach Delay (s) 54.1 70,1 26.9 61.3 
Approach LOS 0 E C E 

Intei'sectiQ'n:$'liiTim~o/~~~~~~1fZ~i9"~t-m~~~~:{~~~_~:~8~~~~;~~~~7v::r¥~!G~~~~~~Jl?~tz:-rif..l~~:~;W~f.~~~~ 
HCM Average Control Delay 49.2 HCM Level of Service 0 
HCM Volume to Capacity ratio 1.00 
Aduated Cycle Length (s) 120.0 Sum of lost time (s) 16.0 
Intersection Capacity Utilization 93.3% ICU Level of Service F 
Analysis Period (min) 15 
c Critical Lane Group 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD PM BUILD MITIGATED 
16: Short Cut Dr & SC 170 9/1112007 

/ - .,. of - "- ~ t r \. ~ ..; 
Movement. :"-':<f~Y:'" EBlh':' EB]t::t:BR:~::WBI.:.":;'Wi3t:-WBR"" f)lBl:'-_ NBT ,MlRY, l:!B(ri,SBJW~"$IlR 
Lane Configurations 'I t. '1'1 + ., 'I t+ ., 'I tt. 
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Ulil. Factor 1.00 1.00 0.97 1.00 1.00 1.00 0.95 1.00 1.00 0.95 
Frt 1.00 0.92 1.00 1.00 0.85 1.00 1.00 0.85 1.00 1.00 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. Flow (prot) 1770 1719 3433 1863 1583 1770 3539 1583 1770 3533 
Fit Permitted 0.69 1.00 0.95 1.00 1.00 0.07 1.00 1.00 0.06 1.00 
SaId. Flow (perm) 1288 1719 3433 1863 1583 124 3539 1583 104 3533 
Volume (vph) 27 110 117 228 93 217 87 2229 197 250 1515 18 
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0,92 0.92 0.92 
Adj. Flow (vph) 29 120 127 248 101 236 95 2423 214 272 1647 20 
RTOR Reduction (vph) 0 32 0 0 0 2 0 0 61 0 1 0 
Lane GrouE! Flow !vl!h) 29 215 0 248 101 234 95 2423 153 272 1666 0 
Tum Type Perm Prot pm+ov pm+pt pin+ov pm+pt 
Protected Phases 4 3 8 1 5 2 3 1 6 
Permitted Phases 4 8 2 2 6 , 
Actuated Green, G (5) 15.7 15.7 6.5 27.7 37.5 71.1 66.0 72.5 80.5 70.7 
Effective Green, g (s) 17.2 17.2 8.0 29.2 40.5 74.1 67.5 75.5 82.8 72.2 
Actuated glC Ratio 0.14 0.14 0.07 0.24 0.34 0.62 0.56 0.63 0.69 0.60 
Clearance nme (s) 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 
Vehicle Extension Is) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 185 246 229 453 587 167 1991 1049 229 2126 
vis Ratio Prot cO.14 cO.07 0.05 0.04 0.03 0.68 0.01 cO.11 0.47 
vis Ratio Perm 0.02 0.11 0.32 0.12 cO.71 ' 
vic Ratio 0.16 0.88 1.08 0.22 DAD 0.57 1.22 0.15 1.19 0.78 
Uniform Delay, d1 45.0 50.3 56.0 36.3 30.4 17.9 26.2 9.1 42.7 18.0 
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.91 0.35 0.14 0.89 0.94 
Incremental Delay, d2 0.4 27.3 83.3 0.3 0.4 0.4 98.1 0.0 112.5 2,2 
Delay (s) , 45.5 77.6 139.3 36.6 30.9 34.5 107.3 1.3 150.4 19.1 
Level of Service 0 E F 0 C C F A F B 
Approach Delay (5) 74.2 77.8 96.4 37.5 
Approach LOS E E F 0 

InteRiectt.oi1i:s~mma!)q~;!i:~I;~:f~:it:;~!\~~:'P.~f~::~~~~(·<~;:~~4f~.W·~~~i;~::t!~~~}f..:~t~,f.f~~rt~~::'1~~:r.~~r::~~~~~ ~r'~1~~?;,~:::~~~~~ 
HCM Average Control Delay 72.7 HeM Level of Service E 
HCM Volume to Capacity ratio 1.14 
Actuated Cycle Length (6) 120.0 Sum of losl time (5) 12.0 
Intersection Capacity Utilization 108.3% ICU Level of Service G 
Analysis Period (min) 15 
c Critical Lane Group 

Baseline 
SRS Engineering, LLC 
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OKATIE PUD 
6: Jasper Station Rd & SC 141 

..J( - ., 
AM BUILD MITIGATED 

9/1112007 

, . 

Movement .' .... '.' ,:.: ·".ESl·· , EBl\EBRiwB~"',WBT: .. :WBRcJ. 'NEl\::ti(E:r.- ;,;NEIS~\ SWl:/:Sw;rt:fswg 
lane Configurations oft 'I to .,. rr . 4' rr 
Sign Control Stop Stop Free Free 
Grade 0% 0% 0% 0% 
Volume (vehlh) 41 48 23 130 50 3 24 276 124 a 545 45 
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly flow rate (vph) 45 52 25 141 54 3 26 300 135 0 592 49 
Pedestrians 
Lane Width (ft) 
Walking Speed (ftls) 
Percent Blockage 
Right turn flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 

. vC1, stage 1 conI vol 
vC2, stage 2 conI vol 
vCu, unblocked vol 
te, single (5) 
tC, 2 stage (s) 
tF (s) 
pO queue free % 
cM capacity (vehlh) 

975 

975 
7.1 

3.5 
76 

186 

None 

1079 592 

1079 592 
6.5 6.2 

4.0 3.3 
75 95 

212 506 

None 

996 993 300 841 435 

996 993 300 641 435 
7.1 6.5 6.2 4.1 4.1 

3.5 4.0 3.3 2.2 2.2 
16 n 100 97 100 

169 238 740 943 1125 

D· .,'"" ' ".)':'~'.'" ."' ..... ,-............. ··"·'W·B'~··" .. ·S .. ":· .. ·-N..,'1--··"N' E"""'S' ""'1' "·'s· . m" ...... ",,,,.,,,,,,,-",<., .. ">.,,~ .. -,." .. w"p "" .... " Irewupn/~ne:~~;'r:;-_ .. ~·:'?;:·:.:_CD::)it·· ,- i",;.:I::~v, .~L;r~~ _~r. i';:~;': '. -~:.;,.';:. y..v:~, ,;.:.:;:, ;v'!l.~~::';:£P!;~~~r~\":~~·.i~l\:.:~1~l,·,:,~f.:~:/~,,~t,r:1~;!U~:.f~,~:~r.t;.:t't:'f!~i 

Volume Total 122 141 '58 326 135 592 49 
Volume Left 45 141 0 26 a a 0 
Volume Ri9ht 25 0 3 0 135 0 49 
cSH 227 169 248 943 1700 1125 1700 
Volume to Capacity 0.54 0.84 0.23 0.03 0.08 0.00 0.03 
Queue Length (ft) 71 144 22 2 a 0 a 
Control Delay (s) 37.7 86.8 23.9 1.0 0.0 0.0 0.0 
Lane LOS E F C A 
App~oach Delay (8) 37.7 68.5 0.7 0.0 
Approach LOS E F 

Inters~Cftbn~uOimaryHi(irr~~~2:~:~;:l1!§~rr.: i',~1~~~~;~t;~~t;I:;~~~~fli:~~"\~'~1f:~;:t?£~~~i~:?-fjrv~.fi~~1~~~~~~r~~??;B:i?,f:'§~ 
Average Delay 13.0 
Intersection Capacity Utilization 54.9% ICU Level 01 Service A 
Analysis Period (min) 15 

Baseline 
SRS Engineering, LLC 
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MEMORANDUM Traffic. TraosportaUOD, & Parking COIISIIItaJJIS 

L . '1,1 

TO: Mr. Jim Robinson, Emerson Partners, LLC 

FROM: Todd E. Salvagin, SRS Engineering, LLC~ 

DATE: November 19,2007 

RE: . SC 170 Long Range 2025 Analyses 
Proposed Okatie PUD Projects 
Beanfort County, South Carolina 

.. j, 

. As requested, SRS Engineering, LLC (SRS) has conducted additional Long Range planning analyses for 
the SC 170 corridor as it pertains to the above referenced project. As requested, a comparison of expected 
future conditions have been completed for two scenario(s); first assuming the County's current 
transportation model/Socio-Economic (SE) data and secondly, modifying the SE data to reflect the 
proposed land-uses which are planned to be developed within the Okatie PUD. This memorandum is 
expected to serve as additional infonnation to the submitted traffic study datil September 12,2007. 

PROJECT DESCRIPTION 

The proposed development within Okatie PUD remains the same as' was stated in the September 12, 2007 
report. As a review, the site had been broken down into five distinct development sites (PODS) which are 
described below: 

I. KB Homes POD- 95 town homes, 229 single-family units, 33,000 square-feet (sf) of retail space 
and 11,000 sf of office space; 

2. Sheik/Osprey Point POD- 165 town homes, 184 single-family units, 180 apartment units, 150,000 
sf of retail space and 50,000 sf of office space; 

3. CCRC POD- 330 Unit CCRC (Continued Care Retirement Community); 

4. Preacher Property POD- Estimated at 152 town homes, 171 single-family units and 164 
apartment units; and 

5. Beaufort County School POD- Anticipated as a 22-acre recreational park/green space per 
Beaufort County Planning staff. 

Access for this PUD is planned to/from SC 170 opposite Pritcher Point Road, Cherry Point Road and 
direct access drives to/from SC 170, some of which are restricted movement driveways (right-in/right
out) . 
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Mr. Jim Robinson 
November 19, 2007 
Page 2 

FUTURE CONDITIONS 

Future 2025 traffic conditions have heen developed using the County's Transportation model which is 
maintained by Wilbur Smith Associates (WSA). For the purposes of these analyses, two future year 
scenarios have been conducted: first, 2025 conditions as stated by the current SE data and secondly, 2025 
conditions reflecting the changes in land-uses proposed as part of the Okatie PUD project. 

The proposed Okatie PUD is contained within the Beaufort County Transportation model as Trip 
Analyses Zones (T AZ's) #72 & #74 wbich are located on the east side of SC 170 in the vicinity of 
Pritcher Point Road and Cherry Point Road. According to this data, these two trip zones contained the 
following SE data. For comparison, the proposed SE data assuming tbe Okatie PUD plan is also 
presented: 

Current County SE Data 

• 281 Residential Dwelling Units; 
• 1,118 School Attendance; and 
• 52 Employees comprised of38 retail-based employees and 14 non-retail based employees. 

Proposed Okatie PUD SE Data 

• 1,718 Residential Dwelling Units; 
• 1,118 School Attendance; and 
• 357 Employees comprised of221 retail-based employees and 136 non-retail based employees. 

Using these two scenarios of SE data, the County's transportation model was run in order to obtain future 
2025 daily volumes for the surrounding roadways. Print-outs of the two scenarios are contained in the 
appendix of this memorandum. Table 1 presents a comparison summary of select roadway links along 
SC 170 and SC 14I. . 

Table 1 
2025 DAILY VOLUMES' 

OkatiePUD 

%015 ExistinG + Comminrd Network- Daily Twa-WIY Tl'1Iffic Vahrme (!fIdl 

Arterial ROlldwl.)1 &;menn 

SC 170 

SC 141 

&twta:ISC 462 and SC 141 
Between SC 141 and Pritcher Point Road 
Between Prilc:her Point Road Md Cheny Point Road 
South otCheny Point Road 
Soutb oroat)' PomtRoad 

I. So.=: WSA TRIQ~ Model compId.ed" for BctIrfort County 

9pd-Vdiidef,.pe;r~ 

BUUrOM SE Ibt. Oklrie PUD SE nata DlfitTenn 

43,65] 45,117 1.464 
39,140 42.111 1.971 
39,129 45,851 it,l22 
4S,2s.t 51,436 6,]82 

6,974 1.696 722 

As sbown, assuming the current County SE data, SC 170 ranges from a two-way daily volume of39,140 
trips Gust south ofSC 141) to a high of 45,254 trips south of Cherry Point Road approaching McGarvey's 
Comer. Along SC 141, nearly 7,000 two-way daily trips are expected. 

Assuming the Okatie PUD SE data, SC 170 volumes are expected to range from 42, J II trips just south of 
Pritcher Point Road to a high of 51,436 trips south of Cherry Point Road. The last column indicates the 
difference in the 2025 daily volumes between the current County SE data and the Okatie PUD SE data . 
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As shown, the greatest difference is anticipated south of Cherty Point Road where a difference/increase of 
6,182 daily two-way trips is expected. 

It should be noted that the transportation model roadway network does not account for a connector 
roadway between SC 170 and SC 141. Pritcher Point Road (known as Short Cut Drive) extends from SC 
170 (immediate access of the site) to SC 141. This link is assumed to provide a viable alternative for site 
traffic to/from SC 141 rather than travel through the SC 141 at SC 170, intersection to the north. This 
short cut allows the possibility of reducing the volume of site/zone specific traffic traveling on the 
segment of SC 170 between SC 141 and Pritcher Point Road. 

TRAFFIC OPERATIONS 

Roadway segment analyses have been conducted for both scenarios of the current County SE data as well 
as the Okatie PUD SE data. For these calculations, the Maximum ADT by Le.el oj Service for Urban 
Facilities for seDOT Travel Demand Model (table located in Appendix) has been used which related 
daily two-way volumes to specific roadway types and characteristics. For these analyses, SC 170 was 
identified as a 4-1ane divided Principal Arterial and SC 141 was identified as a 2-lane undivided Minor 
Arterial. Table 2 presents the result of these analyses. 

Table 2 
LEVEL OF SERVICE SUMMARY' 

OkatiePUD 

1025 Exb1lng + Committed Network-Dally TwO-Will Tl1Iffit Voltmlt (!pdl 

5C 170 BctwecnSC462andSC 141 
8erwecn SC 141 Ind Pritdler Peinl Road 
Between Priteher Point ROld end Cheny Point Road 
S01lih orChtlT)' Poiru Road 

SC 141 South ofCheny Polnl Road 

I.$ot<ro;. W.$A T~ Mcddca~IetdIin'&=~OnmI)·. Vpd-V,;h~-4ey. 

2. LOS bsccI Dr! M&umo!m AOTby\..evd efSc:-ril:cC. W'" ',dli:1ics fofSCDOTTmdDa!wod t.lodd. 

Btt;ufort S£ DtlU LOsI Oka-lie pun SE Dau. LOS 

43,,653 E .5,117 F 
19,140 E 0.111 [ 

39.7l9 E 45,151 F ...... F 51,436 • 
6,974 B ?,fi96 B 

As indicated by Table 2, under the future 2025 conditions, SC 170 is anticipated to operate either at a 
LOS E or F under both the current County SE data scenario and the proposed Okatie SE data scenario. 
SC 141 is anticipated to operate at acceptable service levels for either condition. 

Further review of the SC 170 service levels indicates that one segment is anticipated to de-grade in' 
service level as compared to the current County SE data. The section of SC 170 between Pritcher Point 
Road and Cherry Point Road is anticipated to increase in two-way volume from 39,729 vpd to 45,851 vpd 
(increase of 6,122 vpd). This increase causes the LOS E under current County SE data to degrade to a 
LOS F under the Okatie PUD SE data scenario. It should be noted that this degradation in service level 
may not be entirely accurate due to the previously mentioned fact that the modeled roadway network does 
not include the link of Pritcher Point Road/Short Cut Drive between SC 170 and SC 141 which will 
attract traffic away from the section of SC 170 between Cherry Point Road and Pritcher Point Road. A 
reduction of approximately 800 daily two-way trips along this section of SC 170 and added to this 
connector roadway may result in this roadway segment operating the same as under the County SE plan at 
a LOS E. 
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Roadway and intersection improvements were recommended in the original traffic study which outlined a 
mitigation scheme necessary to accommodate the development uDder the 2015 build condiiioD. These 
suggested improvements included the addition of separatetuming lanes as well as improved traffic 
control which is in compliance with the County's access management plan for SC 170. Also, 
improvements along SC 141 in Jasper County as well additional turning lanes on Pritcber Point Road and 
Cherry Point Road are recommended. While these improvements will not improve/alleviate the expected 
LOS E along SC 170 as the transportation model predicts, it does aid in the movement of traffic in the 
immediate area of the site as well as improve intersection operations. 

If you have any questions, please contact me at (803) 252-1488 . 
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Placement of structures on the most suitable siter 

The layout for River Oaks evolved out of a study of the land, the natural and 
cultural resources on the land, and the topography of the sitt 

The site is relatively flat but drops slowly from the high point of 18.0' AMSL 
along Cherry Point Road to 14' AMSL along the banks of the feeder creek te 
Malind Creek.. A low ridge runs through the center of the property from the 
school property East toward Cherry Point North and falls away on both sideE 
about a foot or less to the property lines that form the North and Soutt, 
boundaries . 

Most of the site is wooded with a combination of Transitional Forest (Mixec 
. hardwoods and soft woods) and Mixed Young Forest. On the Eastern end of thE 
property toward Malind Creek there is an area of approximately 30 acres that is t 
pine plantation. 

There one non contributing fresh water wetland that exist on the site. It contains 
1.82 acres and is non-jurisdictional and isolated. The other wetlands vary in size 
and are jurisdictional and contributing. Lots that abut the wetlands will have a 
buffer from the wetland boundary. No wetlands are to be distwbed. 

Slopes along the property shoreline will not be modified. 

Attachments: Topogniphic map 
Wetlands Location Plan 
Natural Resources Report prepared by Ward Edwards includes 
Maps 
Aerial Photo with Master Plan Overlaid 
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MAY-28-2005 02:58P FROM:MAY RI\.ER REALTY 7S79081 

REFLY TO 
ATTENTION OF 

Regulatory Division 

Mr. Jim Gentry 

DEPARTMENT OF THE ARMY 
CHAR~ESTON DISTRICT, CORPS OF ~NGINEERS 

SeA Hagoed Avenue 
CHARlESTON, SOUTH CAROUNA 21I4D3·5107 

December 8, 2003 

Ward Edwards Incorporated 
10 Buckingham Plantation Drive 
Bluffton, South Carolina 29910 

DEar Mr. Gentry: 

TO: 8152022 
i 

Re: SAC 81-2003-1731 (0) 
Beaufort County 

This is In response to your letter of October 21, 2003, requesting a wetland determination, 
on behalf of Mr. Lee Bames, for a 53.54-acre tract located north and east of the intersection of 
SC170 and Cherry Point Road, Beaufort County, South carolina. The project B,rea is depicted on 
the survey plat you submitted which was prepared by DR Cook, Jr., dated 10/14/03, and enUtied "A 
Wetland Map Of 163.54 Acres I Cherry Point Road I Tax Pereal No. 60()"13-49 I Bluffton Township, 
Beaufort County, South Csrofina~ A portion ofthis site has previously been delineated under 
reference number: SAC 84-200()"1110 Q. 

'" This plat depicts surveyed ·Critical Area" bOUndaries as established by your Office and/or 
the South Carolina Department of I;!ealth and Environmental Control,Office of Ocean and Coastal 
Resource Management (OCRM). It also depicts the surveyed boundaries of freshwater wetlands 
andlor other waters of the United States as established by your office. You have requested that 
this office verify the accuracy of this mapping as a true representation of areas within the regulatory 
authority of this Office. The property contains D.B6-acre of satt marsh andlor open water tidal 
"critical area", and 0.05 acres of federally defined jurisdictional freshwater wetlands or other waters 
of the United States Ourisdictional dHch), for a total of 0.91 acres of watlands or other waters of 
the United States that are subject to the jurisdiction of this office. In addition. the, property contains 
1.62 acres of federally defined freshwater wetlands or other waters that are not considered to be 

. subject to the jurisdiction of this office due to a tacent decision by the U.S. Supreme Court. The 
location and configuration of these areas, as well as their status relative to jurisdiction, are reflected 
on the plat referenced above. 

It shOUld be clearly noted that the decision of the U.S. Supreme Court to exclude certain 
waters and wetlands from fedaral Jurisdiction under the Clean Water Act has no effect on any 
state or local government restrictions or requirements concerning aquatic resources, including 
wetlands. You are strongly cautioned to ascertain whether such restrictions or requirements 
exist for the area in question before undertaking any activity that might destroy or otherwise 
impact these wetland resources. 

Based on an on-site inspection and a review of aerial photography and soil survey 
Information, It has been determined that the surveyed "critical area" and freshwater boundaries 
shown on the referenced plat are an accurate representation of Jurlsdlctlonal Breas within our 
regulatory authority. As noted above and shown on the plat, some of the freshwater areas are not 
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subject to the jurisdiction of this office. This office should be contacted prior to performing any 
work in or around any of these Jurisdictional areas. 

If a permit application is forthcoming as a result of this delineation, a copy of this leHer, as 
well as the verified survey plat, should be submitted as part of the application. Otherwise, a delay 
could occur in confirming that a wetland delineation was performed for the perma project area. 

Please be advised that this determlnallon Is valid for five (5) years from the date of this 
letter unless new fnformation warrants revision of the delineafton before the expiration date. All 
acfions concerning this determlnaUon must be complete wHhln this time frame, or an additional 
delinea60n must be conducted. This Is considered to be an approved Jurisdlctlonal determination 
and Is thus an appealable action under the Corps of Engineers administrative appeal procedures 
defined at 33 CFR 331. Enclosed is a form describing the basis of jurisdiction for the areas in 
question, which are subject to the jurisdlctlon of this office. Also, the admInistrative appeal options, 
process and appeals request form Is attached for your convenience and use. 

In Mure correspondence concemlng this matter, please refer to SAC 81·2003-1731 (Q). 

Prior to performing any work, you should contact the South Carolina Department of Health and 
EnvIronmental Control, Office of Ocean and Coastal Resource Management (OCRM). A copy of 
this letter is beIng fOlWarded to them for their Information. 

If you have any questions conceming this matter, please contact me at 843-329-8044 or 
totl-free (outside oftha Char/eston area) at 1-868-329-8187. 

Enclosures: 
Basis for Jurisdiction 
Notification of Appeal Options 

Copy Fumished: 
South Ca roiina Department of Health 
and Environmental Control 
Office of Ocean and Coastal Resource Management 
1362 McMillan Avenue, Suite 400 
Charleston, South Carolin!l 29405 

2 
.. , 
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HAY-28-20BS 02:S9P FROH:HAY RIVER REfLTY 
TO:81S2022 

Charleston District - Corps of Engineers - 69A Hagood Avenue Charleston, SC 29403·5107 

BASIS OF APPROVED JURISDICTIONAL DETERMINATION 

Reference Number. SAC 81-2003-1731 (0) 

1. This jurisdictional determinatIon meets the criteria set forth In the 1987 Corps of 
Engineers Wetlands Delineation Manual (Tachnlcal Report Y-87-1), as it relates 
specifically to wetland areas (as opposed to others waters of the United States). 

2. Additionally, the area or areas covered under this jurisdictional determination 
meet the definition of 'Waters of the United States' as defined in 33 CFR 328.3(8.) 

The folroWing is 8 checklist of the type or types of 'Waters of the United States" thai fall 
within this Jurisdictional determination. It Is sufficient for Jurisdiction If. anyone of the 
below types is checked. If in actuality there are adcfrtlonal types that apply, or If the type 
checked is In error, the actual characlef of the waters Involved and whether they 
consUtute anyone of the types below will be controlling for jurisdictional purposes. 

o TIdal waters (including tidal wet/ands) 
o Interstate or foreign commerce navigable waters 
o Interstate waters or weHands 
o Intrastate waterH~lth an Interstate/forelgn commerce nexus: 

o Recreation (huntlng, fishing, photography) by Interstate/foreign travelers 
o Source of fish, shellfish for Interstate or foreign commerce 
o Industrial use in Interstate or foreign commerce 
o Use by Federally fisted endangered or threeteneci species 
o Other. o Impoundment ·oY waters of the U.S. 

ll!J Tributaries to any of the above waters 
lID Wetlands adjacent to any of Ihe above waters 

3. This jurisdictional determination is also based in part on the following checked items. 

ll!J Plat submltted by the applicant 
ll!J Site Visit I Field Review 
nil Consultant's data sheets 
o Corps' navigable waters IItudles 
ll!J RevIew of aerial photographs 
IXI Review of soil maps 
ll!J Review of Natlonal Wetlands Inventol)! maps 
o Other: 

Prepared by; __ ~==:--:=~!,=,:",,:::;~~~==;:-:-:-;_ 
Iv on representative) 

3 

P.4 

. .• 116 



• 

MAy-ca-2005 ee,S9P FROM,MAY RIVER REALTY 7579081 TO,S152022 P.5 

A: INITIAL PROFFERED PERMIT: You may accept or object to the permit. 
• ACC£PT: If)'Ol1 ~cd a Slwidatd PemD~ )'Ou may .is'' Ibe pclIDil dO<WDellt and t'CIWn it 10 Ibe district engineer for final 

authorization. If)'OI1 received • Letter OfPcIIDi .. i"" (LOP), you may accept the LOP and yout work is authorized. Your 
signature OD the Standard Pennit or acccplancc of lb. LOP means that you accept the pennit in m entirety, and waive all rights 
to appeal tho permit, including its teIms and ccndilions, and approved jurlsdictional deterJ:UinatiODS associated witb the permit 

e OBJECT: If you object to the permlt (Standard or LOP) because of cWiD tmns and conditions thereill, you may reQUest that 
the.permit be modified accotdiugly. You must complm SccliouD of this 1bmi andRtum the fOrm to lb. di&tricI engineer. 
Your objections !nust be received bithe dislrlc! eugineer within 60 daya oflbe <h.t. OftlUsllotice, or)'Ou will forfeit your righl 
to appeal the ]lenni! in the future. Upon receipt oIyour letter, the district engineer will evaluate Your objections Bod .may: (al 
modify the pennitto BddreaS all of yom COnemlS, (b) mocli1Y the pcnnltto address some of)'Ourobjcctions, or (c) llottnOdify 
the pmnlt having dotcrmincd that the permit should be bsucd as previously wrIttco. AIter evaluating your objections, the 
district coginccr will seod you • prc1l"ered permit {or your .. comideralicn, as indicated in Section B below. 

B: PROFFERED PERMIT: You may accept or appeal the permit , 
• ACCEP"I: If)'Ou received a Slandard Penni!, yOu may sign the permit document and .. tum if to the district engineer for final 

authorization. IC)'Ou rcceivod a Letter o{PcrmissiCll (LOP), )'Ou may accept Ibo LOP ."d your WOrk is authorized. Your 
signature on the ~tand.[d PetmIt or aceepll\ll~ of the LOP mBam thet you aceept lIIe permit in its entirety, and waive aU rights 
to appeal the permit, inelnding itt teIms and conditions, and approved jwisdictional detenninations associntod with the pennit 

• APPEAL: If you eboose to decline the proffered pennit (Stsodard or LOP) because of certain terms and conditions therein. )'OU 
may appeal the declined permit under the Corps ofEnginun Administrative Appeal Precess by ~mp)etiog Section n of this 
1bmi and seoding Ibe fonn to the division engineer. This fOlIn must b. received by the divbion engin.er willun 60 days of the 
dBte Of this notice. 

c: PERlv!IT DENIAL: You may appeallbe denial of a permit under the Corps of Engineers Administrntive Appeal Protess 
by ccmpleling Section n of this form."d sending Ibe faun to the division engineer. This {onn must be received by lb. division 
eoginccr within 60 days of the date of tbis notice. I 

D: APPROVED JURISDlcnONAL DETERMINATION: You may accept or appeal the approved JD or 
provide new infounation. 

. . 
• ACCEPT: You do not need to notify 'the Corps to accept an approved ill. Failure to notify th. Corps within 60 daya of the 

clate of tbis notice, means that )'OU steept the approved ill in its entirety, aDd waive aU rights to appeal the approved JD. 

6 APPEAL: If you disagree with the approvod ill, you may appoal the approved ill under the COIpS ofEnginoers Administrative 
Appeal Prcecs.! by ccmplclicg SecliCll D of this form and lcoding the fonn to the Division &,gin=, South Aaantic Division, 
60 Fo:rsyth S~ SW, At1anta, GA 30308-8801. This form must be received by the Division Enginoor within 60 clays oflbe date 
cfthiS·llOtice. 

E: PRl1LIMINARY JURISDICTIONAL DETERMINATION: You do not need to respond to the Corps 
regarding the preliminary JD. The Preliminary JD Is not appealable. !fyou wish, you may request an 
approved JD (which may be appealed), by contacting the Corps district fer further instruction. Also you may 
provide new information for further consideration by the Corps to reevaluate the ro . 
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mmiC'i1Cms: (Describe your reuons for "Ppcaling the decision or your lO an 
initial proffered permit in cloar concise statements. You may altlch additional ioformation 10 this fann to clarify where your reasons 
or objeotions are addressed in the administrative reecml.) 

process you may contact the biologist who signed 
letter 10 which Ibis ootificaliDn is auachcd. The name and 
IelephoDelllllllber of this pmOD is given at the end of the leiter. 

or 

process you may 
also contact the Cor Appeals in our South Atlantic 
DlYislon Office In AtIan1a. Georgia lit (404) 562·5136. 

6OFonythSt, SW AIIauta, GA 30308-8801 

any government 
proc:ess. You will be provided a IS day 
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~e/21/2ee3 13:16 84398. )4 BJWSA PAGE 621 El'~ 

POST OFFice eOX2149 I BeAUFORT. SOUTH CAROlINA29901.2149 
6 SNAKE ROAD. OKAnE. so 2990903837 

~1IJ8'1ll292 FAX 8431D87N.m 
CUSIOMar &eNloe 84319\1719200 

Ops ... ~.n. & Malnlen"""" ~7t11220' englnailrlng &43ma1/Q~Q 
www.bjW1OO.org 

October 21,2003 

tJEAl/FDRr:, JIUlPER 
WATER" SEWER 
AurHOlliTY 

Heath Duncan, PE 
Ward Edwards 
PO Eox 310 . 
Elufflon, SC 29910-0310 

Rt::: Crosby Tract 

Dear Heath, 

OEAN MOSS. Gonsm.1 Manager 

Upon your request 1 am providing capacity infonnatlon for the project mentioned 
above baI$cd on the p~limin .. ry information given. 

As you know. our capacity rate for wa.ter is $2.00/gallon and wastewater is 
$9.00/gallon. A residential equivalent UJJit is 400 gpd/lot for water and 300 gpd/Jot 
for wastewater. Tbia equates to $800.00/1ot for water and $2,700.00/lot for 
wastewater. 

The fOUowin/l: figures are based. on a SOO-lot subdivision: 

Wat:.eJ .Cuaclty 
300 REU'e X $800.00 = $240,000.00 

wastewat .... Capacity 
300 REU's X $2,700.00 ~ $810;000.00 

Total $1, 050,000.00 

Additiwull fees will include ~ Re.vicw of $200.00 and Construction Review 
$3,000.00 along with any re-subraittal fees, if applicable. When the proiect is sent far 
se DHEC approval there are other fees that will be involved that I am Gure you are 
s'WtU'e of. 

If you have any qucGtioos or need additional information, please let lllC lmow. I 
'M:lcome the opportunity to serve you. 

Slncerely, 

~~:6~ 
Project Cootdinator 

JIM CAR1.&I ...-
MICHAa L aEU. 

JOHN D. IlOBEI\S 

JOHN R. PHIWPS -THOMAS C. DAVIS. EsQ 
MARK C. Stffl)1;R 

JAMES P. ·PAT" O'NEAL 
~R't~~ 

BRANDVG~Y 
CHARUE H. WHITE 
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ENVIRONMENTAL SITE ASSESSMENT 
63-Acre Cherry Point Road Property 
Okatie, Beaufort County, South Carolina I 

HSA Project Number 41 1-5243-00 . 
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ENVIRONMENTAL SITE ASSESSMENT 
63-Acre Cherry Point Road Property 

Okatie, Beaufort County, South Carolina 

Prepared for: 
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Greensboro, North Carolina 27408 

Prepared by: 
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HSA Project Number 411-5243-00 

July 7, 2005 

181 



• 

July 7, 2005 

._._ .. " 

HSA 
. ENGINEERS & SCIENTISTS 
A member of the eRA family Df Companles 

Emerson Partners 
204 Meadowbrook Terrace 
Greensboro, North Carolina 27408 

Attention: 

Subject: 

Mr. Dean Norman 

Environmental Site Assessment 
63-Acre Cherry Point Road Property 
Okatie, Beaufort County, South Carolina 29909 
HSA Project Number 411-5243-00 

Dear Mr. Norman: 

HSA Engineers & Scientists (HSA) is pleased to provide you with this report which presents the results 
of our fmdings based on the Environmental Site Assessment (ESA) performed at the above referenced 
property in Okatie, South Carolina. Our report describes the general methodology, field investigation 
results, and information obtained as a result of a regulatory and historical data review. 

We greatly appreciate the opportunity to provide environmental services for this project. Should you 
have any questions, please feel free to contact us. 

Sincerely, 
HSA Engineers & Scientists (HSA) 

Stewart Hines, P.G. 
Project Manager 

Attachments 

www.hsa-env.com 

Robert C. Young Jr., P.E. 
Managing Principal 

Environmental & Geotechnical Engineering' Construction Materials Testing 
23 B Sheridan Park Circle / Bluffton, South Carolina 29910 

Tel: (843)815-5120 / Fax: (843)815-5121 
Offices in: Tampa 0 Ft. lauderdale • Ft. Myers • Cape Canaveral • West Palm Beach • Hilton Head 
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July 7,2005 
EnvironmeDtal Site Assessment - 63-A.re Cberry Point Road Property 
HSA Project No. 411·5243-00 
Page I 

1.0 INTRODUCTION 

1.1 Background 

In light of various promulgated federal hazardous waste statutes, it is becoming increasingly prudent for 
corporations, firms, banks, or individuals involved in real estate transactions to obtain professional 
services to evaluate the potential for Hazardous Substances, Petroleum Products, Hazardous waStes' or 
other contamination to occur on a site. Contamination may occur within buildings, surface waters, 
groundwater, soils, andlor the air as a result of past or current on-site activities such as the mishandling, 
or improper treatment, storage or disposal of contaminants. In addition, contaminants may also be present 
on-site due to migration from adjacent or other ofI-site sources. 

1.2 Purpose 

This ESA has been prepared in a manner that is generally consistent with industry guidelines, accepted 
practices and, the American Society for Testing Materials (ASTM) standards for the development and 
considerations under an environmental assessment, due diligence study. In general, this environmental 
site assessment is intended to assist the Clieot in their pursuit of the requirements that may be necessary 
to qualify for considerations under the "Innocent Landowner Defense" to Comprehensive Environmeotal 
Response, Compensation and Liability Act of 1980 (CERCLA) liability. Although performance of an 
ESA in a manner consistent with the ASTM Standard is of benefit, it should be realized that the Standard 
of "all appropriate inquiry" or "good commercial or cUstomary practice" can only be made on a case-by
case basis, and is subject to judicial interpretation. 

In defming a standard of good commercial and customary practice for conducting an Environmental Site 
Assessment of a property, the goal is to ideotify Recognized Environmental Conditions. The term 
"Recognized Environmental Conditions" means the presence or likely presence of Hazardous Substances 
or Petroleum Products on a Property under conditions that indicate an existing release, a past release, or a 
material threat of a release of Hazardous Substances or Petroleum Products into structures on the 
Property or into the ground, groundwater or surface water of the Property. The term includes Hazardous 
Substances or Petroleum Products eveo under conditions in compliance with laws. The term is not 
intended to include de minimis conditions that generally do not present a material risk of harm to public 
health or the environment, and that generally would not be the subject of an enforcement action if 
brought to the attention of appropriate governmental agencies. A glossary of ASTM definitions is 
included in Appendix A. 

Environmental site assessment activities entail the independent investigation of essential issues Or facts 
related to a property's overall conditions and potential historical uses. A proper site assessment 
investigation identifies potential problem areas and often involves independent verification of important 
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Environmental Site Assessment - 63-Aue Cberry Point Road Property 
HSA Project No. 411-5243-00 
Page 2 

facts supplied by the buyer or seller. EnVironmental site aSsessment studies can encompass many areas, . 
including: 

• On-site contingent liabilities due to past or current practices involving the use, storage, treatment, 
or disposal of Petroleum Products, Hazardous Substances, or Hazardous Wastes; 

• Off-site contingent liabilities involving past or current off-site disposal practices; and, 

• Regulatory compliance and permit status of the subject Property. 

1.3 Limifiltions and Exceptions of Assessment 

No ESA can wholly eliminate uncertainty regarding the potential for Recognized Environmental 
Conditions in connection With the Property. The perfonnance of the assessment is intended to reduce, 
but not eliminale, uncertainty regarding the potential for Recognized Environmental Conditions in 
connection with a Property. The user must recognize reasonable limits oftime and cost. 

Appropriate Inquiry does not mean an exhaustive assessment of a clean property. There is a point at 
which the cost of information obtained, or the time required to gather it, outweighs the usefulness of the 
infonnation and, in fact, may be a material detriment to the orderly completion of this transaction. One 
of the purposes of our assessment ,was to identify a balance between the competing goals oflimiting the 
costs and time demands inherent in performing ESA's, and the reduction of uncertainty about unknown 
conditions resulting from additional information. 

Not every property will warrant the same level of inquiry. In an attempt to be consistent with general 
commercial or customary practices, the type of property subject to assessment, the expertise and risk 
tolerance of the user, and the information developed in the course of the inquiry will guide the 
appropriate level of ESA. It should not be concluded or assumed that an inquiry was not Appropriate 
Inquiry merely because the inquiry did not identify Recognized Environmental Conditions in connection 
with a Property. ESA's must be evaluated based on the reasonableness of judgments made at the time 
and WIder the circumstances in which they were made. Subsequent ESA's should not be considered valid 
standards to judge the appropriateness of any prior assessment based on hindsight, new infonnation, use 
in developing technology or analytical techniques, or other factors. 

Only a limited enVironmental review was performed at the Subject Property. Such a review cannot be 
expected to reveal all activities or conditions where Hazardous Substances, Hazardous Wastes, or 
Petroleum Products, might be present on-site. It is therefore recognized that the possibility exists that 
some Hazardous Substances, Hazardous Wastes, or Petroleum Products may not be detected because it is 
beyond the level of this type of study. In order to quantify the presence of hazardous building materials 
andlor the quality of soil, groundwater, and surface water conditions within a subject area, it is necessary 
to obtain and analyze a number of representative samples throughout the site. This ESA was conducted 
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in a manner consistent with that level of care and skill exercised by members of the profession currently 
practicing under similar conditions, and was based upon the infonnation made available to HSA 
representatives at the time of this assessment. 

An examination of the chain-of-title for the previous 50 years to identifY environmental liens of .past 
owners that (by virtue of their name) may have used or disposed of hazardous wastes on-site, is generally 
performed. This is a user responsibility. This information was not supplied to HSA, and therefore is not 
included in our report. 

/.4 Scope of Services 

Included herewith, is HSA's Environmental Site Assessment of the subject property referred to as the 63-
Acre Cherry Point Road Property. HSA's Scope of Services for the Phase I study (herein referred to as 
the "ESA") of the subject property included the following tasks: 

1. Review of Reasonably Ascertainable, Practically Reviewable, and Publicly Available records, in 
particular, those contained within the State of South Carolina Department of Health and 
Environmental Control (SCDHEC) and the United States Envirorunental Protection Agency (EPA) 
records. Such information may include permits, notice of violations, materials handling practices, 
and registered underground storage tank (RUSn data. 

2. Review of readily available aerial photographs and topographic records of the site and its environs 
for evidence of the past uses, excavations, landfills, or other potential waste producing activities in 
the area. 

3. A site reconnaissance performed by an envirorunentaI professional experienced in the observance of 
environmental phenomena. The purpose of the site reconnaissance is to obtain current fITst-hand 
Imowledge of the site and to field verifY or re-verifY the evidence of the review as described above. 
The reconnaissance identifies signs that indicate the possibility of contamination. Such signs may 
include spills, discolored vegetatinn, or any unusual soil anomalies. Such activities are primarily 
confined to the site under evaluation, although problematic off-site activities were also reviewed. 
During the site reconnaissance, a photographic record of pertinent features was obtained. 

Data gathered during the review of historical records, site reconnaissance, and interviews were utilized in 
the preparation of this report. Although this document may not disclose all potential liabilities associated 
with the current envirorunental status of the subject property, every reasonable attempt has been made to 
do so within the scope of work as presented within this document, and as agreed upon by HSA and our 
"Client" Emerson Partners. 
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2.0 SITE DESCRIPTION 

2.1 Site Description and Surrounding Vicinity 

Site Descriotion: The 63-Acre Cheny Point Road Property or "site" consists of 61.06 acres of uplands, 
1.62 acres of wetlands, and 0.86 acres of Ocean and Coastal Resources Management .(OCRM) areas. The 
tax paroel number is 600-13-49. The site is located north (adjacent) ofCheny Point Road, east (adjacent) 
of North Cheny Point Road, and west of Okatie Elementary School. Fignre 1 illustrates the site location 
and scaled site map. The undeveloped site consists predominantly of woods, creeks and fonner 
fannlands. 

Surrounding Vicinity: The surrounding property is as follows: North - woods, some wetlands and 
Pritcher Point Road further north. Some residential property is located further north; West - Okatie 
Elementary Schoo~ woods further east, SC Highway 170 (Okatie Highway) further east and some 
commercial property along the east side of SC Highway 170; South - Cheny Point Road, woods, further 
west are some residential property along Cheny Point Road, wetlands and Okatie River creeks and 
marshes; East - North Cheny Point Road, residential property along the east side of North Cheny Point 
Road and the Okatie River further east. 

Fignre 2 illustrates the July I, 1983 USGS 7.5 Minute Okatie, South Carolina Topographic Map and the 
site location off Cheny Point Road. Figures 3 through.S are taken from aerial photos during the time 
periods of 1975, 1994 and 2002, respectively. Twenty two (22) photographs of the site and adjacent 
properties were taken during our site reconnaissance on June I, 2005 (Appendix B). 

2.2 Historical Uses of the Property 

The objective of consulting historical sources is to develop a history of the previous site uses or 
occupancies of the Property and surrounding area in order to identify those activities that are likely to 
have led to Recognized Environmental Conditions in connection with the Property. Several infurmation 
sources were utilized to assist in determining previous owners and past land use of the subject and 
adjacent sites. 

A 50-year title search was not provided for this environmental assessment. However, past history of the 
site appears to indicate the site was previously farmland. 

A review of historical aerial photographs was performed to assess the condition of the subject property. 
This was performed by identifying structures, specific land features, and topographic attributes within the 
subject property, and the relationships of each, over a series of differeut years. 
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The 1975 United States Soil Conservation Services aerial map for Beaufort County (Figure 3) was 
reviewed and shows the "site" as predominantly farmland or cleared areas with some woods at the 
northwest comer and along North Cherry Point Road. Much less woods are seen on-site in the south half 
of the site and northeast comer, as compared to later aerials. More farmland or cleared areas are also seen 
south of the site. 

The 1994 aerial photograph (see Figure 4) was reviewed and shows the "site" as similar to the 1975 
aerial and shows the "site" as predominantly farmland or cleared areas with some woods at the northwest 
comer and along North Cherry Point Road. Much less woods are seen on-site In the south half of the site 
and northeast comer, as compared to later aerials. More farmland or cleared areas are also seen south of 
the site. 

The 2002 aerial photograph (see Figure 5) was reviewed and shows the "site" as predominantly woods 
imd no farmland or open areas. Much less open areas are visible on-site. The former farmlands are now 
woods, as compared to earlier aerials. More woods are also seen south of the site., Okatie Elementary 
School is in place at this time and west of the site. 

No obvious signs of on-site environmental dislress were noticeable from a review of the aerial 
photographs. Specific details concerning the types of activities taking place within the subject property 
and surrounding properties could not be determined based solely on this historical aerial review. 

2.3 PhySical Setting Source 

A July 1, 1983 USGS 7.5 Minute Beaufort, South Carolina Topographic Map illustrating the area where 
the site is located was reviewed during the ESA (see Figure 2). This map is particularly useful when 
conditions have been identified in which Hazardous Substances or Petroleum Products are likely to 
migrate to the Property or from within the Property, into the groundwater or soil. The site is located 
witbin the watersbed associated with the Okatie River located approximately 300 feet to the east. The 
contours In the site area slope to the east towards the Okatie River. The Okatie River flows northeast into 
the Colleton River. The Colleton River flows east into the Checbessee River. The Cbechessee River 
flows southeast into the Port Royal Sound, which flows southeast into the Atlantic Ocean. 

Topographic relief across the site is relatively flat with some creeks along the east, north and west sides 
of the site. Based on visual interpretation of the topographic map, and OUr site reconnaissance, 
groundwater flow on-site is likely controlled by the Okatie River to the east. The site elevation is 
approximately 10 feet above mean sea level. Depth to groundwater is estimated at less than 5 feet below 
ground surface, but changes with seasonal rainfall and is possibly influenced by tides. 

Near-surface ground water flow typically follows surface topography to drainages that intersect the water 
table. An up gradient sOllTce is defined as one that lies hydraulically upstream;· where released 
contaminate could impact the property_Down gradient or cross gradient sources lay respectively either 
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hydraulically downstream or at equal level to the property and have impact only if hydraulically 
connected by a geological feature. 

Based on regional topographic surface contours (Figure 2), and our site reconnaissance, shallow 
unconfmed groundwater on-site is believed to be controlled by the topographically low Okatie River to 
the east. The two on-site creeks located near the center of the property flow east into the Okatie River. A 
creek located near the southeast comer of the site flows south into the Okatie River. A creek located near 
the northeast comer of the site flows north into the Okatie River. Therefore groundwater flow is believed 
to be predominantly towards the east on-site. Properties to the east are likely considered hydraulically 
down gradient. Properties to the west are likely considered hydraulically up gradient. Properties to the 
north and south are likely considered hydraulically cross gradient or possibly dO\Vngradient along the 
southeast or northeast comers near the Okatie River tributaries. 

3.0 RECORDS REVIEW 

3. J Environmental Record Sources, Federal, Stale, and Local 

The purpose of a record review is to obtain and review records that will assist in identifying Recognized 
Environmental Conditions concerning the subject property. Some records to be reviewed pertain not just 
to the property, but also pertain to properties within an additional Approximate Minimum Search 
Distance in order to help assess the Ilkelihood of problems from migrating Hazardous Substances or 
Petroleum Products. The term Approximate Minimum Search Distance (AMSD) is used in lieu of radius 
in order to include irregularly shaped properties. The authors of this document determined the AMSD 
for a particular record. Factors considered in reducing the AMSD included: (I) the density (e.g., urban, 
rural or suburban) of the setting in which the property is located; (2) the distance that the Hazardous 
Substances or Petroleum Products are likely to migrate based on local geologic or hydro geologic 
conditions; and (3) other reasonable factors. Only Reasonably Ascertainable record information was 
reviewed and included: (I) information that Was Publicly Available, (2) information that was obtainable 
from its source within reasonable time and cost constraints, and (3) information that was Practically 
Reviewable. 

It should be recognized that the accuracy and completeness of the record information might vary among 
information sources, including governmental sources. The availability of record infonnation varied from 
information source to information source, including governmental jurisdictions. 

3.1.1 Federal Regulatory Agency (USEPA) 

Information from databases derived from several departments within the U.S. Envirollinental Protection 
Agency (EPA) Region IV office located in Atlanta, Georgia was reviewed. This agency publishes 
information regarding facilities that are involved in the generation, transportation, treatment, storage, and 
disposal of Hazardous Wastes; information concerning the control and use of hazardouS chemicals in the 
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environment; and permits for facilities which may affect the environmental integrity of its surroundings. 
The EPA also provides information concerning sites involved in the Superfund cleanup program. 

• National Priorities List (NPL) - The NFL was devised as a method for the EPA to prioritize 
continued contaminated sites for the purpose of initiating remedial action as funded by the 
Hazardous Waste Substances Superfund Program. The program was initially established under 
the Comprehensive Environmental Response, Compensation and Liability Act of 1980 
(CERCLA) and reinstated under the Superfund Amendments and Reauthorization Act of 1986 
(SARA). To date, EPA has identified 1,450 hazardous waste sites as being the most serious in 
the nation. There were no NPL sites located within an AMSD of one mile of the subject site. 

• Comprehensive Enviro'nmentaJ Response, Compensation & Liability Index System 
(CERCLIS) - The EPA maintains a list of sites nominated to (or accepted for) the Superfund 
program. Inclusion of sites on this list does not automatically imply the presence of an existing 
or threatening release of Hazardous Substances since these sites is to be field evaluated by EPA 
to determine their significance. These sites may also appear on the NPL list as being slated for 
EPA funded response action, or they may be under other Fedeml or State enforcement action. 

Once a site has been identified as exhibiting a potential environmental inadequacy, the EPA or a 
duly authorized representative performs a Preliminary Assessment (P A).' Based upon data 
gathered during the assessment, either further assessment is granted and the site is placed on a 
priority list according to its level of contamination, or the site is designated as ''NFRAP'', or No 
Further Remedial Action Planned. There are currently 15,000 NFRAP sites on the CERCLIS list 
of 40,000 sites. There were no CERCLIS sites currently listed within an AMSD of one-half of 
a mile of the subject site. 

• Resource Conservation Recovery AdlHazardous Waste Data Management System 
(RCRAlHWDMS). These facilities include 430,000 facilities whose opemtions genemte, 
tmnsport, treat, store or dispose of hazardous waste as per definitions and requirements of 40 
CFR 261 and 270. These facilities are subdivided into four (4) categories: (I) Small and Very 
Small Quantity Generators (SQG's), (2) Large Quantity Genemtors (LQG's), (3) Transporters, 
and (4) Treatment, Storage or Disposal facilities (TSD's). There were no RCRA sites identified 
within the AMSD one-half of a mile of the subject site. 

•. The Emergency Response Notification System (ERNS) - This database contains information 
reported to federal authorities (the EPA). for facilities, which have reported accidental releases of 
oil and hazardous substances. There were no ERNS sites identified within the AMSD researched 
area of one-quarter of a mile for the subject site . 
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3.1.2 State Regulatory Agency (SCDHEC) 

Although petroleum contains Hazardous Substances (e.g., benzene, toluene, and xylem), petroleum and 
refmed Petroleum Products, such as gasoline, are excluded from Superfund liability 42 U.S.C. 
§960J(14). This exclusion does not apply to Petroleum Products that are mixed with other Hazardous 
Wastes, thereby causing the entire mixture to be deemed hazardous, and therefore, subject to RCRA and 
CERCLA regulation. 

EPA aIlows the State of South Carolina to administer a portion of the hazardous waste program authority 
of RCRA. South Carolina laws regulating hazardous wastes, such as the State Superfund, UST 
regulations, air pollution, and water poIlution laws, tend to parallel the Federal regulations, but some 
sections of the State regulations differ from their Federal counterparts. For instance, although most states 
consider waste oil alone a listed Hazardous Waste, RCRA does not, unless the waste oil is mixed with a 
federaIly listed hazardous waste. 

It should be noted that due to a recent court case (Shell Oil Company vs. U.S. EPA); the EPA has now 
placed restrictions on waste oil. While it previously had a "petroleum exemption" applied to it (with 
relaxed restrictions), this court case identified that "hazardous waste-related constituents" could be 
introduced to the waste stream wherein a land disposal restricted waste had the potential to be improperly 
disposed. This most recent case law has placed a temporary injunction against the "petroleum exemption" 
and all waste oils must be handled as if they met the definition of "hazardous" according to the federal 
statues. . 

• The State Priority List (SPL) - The South Carolina Department of Health and Environmental 
Control (SCDHEC) maintains several environmental databases. One database of specific interest 
is the State Priority List (SPL). The SPL database contains information on sites considered to be 
actuaIly or potentially contaminated and presenting a possible threat to human health and the 
environment. There were no SPL sites in the SPL database within an AMSD of olle mile for the 
subj ect site. 

• Solid Waste Landfills (SWLF) - This report contains files for sites that are solid waste disposal 
facilities or landfills. Depending on the state, these may be active or inactive facilities or open 
dumps that failed to meet RCRA Section 2004 criteria for solid waste landfills or disposal sites. 
There were no SWLF sites specifically identified within the AMSD of one-half of a mile for the 
subject site investigated during this ESA. 

• South Carolina Underground Storage Tank List (LUST) - The LUST is a comprehensive 
listing of all reported leaking storage tanks reported within the State of South Carolina. There 
were no LUST sites identified within the AMSD of one-half mile for the subject site 
investigated during this ESA . 
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• Registered Underground Storage Tank (RUSl) - The RUST is a comprehensive listing of all 
registered Underground Storage Tanks (UST's) within the State of South Carolina. 

The listings in the RUST database are for sites that have registered their storage tanks. The 
appearance of a site on the RUST iist does not necessarily indicate environmental inadequacies 
at the site, but rather that the potential for environmental degradation to occur on the site or on 
adjacent sites is increased should the storage tanks undergo physical damage or experience 
leakage. There were no RUST sites identified within the AMSD of one-half of a mile from the 
subject sile investigated during this ESA. 

• South Carolina Ground Water Contamination Inventory Lists (SC GWIC}- This report 
contains files for sites that has groundwater contamination over a federal MCL. There were no 
GWIC sites specifically identified within the AMSD of one-half mile for the subject property. 

3.1.3 County Agencies (Beaufort County) 

On July 5, 2005, an HSA Environmental Professional contacted the Bluffton Fire Department and spoke 
to Lieutenant Barry Turner. He indicated that they have not responded to an environmental related spills, 
incidents, contaminant releases or fires on-site or adjacent to the site. 

3.2 AdditiOlwl Record Sources 

The following are several non-scope considerations that persons may want to assess in connection with 
commercial real estate. No implication is intended as to the relative importance of the inquiry into such 
non-scope considerations, and this list of non-scope considerations is not intended to be all-inclusive: 

Asbestos Containing Materials; 

Radon; 

Lead Based Paint; 

Lead in Drinking Water. 

3.2.1 Polychlorinated Biphenyl (PCB) Information 

Polychlorinated biphenyls (PCB's) constitute a group of 209 chemicals that are based on the biphenyl 
molecule. PCB's were produced within the United States between 1929 and 1976 for use as 
nonflammable cooling oils in electrical transformers, hydraulic equipment, capacitors, and other 
electrical equipment. Because PCB's are uniquely stable and highly heat resistant, they have found 
widespread use throughout manufacturing, power distnoution, and in transportation industries. PCB's 
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had numerous other uses such as hydraulic fluids, sealants, and caulks. By some estimates, over one 
billion pounds of PCB have been manufactured. Nearly all PCB's are still in the environment due to their 
extremely stable nature. 

In 1976, the Toxic Substances Control Act was passed to ban the manufacture of PCB's in order to limit 
their distribution and control their disposal. In 1979 the ''Final Rule Ban" (44 Fed. Reg. 31514) regulated 
all PCB's to 50 ppm. There are several pole mounted transformers located along the Cherry Point Road 
and North Cherry Point Road property boundaries. According to Mr. Bob Bishop of Palmetto Electric on 
July 5, 2005, none of the pole mounted transformers along the site property lines contain PCBs. 

32.2 Previous Investigations 

HSA is not aware of any other environmental investigations perfonned at the subject ~ite. 

4.0 SITE RECONNAISSANCE 

On July I, 2005, an HSA Environmental Professional, experienced in the observance of environmental 
phenomena, performed a site reconnaissance of the subject property. Findings of the ,site reconnaissance 
have been incorporated throughout this report. During the site reconnaissance, particular attention was 
afforded to site and near site features that are typically indicative of potential environmental inadequacies 
or recognized environmental concems{REC's). Such on-site or off-site RECs may include the following: 
discolored or stressed vegetation, soil subsidence, stained soils, odors, vent pipes, fill ports or gauges, 
above or underground tanks, drums, debris, hazardous materials, discarded batteries, industrial use, 
nearby gas station or dry cleaner or motor repair facility, contaminated fill dirt, waste disposal pits or 
lagoons, transformers, or other surface or subsurface environmental concerns, inconsistencies or 
anomalies. Twenty two (22) photographs of the site and adjacent properties were taken during our site 
reconnaissance on June 1, 2005 (Appendix B). 

63-Acre Cherrv Point PropertY: The undeveloped site is 63.54 acres of predominantly woods and four 
creeks flowing into the Okatie River. Two of the creeks are parallel and traverse the center of the site 
from west to east; whereas, two other creeks drain to the northeast and south east comers of the site. The 
site bad some fanner farmland areas in the southern half and northeast conier, based on our review of 
aerial photographs and conversations with surrounding residential property owners along North Cherry 
Point Road. During our site reconnaissance, HSA accessed the site from Cherry Point Road, North 
Cherry Point Road and an unpaved road traversing the center of the site from north to south. 

HSA walked the site woods and trails, and drove along Cherry Point and North Cherry Point Roads and 
did not see any recognized environmental concerns on-site or on the adjacent properties. The inunediate 
grounds that encompass the 63-Acre Cherry Point Property contained no trash, debris or contaminated 
soil piles, no distressed vegetation, no signs of soil staining, no evidence of spills or releases, no drums or 
chemical containers, no batteries, no transformers containing PCBs, no waste pits or other RECs 

194 



• 

• 

luly S. 200S 
Environmental Site Assessment - 63-Atre Cherry Point Road Property 
lISA Project No. 4//-5243'{)O 
Pag.1I 

mentioned above. The woods are thick and overgrown and have not been cleared for many years. There 
are rows of pine trees on-site, which suggest previous timber harvesting and fannland on-site. 

Surface water runoff from the site follows topography and is believed to eventually end up in the Okatie 
River to the east of the site. An iridescent sheen, nonnaUy associated with the presence of hydrocarbons, 
was not observed in the on-site creeks or adjacent Okatie River and tributaries. 

Off-site REC's: No off-site RECs were noted within a one-mile radius of the site, as discussed 
preViously. 

5.0 CONCLUSIONS AND RECOMMENDATIONS 

Based on the results of our site reconnaissance, interviews, site data and regulatory list search and 
review, HSA noted no significant Recognized Environmental Concerns C"RECs") iDconnection with the 
subject property or properties within a one-mile radius. The possible fonner use of agriCUltural chemicals 
oD-site such as fertilizers, pesticides, and herbicides prior to 1975 would likely have degraded to levels 
below the State maximum contaminant standards. Thus, any potential agricultural chemicals on-site are 
not considered an environmental concern. It is our opinion that additional assessment activities are not 
warranted . 
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GLOSSARY AND SELECTED TERMINOLOGY FROM THE STANDARD 
PRACrrCE FOR ENVIRONMENTAL SITE ASSESSMENTS: 

Terminology 

This section provides definitions, descriptions of terms, and a list of acronyms for many of the words 
used in this Environmental Site Assessment. The tenns are an integral part of the ESA practice and are 
critical to understanding the practices and its use. 

I. Recognized Environmental Conditions-Io defining a standard of good commercial and 
customary practice for conducting an environmental site assessment of a parcel of property, the 
goal of the processes established by this practice is to identify recognized environmental 
conditions. The term recognized environmental conditions means the presence or likely presence 
of any hazardous substances or petroleum products on a property under conditions that indicate 
an existing release, a past release, or a material threat of a release of any hazardous substances or 
petroleum products into structures on the property or into the ground, groundwater, or surface 
water of the property. The tenn includes hazardous substances or petroleum products even 
under conditiOns in compliance with laws. The tenn is not intended to include de minimis 
conditions that generally do not present a material risk of harm to public health or the 
environment and that generally would not be the subject of an enforcement action if brought to 
the attention of appropriate governmental agencies. 

2. Asbestos--six naturally occurring fibrous minerals found in certain types of rock formations. Of 
the six, the minerals ciuysotile, amosite, and crocidolite have been most commonly used in 
building products. When mined and processed, asbestos is typically separated into very thin 
fibers. Because asbestos is strong, incombustible, and corrosion-resistant, asbestos was used in 
many commercial products beginning early in this century and peaking in the period from World 
War II into the 1970s. When inhaled in sufficient quantities, asbestos fibers can cause serious 
health problems. Asbestos containing material (ACM)-any material or product that contains 
more the 1% asbestos. 

3. Comprehensive Environmental Response, Compensation, and LiabilitY Informaticn System 
(CERCLIS)--the list of sites compiled by EPA that EPA has investigated or is currently 
investigating for potential hazardous substance contamination for possible inclusion on the 
National Priorities List 

4. Construction debris-concrete, brick, asphalt and other such building materials discarded in the 
construction of a buildiog or other improvement to property. 

5. Contaminated public welLr-public wells used for drinking water that have been designated by a 
government entity as contaminated by toxic substances (e.g., chlorinated solvents), or as having 
water unsafe to drink without treatment. 

." 
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6. Demolition debris--concrete, brick:, asphalt and other such building materials discarded n the 
demolition of a building or other improvement to property. 

7. Drum--a container (typicaJly, but not necessarily, holding 55 gal (208 L) of liquid) that may be 
used to store hazardous substances or petroleum products. 

8. Dry wells-underground areas where soil has been removed and replaced with pea gravel, coarse 
sand, or large rocks. Dry wells are used for drainage, to control storm runoff, for the coJlection 
of spilled liquids (international and non-international) and wastewater disposal (often illegal). 

9. Dwelling-structure of portion thereof used for residential habitation. 

10. Environmental lien--a charge, security, or encumbrance upon title to a property to secure the 
payment of a cost, damage, debt, obligation, or duty arising out of response actions, cleanup, or 
other remediation of hazardous substances or petroleum products upon a property, including 
(but not limited to) liens imposed pursuant to CERCLA 42 USC § 9601(1) and similar state or 
local laws. 

II. ERNS list-EPA's emergency response notification system list of reported CERCLA hazardous 
substance release or spills in quantities greater than the reportable quantity, as maintained at the 
National Response Center. Notification requirements for such releases or spills are codified in 
40 CFR Parts 302 and 355. 

12 Federal Register, (FR)-publication of the United States government published daily (except for 
federal holidays and weekends) containing all proposed and final regulations and some other 
activities of the federal government When regulations become final, they are included in the 
Code of Federal Regulations (CFR), as well as published in the Federal Register. 

13. Fire insurance maps--maps produced for private fire insurance map companies that indicate uses 
of properties at specified dates and that encompass the property. These maps are often available 
at local libraries, historical societies, private reseUers, or from the map companies who produced 
them. See Question 23 of the transaction screen process in Practice E 1528 and 7.3.4.2 of this 
practice. 

14. Hazardous substance--A substance defined as a hazardous substance pursuant to CERCLA 42 
USC § 9601(14), as interpreted by EPA regulations and the courts: "(A) any substance 
designated pursuant to section 1321(b)(2)(A) of Title 33, (B) any element, compound, miKture, 
solution, or substance designated pursuant to section 9602 of this title, (C) any hazardous waste 
having the characteristics identified under or listed pursuant to section 3001 of the Solid Waste 
Disposal Act (42 USC § 6921) (but not including any waste the regulation of which under the 
Solid Waste Disposal Act (42 USC § 6901 et seq.) has been suspended by Act of Congress), (D) 
any toxic pollutant listed under section 1317 (a) of Title 33, (E) any hazardous air pollutant listed 
under section 112 of the Clean Air Act (42 USC § 7412), and (F) any imminently hazardous 

2 

203 
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16. 

chemical substance or mixture with respect to which the Administrator (of EPA) has taken action 
pursuant to section 2606 of Title 15. 

The term does not include petroleum, including crude oil or any fraction thereof which is not 
otherwise specifically listed or designated as a hazardous substance under subparagraphs (A) 
through (F) of this paragraph, and the term does not include natural gas, natural gas liquids, 
liquefied natural gas, or synthetic gas usable for fuel (or mixtures of natural gas and such 
synthetic gas)." 

Hazardous waste-any hazardous waste having the characteristics identified under or listed 
pursuant to section 3001 of the Solid Waste Disposal Act (42 USC § 6921) (but not including 
any waste the regulation of which under the Solid Waste Disposal Act (42 USC § 6901 et seq.) 
has been suspended by Act of Congress). The Solid Waste Disposal Act of 1980 amended 
RCRA. RCRA defines a hazardous waste, in 42 USC § 6903, as "a solid waste, or combination 
of solid wastes, which because of its quantity, concentration, or physical, cherirical, or infectious 
characteristics may- (A) cause, or significantly contnbute to an increase in mortality or an 
increase in serious irreversible, or incapacitating reversible, illness; or (B) pose a substantial 
present or potential hazard to human health or the environment when improperly treated, stored, 
transported, or disposed of, or otherwise managed." 

Landfill--a place. location, tract of land, area, or premises used for the disposal of solid wastes as 
defined by stated solid waste regulations. The term is synonymous with the term solid waste 
disposal site and is also known as a garbage dump, trash dump, or similar term. 

17. Local street directories-directories published by private (or sometimes government) sources that 
show ownership, occupancy, andlor use of sites by reference to street addresses. Often local 
street directories are available at libraries of local governments, colleges or universities, or 
historical societies. 

18. Material safety data sheet (MSDS)--written or printed material concerning a hazardous substance 
which is prepared by chemical manufacturers, impcrters, and employers for hazardous chemicals 
pursuant to OSHA's Hazard Communication Standard, 29 CFR 1910.1200. 

19. National Contingency Plan (NCP)-the National Oil and Hazardous Substances Pollution 
Contingency Plan found at 40 CFR § 300, that is the EPA's blueprint on how hazardous 
substances are to be cleaned up pursuant to CERCLA. 

20. National Priorities List (7I'PL)-list compiled by EPA pursuant to CERCLA 42 USC § 
9605(a)(8)(B) of properties with the highest priority for cleanup pursuant to EPA's Hazard 
Ranldng System. See 40 CFR Part 300. 

2 L Occupants-those tenants, subtenants, or other persons or entities using the property or a portion 
of the properly. 
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22. Owner-generally the fee owner of record of the property. 

23. Petroleum exclusion-The exclusion from CERCLA liability provided in 42 USC §9601(14), as 
interpreted by the courts and EPA: "The tenn (hazardous substance) does not include petrolemn, 
including crude oil or any fractiOn thereof which is not otherwise specifically listed or designated 
as a hazardous substance under subparagraphs (A) through (F) of this paragraph, and the tenn 
does not include natural gas, natural gas liquids, liquefied natural gas, or synthetic gas usable for 
fuel (or mixtures of natural gas and such synthetic gas)." 

24. Petroleum products-those substances included within the meaning of the petroleum exclusion to 
CERCLA, 42 USC § 9601(14), as interpreted by the courts and EPA, that is: petroleum, 
including crude oil or any fraction thereof which is not otherwise specifically listed or designated 
as hazardous substance under Subparagraphs (A) through (F) of 42 USC § 9601 (14), natural gas, 
natural gas liquids, liquefied natural gas, and synthetic gas usable for fuel (or mixtures at natural 
gas and such synthetic gas). (The word fraction refers to certain distillates of crude oil, including 
gasoline, kerosene, diesel oil, jet fuels, and fuel oil, pursuant to Standard Definitions of 
Petroleum Statistics --Petroleum products are included within the scope of inquiry because they 
are of concern with respect to many parcels of commercial real estate and current custom and 
usage is to include an inquiry into the presence of petroleum products when doing an 
environmental site assessment of commercial real estate. 

25. Pits. ponds, or lagoons--rnan-made or natural depressions in a ground surface that are likely to 
hold liquids or sludge containing hazardous substances or petroleum products. The likelihood of 
such liquids or sludge being present is determined by evidence of factors associated with the pit, 
pond, or lagoon, including, but not limited to, discolored water, distressed vegetation, or the 
presence of an obvious wastewater discharge. 

26. Property-the real property that is the subject of the environmental site assessment described in 
this practice. Real property includes buildings and other fixtures and improvements located on 
the property and affixed to the land. 

27. Property lax files--the files kept for property tax purposes by the local jurisdiction where the 
property is located and includes records of past ownership, appraisals, maps, sketches, photos, or 
other information that is reasonably ascertainable and pertaining to the property. See 7.3.4.3. 

28. Rapid Assessment (RAJ--this is performed for sites with petroleum releases where additional 
investigation of site-specific conditions is warranted. The results are used for further Tier 
evaluations as outlined in RBCA document. 

29. Risk-Based Corrective Action for Petroleum Releases (RBCAJ--a methodology for making risk
based decisions concerning corrective action for releases of petroleum and petroleum products. 

30. RCRA generators--those persons or entities that generate hazardous wastes, as defined and 
regulated by "RCRA" (Resource Conservation and Recovery Act) . 
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3 L ReRA generators list-list kept by EPA of those persons or entities that generate hazardous 
wastes as defined and regulated by RCRA. 

32. RCRA TSD facilities-those facilities on which treatment, storage, and/or disposal of hazardous 
wastes takes place, as defined and regulated by RCRA. 

33. RCRA TSD facilities list-list kept by EPA of those facilities on which treatment, storage, and/or 
disposal of hazardous wastes takes place, as defined and regulated by RCRA. 

34. Recorded land title recordY--records of fee ownership, leases, land contracts, easements, liens, 
and other encumbrances on or of the property recorded in the place where land title records are, 
by law or custom, recorded for the local jurisdiction in which the property is located. (Often such 
records are kept by a municipal or county recorder or clerk.) Such recoros may be obtained from 
title companies or directly from the local government agency. Information about the title to the 
property that is recorded in a U.S. district court or any place other than'where land title records 
are, by law or custom, recorded for the local jurisdiction in which the property is located are not 
considered part of recorded land title records .. 

35. Records of emergency release notiflCations (SARA §304)-Section 304 ofEPCRA or Title ill of 
SARA requires operators of facilities to notify their local emergency planning committee (as 
defined in EPCRA) and state emergency response commission (as defmed in EPCRA) of any 
release beyond the facility's 'boundary of any reportable quantity of any extremely hazardous 
substance. Often the local fire department is the local emergency planning committee. Records 
of such notifications are "Records of Emergency Release Notifications· (SARA §304). 

36. Solid waste disposal site--a place, location, tract of Iaild, area, or premises used for the disposal 
of solid wastes as defined by state solid waste regulations. The tenn is synonymous with the 
tenn landfill and is also known as a garbage dump, trash dump, or similar term. 

37. Solvent--a chemical compound that is capable of dissolving another substance and is itself a 
hazardous substance, used in a number ofrnanufacturinglindustrial processes including but not 
limited to the manufacture of paints and coatings for industrial and household purposes, 
equipment clean-up, and surface degreasing in metal fabricating industries. 

39. Standard Limited Assessment (SLA)--this is performed where a release of petroleum has been 
confinned and additional infonnation is necessary. This is used for Tier I evaluations as 
outlined in the RBCA document. 

40. State Registered UST's-state lists of underground storage tanks required to be registered under 
Subtitle I, Section 9002 of RCRA. 
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41. State Ullderground Petroleum Emergency Response Bank (SUPERB) Amnesty-the $25,000 
deductible to enter SUPERB funded cleanup did not have to be met if the application was 
presented during the amnesty period that ended in 1992. 

42. Sump-a pit, cistern, cesspool, or similar receptacle where liquids drain, collect, or are stored. 

43. TSD facili(Y--treatment, storage, or disposal facility (see RCRA TSD facilities). 

44. Underground storage tank (US1)-any tank, including underground piping connected to the tank, 
that is or has been used to contain hazardous substances or petroleum products and the volume 
of which is 10% or more beneath the surface of the groun<l 

45. USGS 7.5 Minute Topographic Map-the map (if any) available from orprodueed by the United 
States Geological Survey (USGS) entitled ·USGS 7.5 Minute Topographic Map," showing the 
property. 

46. Wastewater-water that (I) is or has been used in an industrial or manufacturing process, (2) 
conveys or has conveyed sewage, or (3) is directly related to manufacturing, processing, or raw 
materials storage areas at an industrial plant. Wastewater does not include water originating on 
or passing through or adjacent to a site, such as storm water flows, that has not been used in 
industrial or manufacturing processes, has not been combined with sewage, or is not directly 
related to manufacturing, processing, or raw materials storage areas at an industrial plant. 

47. Zoning/land use recor~-those records of the local government in which the property is located 
indicating the uses permitted by the local government in particular zones within its jurisdiction. 
The records may consist of maps andlor written records. They are often located in the planning 
department of a municipality or county. 
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Descriptions of Terms Specific to the ASTM Standard: 

actual knowledge--the Imowledge actualIy possessed by an individual who is a real 
person, rather than an entity. Actual Imowledge is to be distinguished from 
constructive Imowledge that is Imowledge imputed to an individual or entity. 

adjoining properties-any real property or properties the border of which is contiguous 
or partially contiguous with that of the property, or that would be contiguous or 
partialIy contiguous with that of the property but for a street, road, or other public 
thoroughfare separating them. 

aerial photographs--photographs taken from an airplane or helicopter (from a low 
enough altitude to allow identification of development and activities) of areas 
encompassing the property. Aerial photographs are often available from government 
agencies or private collections unique to a local area. 

appropriate inquiry--that inquiry constituting "alI appropriate inquiry into the previous 
ownership and uses of the property consistent with good commercial or customary 
practice" as defined in CERCLA, 42 USC §9601 (35)(B), that will give a party to a 
commercial real estate transaction the innocent landowner defense to CERCLA 
liability (42 USC §9601(A) and (B) and §9607(b)(3», assuming compliance with other 
elements of the defense. 

approximate minimum search distance-the area for which records must be obtained 
and reviewed, subject limitations are provided specificaIly in the report. This may 
include areas outside the property and shalI be measured from. the nearest property 
boundary. This term is used in lieu of radius to include irregularly shaped properties. 

building department recorw--those records of the local government in which the 
property is located indicating pennission of the local government to construct, alter, or 
demolish improvements on the property. Often building department records are located 
in the building department of a municipality or county. 
commercial real estate-any real property except a dwelling or property with no more 
than four dwelling units exclusively for residential use (except that a dwelling or 
property with no more than four dwelling units exclusively for residential use is 
included in this term when it has a commercial function, as in the building of such 
dwellings for profit). This term includes but is not limited to underdeveloped real 
property and real property used for industrial, retail, office, agricultural, other 
commercial, medical, or educational purposes; property used for residential purposes 
that has more than four residential dwelling units; and property with no more than four 
dwelIing units for residential use when it has a commercial function, as in the building 
of such dwellings for profit 
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commercial real estate transaction-a transfer of title to or possession ofreal property 
or receipt of a security interest in real property, except that it does not inciude transfer 
of title to or possession of real property or the receipt of a security interest in real 
property with respect to an individual dwelling or building containing fewer than five 
dwelling units, nor does it include the purchase of a lot or lots to construct a dwelling 
for occupancy by a purchaser, but a commercial real estate transaction does include real 
property purchased or leased by persons or entities in the business of building or 
developing dwelling units. 

due diligence-the process of inquiring into the environmental characteristics of a 
parcel of commercial real estate or other conditions, usually in connection with a 
commercial real estate transaction. The degree and kind of due diligence vary for 
different properties and differing purposes. 

environmental audit-the investigative process to determine if the operations of an 
existing facility are in compliance with applicable environmental laws and regulations. 
This tenn should not be used to describe the ASTM Practice (E1528) although an 
environmental audit may include an environmental site assessment or, if prior audits 
are available, may be part of an environmental site assessment. 

environmental professional-a person possessing sufficient training and experience 
necessary to conduct a site reconnaissance, interviews, and other activities in 
accordance with this practice, and from the information generated by such activities, 
having the ability to develop conclusions regarding recognized environmental 
conditions in connection with the property in question. An individual's status as an 
environmental professional may be limited to the type of assessment to be perfonned or 
to specific segments of the assessment for which the professional is respotlSlble. The 
person may be an independent contractor or an employee of the user. 

environmental site assessment (ESA)-the process by which a person or entity seeks to 
detennine if a particular parcel of real property (including improvements) is subject to 
recognized environmental conditions. At the option of the user, an environmental site 
assessment may include more inquiry than that constituting appropriate inquiry or, if 
the user is not concerned about qualifying for the innocent landowner defense, less 
inquiry than that constituting appropriate inquiry. An environmental site assessment is 
both different from and less rigorous that an environmental audit. 

fill dirt--dirt, soil, sand, or other earth, that is obtained off-site, that is used to fill holes 
or depressions, create mounds, or otherwise artificially change the grade or elevation of 
real property. It does not include material that is used in limited quantities for nonnal 
landscaping activities. 

hazardous waste/contaminated sites-sites on which a release has occurred, or is 
suspected to have occurred, or any hazardous substance, hazardous waste, or 
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petroleum products, and that release or suspected release has been reported to a 
government entity; 

innocent landowner defense--that defense to CERCLA liability provided in 42 USC 
§9601(35) and §9607(b)(3). One of the requirements to qualify for this defense is that 
the party makes "all appropriate inquiry into the previous ownership and uses of the 
property consistent with good commercial or customary practice." There are additional 
requirements to qualify for this defense. 

interviews-those portions of this practice that are contained. in the Site and Area 
Reconnaissance Sections of the report thereof and address questions to be asked of 
owners and occupants of the property and questions to be asked of local government 
officials. 

key site manager--the person identified by tbe owner of a property as having good 
knowledge of the uses and pbysical characteristics of the property. 

local govermnent agencies--those agencies of municipal or county government having 
jurisdiction over the property. Municipal and county government agencies include but 
are not limited to cities, parishes, townships, and similar entities. 

LUST sites--state lists of leaking underground storage tank sites. Section 9003 (h) of 
Subtitle I of RCRA gives 'EPA and states, under cooperative agreements with EPA, 
authority to clean up releases from UST systems or require owners and operators to do 
so, 

major occupants-those tenants, subtenants, or other persons or entities each of which 
uses at least 40% of the leaseable area of the property or any anchor tenant when the 
property is a shopping center. 

obvious--that which is plain or evident; a condition or fact that could not be ignored or 
overlooked by a reasonable observer while visually or physically observing the 
property. 

other historical sources-any source or sources other than those designated in the 
"Historical Record Review" portion of this report that are credible to a reasonable 
person and that identify past uses or occupancies of the property. The term includes 
records in the files andlor personal knowledge of the property owner andlor occupants. 

physical-setting sources--sources that provide information about the geologic, 
hydrogeologic, hydrologic, or topographic characteristics of a property. 

practically reviewable--infonnation that is practically reviewable means that the 
information is provided by the source in a manner and in a form that, upon 
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examination, yields information relevant to the property without the need for 
. extraordinary analysis of irrelevant data. The form of the information shaH be such that 
the user can review the records for a limited geographic area. Records that Cannot be 
feasibly retrieved by reference to the location of the property or a geographic area in 
which the property is located are not generally practically reviewable. Most databases 
of public records are practically reviewable if they can be obtained from the source 
agency by the county, city, zip code, or other geographic area of the facilities listed in 
the record system. Records that are sorted, filed, organized, or maintained by the 
source agency only chronologicaHy are not generaHy practically reviewable. For large 
databases with numerous facility records (such as RCRA hazardous waste generators 
and registered underground storage tanks), the records are not practically reviewable 
unless they can be obtained from the source agency in the smaner geographic area of 
zip codes. Even when infonnation is provided by zip code for some large databases, it 
is common for an unmanageable number of sites to be identified within a giVen zip 
code. In these cases, it is not necessary to review the impact of all of the sites that are 
likely to be listed in any given zip code because that information would not be 
practically reviewable. In other words, when so much data is generated that it cannot 
be feasibly reviewed for its impact on the property, it is not practically reviewable. 

pre parer-the person preparing the transaction screen questionnaire pursuant to ASTM 
Practice-E 1528, who may be either the user or the person to whom the user has 
delegated the preparation of the transaction screen questionnaire. 

publicly available-infonnation that is publicly available means that the source of the 
information allows access to the information by anyone upon request. 

reasonable ascertainable-for purposes of both this practice and Practice E 1528, 
information that is (I) publicly available, (2) obtainable from its source within 
reasonable time and cost constraints, and (3) practically reviewable: 

recognized environmental coRdittens-the presence of likely presence of any hazardous 
substances or petroleum products on a property under conditions that indicate an 
existing release, a past release, or a material threat of a release of any hazardous 
substances or petroleum products into structures on the property or into the ground, 
groundwater, or surface water of the property. The term includes hazardous 
substances or petroleum products even under conditions in compliance with laws. The 
term is not intended to include de minimis conditions that generally do not present a 
material risk of harm (0 public health or the environment and that generally would not 
be the subject of an enforcement action if brought to the attention of appropriate 
governmental agencies. 

site reconnaissance--that part this is contained in the designated section of the practice 
and addresses what should be done in connection with the site visit. The site 

10 

211 



• 

reconnaissance includes, but is not limited to, the site visit done in connection with 
such a Phase r Environmental Site Assessment. 

site visit-the visit to the property during which observations are made constituting the 
site reconnaissance section of the report and the site visit requirement of ASTM 
Practice E 1528. 

standard historical sources--those sources of information about the history of uses of 
property specified within the report. 

standard physical setting source-a current USGS 7.5 minute topographic map (if any) 
showing the area on which the property is located. 

standard pradice(s)-the activities set forth in either and both this practice and ASTM 
Practice E 1528. 

standard sources-sources of environmental physical setting, or historical records 
specified in the various sections ofthe report. 

user-the party seeking the use of ASTM Practice E 1528 to perform an environmental 
site assessment of the property. A user may include, without limitation, a purchaser of 
property, a potential tenant of property, an owner of property, a lender, or 8 property 
manager. 

visually and/or physically observed--during a site visit pursuant to the ASTM Practice 
E 1528, or pursuant to this report, this term means observations made by vision while 
walking through a property and the structures located on it and observations made by 
the sense of smell, particularly observations of noxious or foul odors. The term 
"walking through" is not meant to imply that disabled persons who cannot physically 
walk may not conduct a site visit; they may do so by the means at their disposal for 
moving through the property and the structures located on it. 
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Acronyms: 

ASTM--American Society for Testing and Materials. 
CERCLA--Comprehensive Environmental Response, Compensation and Liability Act of 1980 (as 
amended, 42 USC §9601 et seq). 
CERCLIS-Comprehensive Environmental Response, Compensation and Liability Information System 
(maintained by EPA). 
CFR-Code of Federal Regulations. 
EPA-United States Environmental Protection Agency. 
EPCRA--Emergency Planning and Community Right to Know Act (also Imown as SARA Title ID), 42 
USC §IIOOI et seq.). 
ERNS-emergency response notification system. 
ESA-environmental site assessment (different than an environmental audit; see 3.3.12). 
FOIA--U.S. Freedom oflnfOlmation Aci (5 USC 552 et seq.). 
FR-Federal Register. 
L UST--leaking underground storage tank. 
MSDS-material safety data sheet. 
NCP-National Contingency Plan. 
NPDES-national pollution discharge elimination system. 
NPL-national priorities list. 
PCBs-polychlorinated biphenyls. 
PRP-potentially responsible party (pursuant to CERCLA 42 USC §9607(a». 
RA -Rapid Assessment. . 
RBCA-Risk-Based Corrective Action for Petroleum Releases. 
RCRA-Resource Conservation and Recovery Act (as amended, 42 USC §690t et seq.). 
SARA-Superfund Amendments and Reauthorization Act of 1986 (amendment to CERCLA). 
SLA-Standard Limited Assessment. 
SUPERB--State Underground Petroleum Emergency Response Bank 
USC-United States Code. 
USGS-United States Geological Survey. 
UST -underground storage tank. 
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Selected Site Photographs 
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July 5, 2005 
63 Acre Cherry Point 
HSA Project No. 411·5243·00 
Photo Page 1 

Photo ) - Cherry Point Road looking east at southwest comer of site. 
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Photo 2 - Cherry Point Road looking west at southwest comer of site, 
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July 5, 2005 
·63 Acre Cberry Point 
HSA Project No. 411-5243-00 
Photo Page 2 
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Photo 3 - Trail into middle portion of site off Cherry Point Road and looking north. 

Photo 4 - Split between Cherry Point Road and North Ch~ Point Road looking east. 
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July 5,2005 
63 Acre Cherry Point 
HSA Project No. 411-5243-00 
Photo Page 3 
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Photo 5 ~ Southeast comer of site along North Cherry Point Road. Several pole mounted transformers and 
residential property along road, and the Okatie River further east. 
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Photo 6 - Site woods on left side of North Cherry Point Road and looking north llear southeast comer. 
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July 5, 2005 
63 Acre Cberry Point 
HSA Project No. 411-5243-00 
Photo Page 4 
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Photo 7 - Typical non-PCB, pole mounted transformer along North Cherry Point Road . 

Photo 8 - Residential property along the east side of North Cherry Point Road near middle of site and 
looking souih. 
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July 5, 2005 
63 Acre Cherry Poln t 
HSA Project No. 411-5243-00 
Photo Page 5 

Photo 9 - Site woods along the west side of North Cherry Point Road near middle of site. 
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Photo 10 - Okatie River and marsh east of site, North Cherry Point Road and residential property. 
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July 5, 2005 
63 Acre Cherry Point 
HSA ProjecL No. 411-5243-00 
Photo Page 6 

Photo II - Okatie River and marsh northeast of site. 
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Photo 12 - North end of North Cherry Point Road near northeast comer of site, 
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July 5, 2005 
63 Acre Cherry Point 
HSA Project No. 411-5243-00 
Photo Page 7 

Photo 13 - Cowart property at north end of North Cherry Point Road near northeast comer of site. 

I ~ . 
\ 

' .. i 

: j " . 
, :. . I. :. I. , . 

':1 

'','111' 

.' ',I. 

. ', ... 

, . 
• • 

',',' 

{. i. 

. : . ... .: , . , 
.":\. . :.-:--,,' .. 

. '.-:r-'·~: 

. ~ , 

Photo 14 - Site woods near northeast comer of site. 
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1uly 5, 2005 
63 Acre Cherry Point 
HSA Project No. 411-5143-00 
Photo Page 8 
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Photo 15 - Creek near southeast comer of site, which flows under North Cherry Point Road. 
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Photo 16 - Trail near middle portion of site off Cherry Point Road and looking north. 

ORIGINAL DOCUMENT 
POOR CONDITION OR CONTRAST 222 



• 

• 

July 5, 2005 
63 Acre Cherry Point 
HSA Project No.4 1 1-5243-00 
Photo Page 9 

.. , 
.'. 

~" .•.• !.';''', • 
l\·~:l._· . ( ... ~ .... . ~ . 

.. 

Photo 17 - Trail at middle portion of site with creek crossing and looking north . 
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Photo 18 - Creek at middle portion of site and looking west. 
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July 5, 2005 
63 Acre Cherry Point 
liSA Project No. 411-5243-00 
Photo Page 10 
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Photo 19 - Creek at middle portion of site and looking east. 

Photo 20 - Trail at mid north portion of site and looking north. 
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July 5, 2005 
63 Acre Cherry Point. 
HSA Project No. 411-5243-00 
Photo Page II 

Photo 21 - Woods at northwest corner of site. 

, . 

Photo 22 - Okatie Elementary school to the west (adjacent) of the site. 
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Archaeological Sitet 

RS Webb completed an archaeological study of the property 2003. A copy of their repor; 
is included in this section in this document. No eligible sites were found and the State 
Office of Historic Properties concurred in their findingL 
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MANAGEMENTS~Y 

Background 

R.S. Webb & Associates conducted a cultural resources survey at the proposed 26.3-hectare (65-acre) 
residential development tract in Beaufort County, South Carolina during the period of October 14 through 
17, 2003, These studies were conducted on behalf of Ward-Edwards, Inc. to locate and identifY cultural 
resources within the project area and assess resource significance based on National Register of Historic 
Places (NRHP) criteria (36 CFR Part 60.4). Project review is under the jurisdiction of the Office of Ocean 
and Coastal Management (OCRM) and the South Carolina State Historic Preservation Office. The project 
area covers approximately 26.3 hectares bordering the marshland west of the Okatee River 152 m (498.6 
feet) southwest of Cherry Point Landing in Beaufort County, South Carolina, approximately 18 kilometers 
(11.2 miles) northwest of Hilton Head Island. 

The cultural resources survey included a literature review, an intensive archeological survey and a 
architectural survey/viewshed assessment of the project's Area of Potential Effects (APE). During the 
literature review, state and county records, maps, and documents were examined to determine ifpreviously 
recorded archeological siteslhistoric structures are located within or around the project area. Using surface 
and subsurface techniques, the field survey was conducted to identifY and record cultural resources within 
the study area. The architectural survey consisted of vehicular and pedestrian coverage o'fthe project's APE 
to determine the location of potential historic architectural resources. Each resource was mapped and 
photographed. The general view shed of the project area was also photographed and keyed to a map. 

Results 

Literature Review: The Iiterarure review revealed that there are no previously recorded archeological sites 
or historic properties located withip or adjacent to the project tract. Ten archeological sites are recorded 
within 1.6 ian (1.0 miles) of the project area, suggesting potential for the occurrence of prehistoric and 
historic sites in the project area. A review of National Register Files and the Beaufort County Historic 
Structures Files ilidicates that no National Register of Historic Places-listed/eligible properties or state
recognized historic strucrures are located within or adjacent to the project area. 

Archeological Field Survey: During the field survey, one archeological sHe (Site 38BU2100) and two 
isolated finds (IF-I and IF-2) were identified. A "site" is defined as the occurrence of structural components 
andlor two or more artifacts dating to the same time period within a related or reasonably intact context. An 
"isolated find" is defined as the recovery of a single artifact from a defmed landform. Site 38BU2100 is a 
prehistoric lithic and ceramic scatter of indeterminate WoodiandlMississippian affiliation. The two isolated 
finds represent unknown Prehistoric and 18th-early 19th century components. Based on the archeological 
survey data, Site 38BU2100, IF-I, and IF-2 are recommended ineligible for the NRHP. 

The architecture survey identified seven structures within the APE that may be at least 50 years old, but lack 
any of the aspects of integrity for historic properties discussed by Townsend el al. (1993). Therefore, these 
seven. structures do not qualify as historic properties and are considered ineligible for the NRHP. 

v 
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1.0 INTRODUCfION 

1.1 Project Background 

Stokes Bush & Barnes Land Company LLC plans to develop a 26.3-hectare (65-acre) tract in Beaufort 
County, South Carolina. Under Section 106 of the National Historic Preservation Act of 1966 [(NHPA) 

(Public Law 89-665; 80 STAT .915; 16 U .S.C. 470)] and in compliance with the requirements of the Office 

of Ocean and Coastal Resource Management (DHEC-OCRM) and the South Carolina State Historic 

Preservation Office (SHPO), a cultural resources survey was conducted to determine if significant cultural 
resources (e.g., archeological sites, historic structures, etc.) would be affected by the proposed project. 

The project's Area of Potential Effects (APE) of 30 meters [em) 98.4 feet)] around the footprint of the 
deVelopment site was established taking into account existing vegetation and modem intrusions. An APE 

is defined as "the geographic area or areas with which an undertaking [project] may directly or indirectly 
cause changes in the character or use of historic properties, if any such properties exist" (36CFR Part 800.16 
[d]. Historic properties include archeological sites, buildings, structures (e.g., bridges), obj ects, and districts. 

Cultural resources within the APE were assessed for significance using the eligibility criteria (36CFR Part 
60.4) set forth in the National Register of Historic Places (NRHP). 

1.2 Description and Location 

The project area for this survey is defined as the 26.3-hectare (65-acre) development tract (Figure 1.1). The 

project area is 152 m (498.6 feet) southwest of Cherry Point Landing in Beaufort County, South Carolina, 
and approximately 18 kilometers (I 1.2 miles) northwest of Hilton Head Island. The property fronts part 

of a modern subdivision located on a narrow strip ofland that borders the marsh west of the Okatee River. 
The survey tract is located within the Jasper, South Carolina, United States Geological Survey (USGS) 7.5 

minute series quadrangle (1958 photorevised 1979). 

1.3 Potential Impacts 

Activities associated with the proposed project that could directly or indirectly impact cultural resources 

include: 

Logging, clearing, and grubbing 
Soil preparation activities associated with site development and construction 
Heavy equipment staging and movement 
Erosion and siltation associated with any of the above 
Clearing/construction that will permanently alter the viewshed of potentiaUy historic resources 
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1.4 Scope-of-Services 

The scope-of-services directly reflects the above compliance needs. To meet these needs, R.S. Webb & 
. Associates (RSW A) conducted a literature and records search, an archeological field survey of the footprint 
of the project area, an architectural survey of the project's APE, analyzed pertinent data and compiled the 
. methodological approaches, findings, conclusions and recommendations into the report presented below. 
These services were conducted by RSWA on behalf of Ward-Edwards, Inc. 

Mr. Kenneth Styer (Senior Archeologist) and Mr. Phillip Quirk (Staff Archeologist) conducted the literature 
and records search and the field work. Mr. Robert S. Webb served as Principal Investigator and oversaw all 
aspects of the project. Mr. Keith McRae (Lab Director) analyzed the artifacts and prepared the project 
materials for curation. The report was authored by Mr. Jonathan A Bloom (Senior Archeologist), with 

editorial assistance from Mr. Phillip Quirl<:. Ms. Mary E. Gantt conducted the architectural survey and 
prepared that section of the report. Ms. Susan Wells provided the graphics and produced the report. 

The report includes the elements outlined in reporting guidelines issued by the South Carolina SHPO. This 

document is struCtured to provide the reader with a geographic, environmental, and cultural orientation to 
the project area (Sections 2.0 and 3.0), followed by methodological and research considerations (Sections 
4.0 and 5.0), survey results (Section 6.0) and conclusions/recommendations (Section 7.0). The report 
complies with the Secretary of the Interior's Standards and Guidelines for Archaeology and Historic 
Preservation (FR 48, No. 190:44728-44737), the Draft Guidelines and Standards for ArchaeolOgical 

Investigations and South Carolina Statewide Survey of Historic Places Survey Manual prepared by the 
SHPO. 

1.5 Curation 

Artifacts and supporting data will be curated at the South Carolina Institute of Archeology and 
Anthropology, Uni versity of South Carolina in Cohnnbia. These materials will be temporarily curated at R.S. 
Webb & Associates, 2800 Holly Springs Parkway, Suite 200, Holly Springs, 'Georgia. The [mal report and 
associated data are on an mM PC compatible medium. 
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2.0 PROJECT SETTING 

2.1 Physiographic Characteristics 

The 65-acre development tract lies within the Lower Coastal Plain physiographic province (Colquhoun 

1969). Terrain in the study vicinity consists of broad sandy terraces interspersed with low wet areas, and 

is intersected by drainages. Elevations range from 3.05 to 6.1 0 m above mean sea level (AMSL). Within 
the project area, the elevation is approximately 5.0 m AMSL. 

In tenns ofloeal hydrology, the proj ect area is within the Okatee River drainage. The Okatee River is located 

approximately 457 m east of the project area and flows into the Colleton River, whichjoins the Chechesee 
River, that flows into the Broad River, that empties into the Atlantic ocean. 

2.2 Geology 

As defined by elevation and mineral content, the project area is supported by the Palmico terrace; which was 

formed during the late Pleistocene Epoch and is composed of interbedded sedimentary rocks from parent 

clays, muds, silts, sands and other marine deposits [United States Department of Agriculture (USDA) 1980; 
Kovacik and Winberry 1989:19). Holocene deposits overlie the Palmico formations and are composed of 

coarse to fine sands and interbedded continental and marine clays (Johnson 1964). 

2.3 Pedology 

The Beaufort and Jasper Counties soil survey (USDA 1980) indicates that the proposed project area contains 

Nemours, Wahee, and Bladen series soils. These nearly level sandy loam soils, are on broad, low terraces. 

Slope is generally 0-2 percent. These soils exhibit a slight erosion hazard and are potentially productive for 

pine silviculture (USDA 1980). 

2.4 Biotic Communities 

Paleo-environmental reconstructions are not directly available for the project area; however, the 

palynological studies conducted at White Pond (Watts 1980), should provide 8 general indication of early 

Lower Coastal Plain environments. The environment of the Lower Coastal Plain has changed radically since 

the incursion of man 10,000 to 12,000 years ago. Colquhoun el al. (1981) notes that at 10,000 years Before 

Present (BP), sea level was about nine meters lower than it is today. By 4,200 BP sea level had risen about 

five to six meters through a series of one to two meter fluctuations, resulting in a three meter net gain to 

modern sea level (Brooks el 01.1989) . 
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Areas with little topographic relief, such as the proposed project area, would have been greatly affected by 

the minor fluctuations in sea level. Such changes most likely altered the exploitative strategies of prehistoric 

peoples from at least 4,200 BP, possibly to the extent of excluding certain environmental strata that were not 

procurement-effective (Brooks et al.1989). 

By the time Paleoindian period peoples entered South Carolina's Coastal Plain, the mesic forests and riverine 

environments (and perhaps grassland savannas) were highly productive and capable of carrying a wide 

variety offauna, possibly including dwindling Pleistocene megafaunal populations. Fossils recovered from 

Edisto Island (Webb 1981) suggest that megafaunal grazers, large freshwater mammals and a variety ofJarge 

reptilian, amphibian, and fish species were available near the close of the Pleistocene. 

As a result of wanner, drier conditions beginning around 9,500 BP, Early Archaic peoples witnessed the 

decline of the early deciduous forests. These forests were replaced by modern oak/pine forests, 

complemented by modern Coastal Plain hardwood species. 1bis climatic trend maxinlized during the Middle 

Archaic, encouraging the emergence of modem biotic patterns by about 7,000 BP. These patterns marked 

the beginning of pine dominance or co-dominance in upland plant communities and the appearance of the 

expansive mixed flatwoods communities. 

Coastal Plain biotic communities have been relatively stable since about 5,000 BP. After that time, 

prehistoric and historic residents of the project vicinity had resources at their disposal across several 
biotic/physiographic strata: the fresh marshes, maritime forests, salt marshes, sand dunes, and the network 

of dynamic estuarine and riverine settings. 

The fresh marshes are fonned by old beach ridges that protect them from salt water intrusions. The 

vegetation is dominated by rushes including bulrush, cattail, and various black rushes. The fresh marshes 

contain no trees or bushes (Kovacik and Wmberry 1987). 

Maritime forests, such as that covering parts of the current project tract, fonned on old beach ridges that at 

one time were active sand dunes. The vegetation of these forests is distinctive due to their elevation and 

protection from the surrounding fresh and salt marshes. The maritime forests are dominated by trees and 

shrubs including live oak, palmetto, slash pine, magnolia, holly, wax myrtle, Spanish moss, and wild olive. 

The salt marshes are located closer to the ocean and are inundated at high tide. Vegetation in the salt marsh 

includes cordgrass, black rushes, glasswort, and sea oxeye. Cordgrass and black rushes cover 90 percent of 

the tidal areas. Sand dunes are located along the shoreline. The dominant vegetation is sea oats and marsh 

elder. Other vegetation includes pennywort, sand spurs, yaupon, wax myrtle, dwarfed live oak, and Spanish 

bayonet . 
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Most game species (white-tailed deer, bear, bobcat, cottontail rabbit, squirrels, raccoon, red fox, striped 

skunk, and opossum) concentrate near their primary food sources located in the lowland forests, swamps, 

and along estuaries (Larson 1980; Michie 1984). Migratory birds such as waterfowl occasionally use interior 

Coastal Plain water resources, arid might have been proem-ed by aboriginals on a seasonaVsupplementary 

basis. 

Riverine and estuarine resources were directly available to the prehistoric and historic inhabitants of the 
project area. Evidence of mollusk exploitation, in the form of shell heaps, middens, or rings is well 

documented within the South Carolina coastal zone (Sutherland 1974; Trinkley 1985, 1989). Brooks el a/. 

(1989) suggest a general expansion of estuarine settings concomitant with the rises in sea level between 

3,000 and 800 BP. Shell middens dating prior to about 2,000 BP are now likely to be submerged; however, 
Brooks el al. (1989:94) note: "Shell middens in the 2,000-800 BP range are usually located adjacent to 

existing small tidal creeks and/or on relatively higher ground along existing estuarine and island margins." 

After 800 BP, the biota of the project vicinity probably did not change appreciably until the establishment 

of European-driven agriculture in the 18th century. Much of the lowlands were modified to acCommodate 
tidal rice agriculture, a practice perfected in the late 18th century. Themost prevalent features associated with 

tidal rice agriculture are irrigation canals. These features were not observable within the current project area. 

By the early 20'" century, silviculture patterns replaced agriculturaI ones. Evidence of silviculture, such as 
rowed pines, was present within the current project area. 

2.5 Climate 

The overall warming trend that eventually resulted in modern climatic conditions began by 16,500 BP. The 

climate remained cool and moist until around 9,500 BP, when a warming and drying trend began. By 5,000 
BP, this trend began to reverse and approach modern conditions (Delcourt and Delcourt 1980). 

The modern climate of the project area is characterized as very warm and humid, with hot summers and 

short, mild winters. Average daily temperatures range from 9.90 C in January to 26.90 C in July. The annual 
mean temperature is 18.6° C, with an average growing season of249 days. Precipitation averages from 4.1 
centimeters (em) in October to 18.8 cm in July, with an aimuaI mean of124.7 em (USDA 1980). 

2.6 Historic Alteration of the Environment 

Alteration of the project vicinity began during the late 16008 and early 1700s, with the arrival of some of the 
earliest settlers. Rice was introduced into the area in the I 680s, and by 1719 it was a well established cash 
crop. The rice economy came to an end in the area after the hurricane of 1893 destroyed the necessary water 
control devices for rice production. Indigo was a leading cash crop soon after its introduction in 1739, and 

continued its reign until the Revolutionary War. After the Revolutionary War, Sea Island long-staple cotton 
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became the leading cash crop in the area, and remained the leading crop until the arrival of the boll-weevil 
around 1913. Following the Civil War, truck crops and the raising of livestock became the mainstay of the 
area economy. Truck crops remained profitable into the early 20" centwy. Today, row crops, beef cattle, 
silviculture, and land development are some of the major land altering industries in Beaufort County. The 
project area exhibits signs of silviculture and heavy logging practices. 
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3.0 CULTURALHISTORY 

3.1 Literature Review Sources 

Background data on the project area was gathered from the following repositories: 

South Carolina Department of Archives and History (SCDAH), Columbia, including the State 
Historic Preservation Office (SHPO) and the reference hbrary housing historic map collections 

South Carolina Institute of Arcbeology and Anthropology (SCIAA), Columbia, including the State 
Site files, the compliance document library and computerized document inventory 

The University of Soufu Carolina, Columbia (USCC), main bbrary and map room, including aerial 
photograph files dating from 1938 forward, various recent (less fuan 50 years old) maps of Beaufort 
County, histories/general references 

At each repository, pertinent files, research and compliance reports, active and retired USGS maps, available 

18 ~, 19"', and 20~ century maps, historic resources survey files, and county histories were carefull~ reviewed. 

The purposes of the literature search and review were to: 

Detennine if state-recognized arcbeological resources are located wi1hin the project area 

Determine if state·recognized historic structures, cemeteries, or other features (e.g. earthworks) are 
located wi1hin the project area 

Gain an understanding of the environmental factors detenniningiaffecting cultural resource 
distnbution in the study area 

Estimate the likelihood of locating cultural resources wilhin the project area, including the 
identification of bigh and low "probability" areas 

Gain an understanding of what kinds of resources might be considefecl significant (following NRHP 
eligIbility criteria) within the cultural contexts of coastal Soufu Carolina 

Compile the data needed to construct a condensed but informative regional overview 

Compile the data needed to construct a feasible research design 

3.2 Background and Previous Work 

Archeologicol Resources: Much of what is known about early hunian use of the study area comes from 

research and compliance-oriented studies conducted within Beaufort County and the adjacent counties. This 

overview relies heavily on published reports with broad implications for the Lower Coastal Plain region and 

the Savannah River drainage (Anderson 1989; Anderson and Hanson 1988; Anderson and Joseph 1988; 

Anderson el al. 1982; Anderson and Logan 1981; Blanton and Sassaman 1989; Brooks el al. 1989; DePratter 

1975,1976,1984,1991; Goodyearetal. 1989; Goodyear 1982; Hartley 1984; Michie 1973,1977, 1980; 
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Sutherland 1974; Trinkley 1976, 1985, 1989, 1990, 1991; and others). It is complemented with data from 

local compliance projects, archival data (1825 Mills Atlas), and research (as reported in StateArcheologica1 

Site Fonns at SClAA). Ten archeological sites have beeo previously recorded within 1.6 Ian (1.0 mile) of 

the current survey tract. These site locations are illustrated in Figure 3.1. They are summarized in Table 3.1, 

and each is briefly descnoed below. 

Three sites (3SJA223, 38BU1663, 38JA1664) within 1.6 Ian of the project area were recorded during an 

archeological and architectural survey prior to the onset of widening/improvement work to State Route 170 

(Marcil 1996). Site 38JA223 consists of the rubble remains of 191b/201b century house and an associated 

scatter of domestic/architectural artifacts. The site was recommended NRHP-ineligible. Both Sites 

38BU1663 and 38BU1664 date to the 201h century, and consist of collaps~ chimneys and low density 
domestic/architectural artifact scatters. These two sites were recommended ineligible to the NRHP. 

As part of a cultural resources inventory of the Meggett Tract, Bridgeman et al. (2000) recorded five sites 
within 1.6lanofthecurrent project area (Sites 38BU1650, 3SBU1651, 38BU1652, 38BU1654, 38BU1856). 
Site 38BUI650 is a multi-component site bordering the marsh on the east side of the Okatee River. The site 

consists of a fonner 18'" century house site, a scatter of ISIh and 19th century artifacts, and an Unknown 

Prehistoric lithic scatter. Site 38BU50 was recommended potentially eligible for the NRHP. It was later 
subject to archeological testing and mitigation (Reid et al. 2002). 

Site 38BU1651 is a multi-component site consisting ofan ISIh century artifact scatter and an early Middle 
Woodland lithic and ceramic scatter. The site lacked cultural integrity and was recommended NRHP
ineligible. Site 3SBU1652 and 3SBU1654 consisted of Unknown Prehistoric lithic scatters. Both were 

recommended ineligible for the NRHP. Site 38BU1856 was found to contain evidence for ISIh and 19th 

century use, as well as Late Archaic through Middle Woodland deposits. Survey and testing of this site was 
conducted by Bridgeman et al. (2000). Based on their investigations, the site was recommended eligible for 

theNRHP. 

Brockington & Associates conducted survey and testing of the Indigo Plantation Tract (poplin 2000). During 

the survey, Site 3SBU1691 was recorded as a Middle to Late Woodland lithic and ceramic scatter. The site 
lacked depositional integrity and was recommended ineligible for the NRHP. 

In 2002, Brockington & Associates conducted Phase ill investigations at Site 38BU1650 that was flfSt 
recorded by Bridgeman et al. (2000). Data recovery research focused on the ISIb century component. 
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Table 3.1 Previously Recorded Archeological Resources 

Site NRHP 

Number Description Period Recommendation Reference 

38JA223 Fonner House Site 19'/20" Century Ineligible Bridgeman el 

al.2oo0 

3SBU1650 Historic House Site and 18" and 19' Century, Potentially eligible Bridgeman el 

Prehistoric Artifact Scatter Unknown Prehistoric al.20oo 

3SBU1650 Historic House Site end ISth end 19th Century, Eligible Reid etal. 

Prebistoric Artifact Scatter Unknown Prehistoric (Mitigated) 2002 

3SBU1651 Historic Artifact Scatter, IS" Century, Ineligible Bridgeman el 
Prehistoric UthiclCeramic Scatter Middle Woodland al.2000 

38BU1652 Lithic Scatter Unknown Prehistoric Ineligible Bridgeman et 

al.20oo 

38BU1654 Uthic Scatter Unknown Prehistoric Ineligible Bridgeman el 

al.2000 

38BU1663 Fonner House Site 20th Century Ineligible Marcil 1996 

38BU1664 Fonner House Site 20th Century Ineligible Marcil 1996 
. 

38BU1691 Prehistoric UthiclCcramic Scatter Middle to Late Ineligible Popliu2000 
Woodland 

3SBU1856 Fonner House Site IS· end 19'" Century Eligible - Bridgeman et 

al.20oo 

Historic Resources (above-ground): An above ground historic resources survey of Beaufort County 

conducted by Brockington and Associates in 1997 and 1998 (Harvey et al. 1998) identified nine above 

ground resources within 1.6 Jan (1 mile) of the survey tract. Seven of these resources (251-427.00 through 

251-427.06) are on the east side of the Okatee River in the vicinity of Pinckney Colony. They were all 

constructed in the middle 20" century (ca. 1945) as part of a primate research center under the auspices of 

the National Foundation ofInfantile Paralysis (ca 1945). Five of these resources are eligible for the NRHP 

as coutributors to a National Register Historic District (Table 3.2). 
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Table 3.2 PreviouSly Recorded IDstorie Resources 

Structure NRHP 

Number Description Date Recommendation Reference 

251-368 Dwelling 1919 Potentially Eligible Harvey et al. 1998 

251-427.00 Primate Research Facility ca. 1945 Ineligible Harvey et aL 1998 

251-427.01 Primate Research Facility Bam ca. 1945 Eligible Harvey ei al. 1998 

251-427.02 Primate Research Facility Bam ca. 1945 EligJble Harvey et al. 1998 

251-427.03 Primate Research Facility Storage ca. 1945 Eligible Harvey et al. 1998 

251-427.04 Primate Research Facility Storage ca. 1945 Eligible Harvey et al. 1998 

251-427.05 Primate Researoh Facility Bam ca. 1945 Eligible Harvey el al. 1998 

251-427.06 Primate Research Facility Office ca. 1945 Ineligl"le Harvey el al. 1998 

251-440 Dwelling ca. 1920 Ineligible· Harvey et al. 1998 

251-442 Dwelling ca. 1910 Ineligible Harvey et al. 1998 

3.3 Cultural Overview 

In the following overview, six prehistoric periods will be discussed: Paleoindian (11,500 to 9,900 BP), 

Archaic (9,900 to 3,000 BP), Woodland (3,000 to 850 BP) and Mississippian (850 to 400 BP). The Contact 

period (AD 1520 to 1718) and the pertinent history of the area from about AD 1526 are also discussed. 

3.3.1 PaleoindiaD Period 

The Paleoindian period in the Beaufort County area is represented by flutedJlanceolate (Clovis, Clovis

variant) or later, unflutedJlanceolate (Suwanee, Simpson) projectile points (Goodyear el al. 1989). 

Occasionally, these points are found in association with unifacial and bifacial tools, but much more often, 

they are taken from isolated contexts (Michie 1977; Charles 1983, 1986; Griffin 1967). In Allendale County, 

Paleoindian components have been recognized at quarry sites (Goodyear and Charles 1984). Recent work 

by Goodyear in A1lendal e County suggests that an even earlier people inhabited the area as evidenced by the 

recovery of concentrations of chert cobbleslhammerstones, flake tools, serrated cutting blades, and debitage 

from approximately 0.6 m below Clovis-era deposits (Goodyear 1999), however this data is highly 

controversial. 

While thePaleoindian artifact assemblage has been associated with extinct Pleistocene megafaunal species 

in the Southwest and the Great Plains regions, it was not until relatively recently that such an association 
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between Paleoindians and megafauna here in the Southeast could be made (Anderson et al. 1996). Evidence 

of this association from Florida includes a speared giant tortoise from Little Salt Springs (Clausen el al. 

1979) and a projectile point embedded in a Bison antiquus skull recovered from the Wascissa River (Webb 

et al. 1984), as well as artifacts manufactured from megafaunal ivory and bone (Anderson et ai. 1996). 

Paleoindian artifacts have also been recovered in association with megafauna! species in Tennessee (Barker 

and Broster 1996). However, the exact relationship between Paleoindians and megafauna in the Southeast 

is still largely unknown. Much of the paleobotanical and paleofaunal evidence suggests that Paleoindian 

groups in the eastern United States enjoyed a rather diverse diet. Such a subsistence strategy implies a 

nomadic, small-band lifestyle. However, in South Carolina, Paleoindian period people might have led a 

mobile but less nomadic life given the great diversity of Late Pleistocene fauna and flora on the Coastal Plain 

(Webb 1981). 

Point distribution (Goodyear et al. 1989} inthe southernCoastaJPlain(AIIendale, Hampton, Jasper, Beaufort 

Counties) demonstrates the importance Pale6indian peoples placed on the Allendale chert resources. The 

distribution shows that apart from probable Paleoindian residential bases near chert outcrops, isolated 

projectile point "locations" are evenly distn"buted across Hampton County, northern Jasper County, and 

southern Beaufort County, suggesting diffusive exploitation of a relatively uniform environment. Under a 

foraging subsistence strategy with emphasis on hunting, Paleoindian sites might be expected to be found in 

a variety of settings that include not only the bluffs and older terraces associated with higher ranking streams, 

but also broad interfluvial ridges and summits. 

As the Holocene began, megafauna! species gave way to smaller modern species, and plsht communities 

began adapting to a warmer, drier environment. These environmental changes elicited shifts in human 

subsistence that are reflected in the material culture of the Dalton horizon, often viewed as a transitional 

period between the Paleoindian and Archaic periods. Dalton is characterized by medium-sized, lanceolate, 

shallow side-notched, basally thinned, projectile points with varying degrees of basal and lateral grinding. 

Unifacial tools, drills, adzes, and burin tools suggest that Dalton peoples were improving upon the 

exploitative strategies founded in Paleoindian times. Goodyear (1982) contends that the first large-scale 

exploitation of the Southeast is signified by the Dalton horizon. In support of this, Goodyear et af. (1989) 

cite a five to ten-fold increase in the frequency of Dalton point locations compared to Paleoindian point 

locations. 

3.3.2 Archaic Period 

As the Early Archaic developed, projectile point mOlJlhology changed to reflect technological innovations 
and shifts in subsistence. Iftbe technological contentions of Goodyear (1979) are true, then Early Archaic 

projectile points evolved through a TaylorlBig SandylBolen side-notched phase into perhaps a PahnerlKirk 

comer-notched phase. Bifurcate base points such as Lecroy and Kanawha are generally considered to be the 

diagnostics that mark the close of the Early Archaic. 
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The Early Archaic tool kit expanded to include not only animal processing tools but more advanced vegetal 

processing tools [i.e., adzes, grinding stones (Griffin 1967)]. The expanded kit suggests that Early Archaic 

peoples were becoming more reliant on aggregate and seasonally avaiIable foods. This was probably caused 

by the increasing seasonal responses of emerging Holocene biotic communities. Accordingly, Early Archaic 

. peoples probably exploited a wider variety of ecological niches on a seasonal basis. 

Early Archaic data from the Lower Coastal Platn and the Coastal Zone is sparse. The paucity of data is 

thought to be attributable to a combination of two factors (Sassaman 1996): I) Isolated finds are commonly 

. recorded, but camp sites or larger activity areas have not been so readily identified; and 2) Early Archaic 

deposits are often deeply buried due to aIIuviaI, colluvial, and aeolian depOsition. Therefore, Early Archaic 

sites are usuaIly not readily observable on the surface. It has also been posited that many of the Early 

Archaic sites in the Coastal Zone may have been inundated by rising sea levels in the later Holocene. 

The Middle Archaic was marked by populational dispersion and technological generalization in response 

to a wann, generally dry climate and increasing homogenization within the biotic communities of the Coastal 

Plain. Comparing Piedmont data with that from the Coastal Plain, it does not appear that Middle Archaic 

peoples exploited the coastal region Wlder the same subsistence strategies. In part, this is probably an artifact 

of sampling and an inability to recognize Middle Archaic components. Blanton and Sassaman (1989) 

suggest that Coastal Plain settlement and use strategies were struCtunld to deal with a predictable mosaic of 

biotic communities (i.e., open marshes, forested wetlands, flatwoods, oak-hickory ridges, etc.). 

When Middle Archaic sites are rerognized in the Coastal Plain, they are most commonly represented by 

small, dispersed lithic scatters oflocally available raw materiaI. Middle Archaic sites are characterized by 

the presence of Morrow MOWltain, GuilfordlBrier Creek Lanceolate, and/or Middle Archaic Stemmed 

(suggested chronological sequence) projectile points. Although common in the Piedmont, emergent Middle 

Archaic Stanly points are rare finds in the Coastal Plain. Points and debitage are occasionally accompanied 

by expedient tools and ground stone, but are rarely found with formal tools designed for long term use. 

Settlement information is limited but it appears that within the Coastal Plain, the most substantial Middle 

Archaic sites tend to be located along the edges of wetland environments including river terraces. Smaller 

sites related to transient hunting, collecting, and extractive activities have been found in interf!uvial settings 

(Anderson 1979). 

The Late Archaic is marked by much population growth and local adaptation. Along the coast, this was 
probably in response to the stabilization of sea level around 4,200 BP. The relatively static sea level allowed 

the development of estuarine marine communities that could be effectively exploited by Late Archaic 

peoples (Brooks el al. 1989). Sites are often marked by the presence of oyster and clam shell rings, middens, 

and "heaps". This suggests a focal exploitation of, and subsequent dependence on, estuarine and tidal zone 

mollusk (and other marine) resources . 
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Late Archaic settlement patterning indicates limited residential mobility, probably resulting from dependency 

on localized "critical" resources (i.e. shellfish, fish) that were procured on planned collecting and hunting 

schedules. Anderson et af. (1982) found that three of the four Late Archaic sites discovered during their 

interior coastal surVeys were located in "riverine" environments. Large, substantial sites are found on river 

terraces and bluffs, on the edges of estuaries and in marshes. They were probably multi-use and multi

seasonal sites, based on the presence of a wide variety of shell elements, stone tools, and multi-seasonal 

biotic remains (frinkley 1976). It is duringtbe Late Archaic that human burials begin to appear on a regular 

basis (e.g., Brockington 1971; Michie 1974; Sassaman 1993). 

Diagnostic Late Archaic lithic artifacts include Savannah River Stemmed, Otarre, and Garyprojectile points, 

steatite vessels, and grooved axes. After about 4,200 BP, fiber-tempered (St. Simons/Stallings) and sand

tempered (Thom's Creek) plain, punctate, and stamped ceramics appear and large stemmed points become 

smaller (Anderson et af. 1982; Calmes 1967; DePratter 1978; Michie 1973, 1974; Sutherland 1974). 

Sassaman describes the ceramic sequence of the Late Archaic as having both temporal and spatial divisions. 

Plain fiber-tempered pottery beginning no later than 4,200 yearsBP gave way to decorated types (finger

pinching and shell punctating) beginoing about 3,700 years BP. Geographically, Thom' s Creek wares were 

used primarily north of the Savannah River whereas they are little known along the Georgia Coast. 

The Late Archaic along the Lower Coastal Plain represented a time of transition from mobile, 

foraging/collecting, band-level exploitation on a wide ranging seasonal schedule, to what appears to be a 

semi-sedentary, collecting-oriented, macroband-Ievel settlement plan. Trinkley (1976:310) suggests that: 

"There seems to be no reason to believe that the Thorn's Creek Phase people engaged in large scale migration 

from the coast inland to the Fall Line nor in smaller scale nomadism characteristic of band-level societies. 

The coast is rich in available resources ... " 

1lris suggests that the catalyst for Late Archaic settlement adaptations (and later Woodland period 

remobilization) was directly related to dependencies on fixed aquatic resources. Shell rings dating to the 

Late Archaic have been found along the tidal marsh between northeastern Florida and the Georgetown area 

of South Carolina (Kennedy e/ al. 1992). 

3.3.3 Woodland Period 

Late Archaic population growth and diversification continued into the Woodland period. In the coastal 

region of South Carolina, the Woodland "threshold" was crossed with the appearance of burial 

ceremonialism (including mound-construction and occasional exotic grave goods), the manufacture of more 

stylistic and technologically superior ceramics, and sigoificant shifts in subsistence strategies. Sites dating 

to this period are not ouly identified by waste shell concentrations along estuaries/marshes, but by ceramic 

and lithic scatters on upland sand ridges or interior plains . 
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As stated earlier (Section 2:4), coastal region Woodland settlement was affected by fluctuations in sea level 

(Brooks el al. 1989; Michie 1980). Brooks el al. (1989) indicate that shell-bearing Woodland middens are 

usually loeated just above small tidal creeks/marshes, and are considerably smaller than early ones. As the 

period progressed, settlement pattern data suggest intennittent movement up and laterally within the 

estuarine procurement zones. Brooks el al. (1989) suggest that this was in response to over-exploitation of 

shellfish resources and fluctuating but rising sea levels. Anderson et al. (1982) indicates a proliferation of 

sites during the Early Woodland with a preference for riverine settings. As the period progresses site density 

drops, and riverine/inter-riverine loeational preference reach parity. 

Brooks et al. (1989) also suggest that during periods of high sea level, habitable, resource productive upland 

areas decreased in size, leading to smaller extractive zones that were utilized more intensively. Apparently, 

these environmental changes led to a fracturing of the basic settlement unit resulting in more mobile 

Woodland societies. This is reflected in the archeological record by sites marlced with scatters of ceramics 

and lithics along well drained upland sand ridges and plains, where mesic biotic communities might have 

differentiated out of the flatwoods biotic pool. 

Although it has been treated under various regimes [Anderson e/ al. (1982) and Trinidey (I 989»), it is at the 

end of the Thorn's Creek Phase (based on diagnostic ceramics) that a discussion of Woodland material 

culture will begin. lbis treatment is based on the general disappearance of Savannah River phase projectile 

points, and the subsistence shifts that mobilized Early Woodland societies. 'In the project vicinity, these 

changes are accompanied by the sequent appearance of Refuge (plain, simple-stamped, dentate-stamped) 

and Deptford (plain, linear check-stamped, check-stamped, cord-marked) pottery types. Diagnostic lithics 

are typieally small stemmed (Deptford-stemmed) and medium triangular (Yadkin-like) projectile points. 

Deptford wares continue into the Middle Woodland, perhaps descending into two coarse grog-tempered 

varieties: Wilmington and Hanover. Wilmington (cord-marked) wares are common in the project vicinity, 

while Hanover (cord-marked, fabric-impressed) wares appear to be well-distributed across the South 

Carolina coastal region (Anderson 1975). SI. Catherines (smaller grog-tempebl with cord marlcing and net 

impressing) ceramics are also commonly found on sites within the general project vicinity (Kennedy el al. 

1992). 

Middle Woodland settlement data suggest a further diffusion of social groups as witnessed by generally 

small, short~tenn habitation sites. There is little evidence for pennanent viUage settlement, particularly 

within coastal interior settings away from major streams (Anderson el aI. 1982). In South Carolina, coastal 

sites occur, but shell middens are uncommon and small (as compared to Late Archaic-Early Woodland sites), 

suggesting that subsistence shifted toward interfluvial and non-estuarial resources (TrinkIey 1989). Along 

the northern Georgia coast (e.g., Skidaway Island), DePratter(l978) believes that Middle Woodland peoples 

were practicing some form of incipient horticulture to supplement a diet heavily dependent on marine 

resources. 
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It appears that Middle Woodland peoples were practicing burial ceremonialism, within the context ofthe 

sand burial mounds that are found from coastal Georgia to North Carolina. In North Carolina, these mounds 

contain burials/cremations dressed with gorgets, pendants, celts, platform pipes, and other burial goods 

(phelps 1983). Sand burial mounds also occur around the Savannah River and along the north Georgia coast 

(DePratter 1978). One mortuary site, an osSllllI)' in Hony County, South Carolina, has been attnouted to the 

Middle Woodland (Trinkley 1989, 1990). Excavations at Buck Hall in Charleston County by Trinkley and 

Zierden discovered that low sand mounds were covering poorJypreserved secondary burials (Trinkley 1990). 

In the inter-riverine areas of the Lower Coastal Plain, Late Woodland peoples continued the relatively simple 

and mobile lifeways of their Middle Woodland predecessors. Because of subtle transitions, it is difficult to 

specifically characterize Late Woodland culture traits. Along the southern South Carolina and northern 

Georgia coast, sand burial mounds persist into Late Woodland times, and are found in conjunction with St. 

Catherines ceramic types [burnished, fine cord-marked, net-marJced (DePratter 1978, t 979)]. St. Catherines 

phase peoples appear to have reverted back to heavier use of shellfish resources. In the northern South 

Carolina coastal region, Anderson et al. (1982) posit the endurance of the Santee phase culture into the Late 

Woodland. There is still little evidence of a structured village settlement system during the LateWoodland 

(TrinkIey 1989). 

3.3.4 Mississippian Period 

In much of the Southeast, Mississippian period culture reflects the elaboration of practices originating in the 

Woodland period. While this may be the case on the Lower Coastal Plain of South Carolina, clear 

correlations are not present. Anderson (1989:114) states: "Perhaps the best data for the study of local 

Mississippian origins and for changes in organizational complexity currently comes from the Savannah 

River." Near the mouth of the Savannah River, WPA excavations at Irene Mound and 13 other sites 

(Caldwell and McCain 1941; DePratter 1991) contributed to the long-standing ceramic/phase sequence: 

Wilmington, St. Catherines, Savannah I-Ill, and Irene I (Anderson 1986). This sequence provides continuity 

between Late Woodland and Mississippian period groups at the mouth of the Savannah River and in the 

lower portion of the drainage. 

Based on their investigations at the Callawassie Island burial mound (3 8BU19), Brooks et aL (1982) suggest 

that within the lower South Carolina coastal region, Late Woodland burial ceremouialism extended into the 

Early Mississippian, providing a bridge between the St. Catherines and Savannah phases. However, as one 

travels away from the coast and the Savannah River, possible antecedents and expectations for the Early 

Mississippian become less clear. Anderson (1989: 115) notes that: "In recent years it has become evident that 

the later Woodland over much of South Carolina is characterized by rather undistinguished assemblages of 

plain, cord marked, fabric impressed and simple-stamped wares ..... 
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Whatever the antecedents in the coastal region, the Mississippian period emerged in the Southern Piedmont 

as a reliance on agriculture developed. Social organization became more complex and ceremonious, 

probably as a component of a more sedentary Iifeway and the intense labor requirements of maize 

agriculture. Because of the ph ysical needsofan agricultural society, Mississippian villages are often located 

on or near broad, tillable floodplains, and are sometimeS marked by large platform mounds (Smith 1978). 

Hamlets and farmsteads may occur around mound centers on any suitable landform associated with tillable 

land. 

Coastal region Mississippian sites are rare compared to sites from other periods [4 of 84 components 

(Anderson el a1. 1982: 374)]. Rarity may be correlated with late development of Mississippian period 

culture in South Carolina and "low natural productivity" (Anderson 1989:113). Limited productivity 

apparently encouraged development of a semi-mobile settlementlsnbsistence system with both agricultural 

and seasonal hunting/gathering components. Waddell's (1980) compiled descriptive accounts of 16" century 

Mississippian period peoples living along the lower South Carolina coast docmnent this mobility. 

Mississippian period sites are most often identified by complicated-stamped and red-filmed (as well as fine 

cord-marked and/or incised) ceramic wares and small triangular Projectile points. On the southern South 

Carolina coast, diagnostic ceramics appear to be similar to those found around the mouth of the Savannah 

River, although distributions differ greatly. In lower South Carolina, St. Catherines!EarlY Savannahcerarnic 

types are common and apparently persist much longer than they do along the lower Savannah River. As a 

consequence, traditionally later "classic" Savannah and Irene wares are rare (Anderson 1989; Anderson el 

a1. 1982; Trinkley el a1. 1983). 

Mississippian sites may contain structural components with associated burials, midden deposits, andmounds 

with ceremonial structural remains and elaborately furnished burials. While the demise of Late 

Mississippian culture in the Southeast is often linked to the arrival of the Spanish, it appears likely that 

decentralization began prior to European incursion. However, along South Carolina's lower coastal region, 

Mississippian culture may have never reached the critical point that precipitated decentralization. 

3.3.5 Contact Period 

The ftrst accounts of the aboriginal population in South Carolina came from Spanish explorers in the early 

16" century. In 1520, Francisco Gordillo, under the patronage of Lucas Vasquez de AylIon, sailed from 

Hispaniola (Haiti) and explored the Atlantic Coast probably as far north as Chesapeake Bay. Locational data 

from accounts of this trip indicate that en route, he sailed into Port Royal Sound and anchored off the 

southern tip of Parris Island. The island of Hilton Head at the southern entrance of the bay served as a 

principal landmark to the early Spanish, French, and English explorers of the region (Quattlebaum 1956). 

It is likely that Gordillo ftrst explored the mainland of South Carolina from this vantage point and 

encountered the native population. 
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The first detailed reports on the natives of the Coastal Plain of Georgia and South Carolina come ·from the 

Hernando de Soto expedition. In 1540 he traveled through Georgia into the Coastal Plain of South Carolina 

and up through the South Carolina Piedmont. The documentation of his expedition indicates that there were 

numerous native towns within organized chiefdom societies, Native reports of a large and populous 

chiefdom led De Soto to Cofitachequi. The main town of this province was originally thought to be along 

the Savannah River near Augusta. However, comparison of the historical documents to recent archeological 

data indicate that the town and its satellite hamlets may have been located along the Wateree River in South 

Carolina (DePratter 1989). 

The Juan Pardo expedition of 1567 may have passed through Jasper County en route to Cofitachequi and 

beyond. Pardo departed from the Spanish settlement of Santa Elena located on Parris Island which is 

immediately south of the current study area. Accounts of this expedition suggest they headed northwest 

(through Jasper and Hampton Counties) before heading northeast towards Cofitachequi. Along the early part 

of his route, .Pardo and his men encountered a number of small Indian towns (DePratter 1989). The tribal 

affiliation of the people in the towns is not known. In 1663 the English explorer, William Hilton mentions 

the "Port Royal Indians" inhabiting the area that the Spanish had called Santa Elena, which the English and 

French renamed Port Royal. These Indians, possibly part of the Cusabo tribe, knew some Spanish words as 

a result of earlier contact with the Spanish (Randolph 1973). 

During the 17th and 18'" centuries, the lower Coastal Plain of South Carolina was inhabited primarily by 

Indian groups which migrated into the area from the interior. The relatively recent arrivals were primarily 
Siouan tribes which may have displaced and/or absorbed the remnants of earlier populations. In the late 17'" 

century, the Yamassee, possibly a non-Siouan group, began filtering into the low country between the 

Savannah River and Port Royal. The Yamassee were originally from central Georgia. De Solo visited a 

town on the Ocmulgee River that may have been a Yamassee settlement. By 1675, some Yamassee had 

settled near the Spanish missions on the coast of Georgia, and in the winter of 1684-85, the Yamassee 

Indians moved into South Carolina. The English gave them lands near the mouth of the Savannah River 

where they established a town (Swanton 1946). From here the Yamassee moved further east. During the 

early 18'" century, the Broad River marked the division between the Upper and Lower Yamassee groups 

(Crane 1981). 

The second major Indian group who inhabited the area were the Apalachico1as. 1bis Siouan group was 

originally from the region around the lower Chattahoochee River in Georgia Historical documents indicate 

that Apalachicolas were living in the Savannah River Valley during the late 17"' century after being ousted 

from the area around the Apalachicola River by hostile tribes (Swanton 1946). The Apalachicolas, also 

known as the Palachocolas, established a town on the east bank of the Savannah River near the 

JasperlHampton County line. The town, Parichucla landing (later known as Palachocolas), was situated at 

8 principal river cross!ng on the trail between the English settlement at Charles Towne and St. Augustine 
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• (Ivers 1974). The 1715 census indicates that there were a total of214 Apalachicolas living in two villages 
on the Savannah River (Swanton 1946). 

A third group living in the region were the Cusabo. According to Swanton (1946), this Muskhogean group 

may have OIiginally migrated from southern Georgia, settling in the area between Charleston and the 

Savannah River. On his visit to the Port Royal area, William Hilton reported on the Indians (probably 

Cusabo) living there (Randolph 1973). Houses of the "Port Royal" Indians as Hilton called them, were 
about 200 feet long with 12-foot walls covered witb palmetto leaves. Smaller houses were also observed. 
. The Indians harvested more than one crop of corn a year which they supplemented with pumpkins, melons, 

fruit, venison, and fish. Based on the 1715 census, there were five southern ·Cusabo villages with a total 

population of295. Reports of that period indicate that these Indians had assimilated the English lifestyle 
(Swanton 1946). 

Between 1707 and 1715, Indian resentment grew as European settlers pushed further into Indian land. In 

1715, these bitter feelings culminated in the Yamassee War. The Creek allied with the Yamassee while the 
coastal Indians including the Cusabo sided with the settlers (Swanton 1946). The colonials were victorious 

in 1716, although minor raids continued on settlements between the Edisto and Savannah Rivers until 1718. 
Most of the surviving Indian groups relocated to Georgia and Florida (Ivers 1974). Due to their friendly 
relations with the English, the Cusabo continued to live in the area until at least 1730 (Swanton 1946). 
However, by the mid-181h century, most of the native populations had diSappeared from the Coastal Plain 

of South Carolina. Remnant Indian groups in the upper regions joined the Catawba, a Siouan coalition, or 
became part of the Cherokee Nation. 

3.3.6 Historic Period 

The Spanish were the first Europeans to attempt settlement of South Carolina. The earliest settlement was 

established in 1526 by 600 colonists led by Lucas Vasquez de Ayllon, and is thought to have been located 

on Waccamaw Neck near Georgetown. Ibis colony, San Miguel de Gualdape, failed within a year due to 
disease and dissent among the settlers. On his visit to the Indian town of Cofitachequi, De Soto found 
articles of Spanish manufacture which may have been traded from San Miguel (Quattlebaum 1956). 

Other attempts at settling the coast include Santa Elena on Parris Island (Sol!th 1980) and the mission on St. 
Catherines Island near Savannah. Both were founded in the 1560's. Santa Elena was subject to a number 
of Indian uprisings caused by unreasonable demands on the natives' food supply. The colony was abandoned 

a number of times overits 21 year span as a result of Indian hostilities (Quattlebaum 1956). An English raid 
in 1587 ended Spanish control of Santa Elena and in general, Spanisb colonization of South Carolina (Michie 

1984). Other small scale impermanent settlements were located on Pinclmey Island near Charleston 
(Drucker and Anthony 1980). 
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The French also found the area around Santa Elena suitable to colonize, renaming the sound, Port Royal. 

The first French colony was founded on Parris Island in t 562, preceding the Spilnish settlement. This 

Huguenot settlement, Cbarlesfort, lasted a few months and was abandoned due to rebellion and lack offood. 

A second colony was possibly attempted at the mouth of the Edisto River in the 1570s, but tbis.apparently 

failed as a result of Indian hostilities (Quattlebaum 1956). 

The English were the first to have a permanent settlement in South carolina nearly 100 years after the 

Spilnish and French attempts. The region around Beaufort County was part of a large 1665 land grant given 

by King Charles to eight of his supporters, the Lord Proprietors. In anticipation of the land grant, Peter 

Colleton, one of Lord Proprietors, sent an expedition from the English stronghold of Barbados to find a 

suitable site for a new colony in the Carolinas. This expedition led by William Hilton in 1663, sailed up the 

Carolina coast from Port Royal to Cape Fear. Although he gave favorable reports of the area, nothing ciune 
of Collet on's proposal to settle the carolinas. However, within three years, another explorer, Robert Sanders, 

identified the vicinity of the Asbley River as an excellent harbor and preparations were made for settlement 

(Randolph 1973). 

The settlement of Charles Towne in 1670 on the Asbley River above pr~ent day Charleston, was the 

beginning of a successful and profitable English colony. The settlers first depended on subsistence farming 

and food supplies from friendly natives. Soon the trade of deerskins, fur, timber, and timber products fueled 

the economy of the colony (Michie 1984). By the end of the 17'" century, the population and the revenue 

the colony represented to England had grown significantly. Individual settlers of French Huguenot, English, 

and Scottish descent began to leave the developed area around Charles Towne in search of prime agricultural 

and livestock production land, and profits from Indian trade and naval stores (Drucker and Zierden 1981). 

The lower South Carolina coast was first settled by a group of Scots led by Lord Cardross in 1684. The 

settlement was called Stuart Towne and was established approximately one mile south of present-day 

Beaufort. This settlement was destroyed by the Spilnish in 1686 (Sirmans 1966). Despite the failure of the 

Scottish settlement and the threat of Spanish raids, colonists continued to settle in the less populated areas 

along the southern coast of South Carolina. 

Initially, the Lord Proprietors established four counties to administer the colony (Drucker andZierden 1981). 

The region between the Savannah River and the Combahee River was designated GranVIlle County (Sirmans 

1966). The real political units were the parishes of the Anglican Church. Ten original parishes were laid out 

in 1706, using the rivers and swamps of the low country as boundaries (Drucker andZierden 1981). In 1712, 

the parish of St. Helena was created encompassing Panis Island, several adjacent islands, and the city of 

Beaufort. The area around Beaufort became known as the Beaufort District. Beaufort was established in 

171 t and became the major port of the lower coast, specializing in the production and trading of naval stores 

(Sirmans 1966). In 1747, the parish ofSt. Peter was created encompassing the area between the Broad River 

and the Savannah River . 
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The British Crown bought out the original proprietors' land rights between 1719 and 1729,.thenencouraged 

settlement on the frontier of the colony (Crane 1981). Afterthe Yamassee War (1715-1716), the British 

strove to improve colonial security. A fort system was developed to protect the settlements from the Spanish 

raids and hostile Indians. Fort Prince George was bnilt on the location ofth~ former Apalachicolas town, 

Palachacolas, to guard the principal Savannah ruvercrossing and the surrounding settlements (Ivers 1974). 

Other forts were built at Port Royal Sound, Savannah Town (near present day Augusta), and on Congaree 

Creek near the site of modern Columbia (SirmaIlll1966; Michie 1990). 

With the foooding of the colony of Georgia in 1732, which acted as a buffer against Indian and Spanish 

attacks, the Beaufort District began to grow and expand. Soon more towns were being planned inland. Some 

of the tOWllll in the Beaufort District include Purrysburg, Robertsville, and PocotaIigo. Most of the land on 

the colony was owned by large planters who grew rice as the main cash crop of the area. This labor intensive 

type of planting was facilitated by the importation of African slaves to the area (Harvey et al.\998). In the 

17405, smaller plantation owners began to grow indigo as a cash crop, particularly on the sea islands where 

rice did not grow well. 

The Beaufort District continued to prosper ootil the Revolutionary War. During the war there was a great 
deal of military activity in the district. In 1779, the British attacked Port Royal Island. Battles also took 

place at Coosawhatchie in 1779, Pocotaligo in 1781, and at Beaufort in 1782 (Jones 1960). After ta!cing Port 

Royal island the British forces began to attack inland destroying property and freeing slaves. The British 

defeated the American forces in the area and occupied the town of Beaufort. From this area the British 

attacked Charleston, eventually capturing the city in 1780. The British controlled the area until British forces 

ooder Lord Cornwallis were trapped, and eventually defeated at Yorktown in 1782. 

During the war and British occupation, the district suffered a great deal. Reverend Archibald Simpson 

owned a plantation in South Carolina before the war. During the war he was living in Scotland. Upon his 

return to South Carolina he remarked ... The people that remain have been peeled, pillaged, and plundered. 

Poverty, want, and hardship appear in almost every countenance (Jones 1960: 139). He showed his disgust 

for the behavior of the British by saying ... It is evident that the British army came here to plunder, and not 

to fight or conquer the people, far less to conciliate them to submit to the British government (Jones 

1960:139). 

The Revolutionary War had an inunediate effect on South Carolina's economy causing major export trade 

reduction and the decline of plantation production (Lees 1980). Following the war, the removal of the 

British bounties and a market surplus signaled the decline of indigo as a high revenue crop. By the 1 790s, 

plantation production had exceeded prewar margins, and rice had regained its position as the primary cash 

crop of the region (Elliott et al. 1986) . 
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Although riee continued as one of the main cash crops on the mainland, as evidenced by the irrigation ditches 

and dikes still visible in the low countly of Beaufort County, cotton soon became a major source of revenue 

in the 191h century as it did elsewhere in the state. Around 1785, Sea Island long staple cotton became a 

major crop along the lower coast of South Carolina (USDA 1980). Like rice,the growing of cotton required 

a large work force and this helped to reinforce the institution of slavery in the area. 

The Civil War began with the Confederate shelling of Fort Sumter in Charleston Harbor in April of 1861. 

On November 7,1861, a Union Naval force attacked the Confederate defenses of Fort Walker on Hilton 

Head. The shelling began in the morning, and by mid-afternoon the US flag was flying over Fort Walker 

(Edgar 1998). The Confederates abandoned Hilton Head and retreated up the May River to Bluffton. The 

Battle of Port Royal was a major victory for the Union and forced many of the large plantation owners of 

the sea islands to abandon their properties, but many of the slaves stayed belllnd (Harvey 2000). 

After the war, the coastal area of South Carolina was economically and physically devastated just like most 

of the Southern states. The war had destroyed the plantation system that had created so much wealth for the 

low country planters. The creation of Beaufort County from Beaufort District in 1868 was one ofthe many 

changes that occurred. Blacks gained political power and retained it much longer that in other counties 

possibly due to the efforts of Congressman Robert Smalls, a former slave (Harvey el aJ. 1998). 

Today, farming is diversified in the county. Truck crops became important in the early 20th century, and 
continue to be a significant source of revenue to the region. Forest products and livestock production, which 

began in the Port Royal area during the colonial period, are major businesses in Beaufort County. The 

seafood and tourist industries also make significant contributions to the county's overall economy (USDA 

1980). 
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4.0 RESEARCH DESIGN 

4.1 Project Goals 

Because this surVey was conducted under Section 106 of the NHP A, the primary project goal was to detect, 

identify and assess cultural resources within the project area following South Carolina SHPO guidelines and 

principles in the NHP A. The latter includes detennining NRHP eligibility status following criteria set forth 

in 36 CFR Part 60.4 and principles under 36 CFR Part 800 relating to project effects on historic resources. 

Another goal of the research design was to integrate the sUlVey findings into the regional cultural context. 

Because the project area is relatively small and biophysically homogeneous (in a genecal and regional 
I 

context), it was not possible to posit research hypotheses with broad, regiorial implications. Instead, the 

regional context was examined and some tentative statements about the sUIVey data's goodness-of-fit were 

advanced. 

4.2 Researcb Expectations 

Based on archeological work conducted in the project vicinity and infonnation gathered during the current 

literature review, the following expectations appeared reasonable: 

For prehistoric resources, previous studies in the region suggest that there is a low 
probability of Paleo~dian, Early Archaic and Middle Archaic sites in the area, a 
moderate to high probability of Late Arcbaic through Late Woodland components 
and a moderate probability of Mississippian sites. If found, Paleoindian, Early 
Archaic or Middle Archaic resources are likely to be represented by isolated 
projectile point finds or sparse scalters oflithic dehris. The increase of population 
during the Late Archaic through Late Woodland periods and the varying use of 
tidal marshes is expected 10 be reflected in the diseovery of sites dating to these 
occupation periods within the projecl tract. Ceramics relating .10 the Slallings 
Island and Thorn's Creek phases of the .Late Archaic, and Deptford and St. 
Catherines pbases ofllie Woodland period can be expected. Coastal Mississippian 
period siles are relatively rare compared 10 thOse of other periods. Mississippian 
sites are not anticipated to exist within the project area. 

Due to the presence of a number of aboriginal groups as chronicled by early 
European explorations, vestiges of Proto historic and later Yarnassee occupations 
are possible within the project vicinity. Likewise, early Spanish and English 
settlers may have been present in the project vicinity leaving remains related to 
trading, hunting, or trapping outposts. 

Although the project area contains all of the elements necessary to support an 18', 
earIy 19' century rice plantation: immediate access to lowlandS or marsh areas· 
suitable for rice culture; immediate access to • large river for transportation 
purposes; high ground snitable for a planter's or ov=='s house, DO plantations 
were noted during the literature review or on historic maps examined. No rice 
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irrigation dike/ditch features were recorded on the topographic maps of the area. 
Therefore, it is nnlikely that sites relating to rice cultivation or domestic plantation 
life are present within the project area. However, the project vicinity may have 
been suitable for. 18~ and 19~ century residential sites. 

4.3 Research Questions 

The following research questions are posed in relation to cultural chronology and human settJementluse of 

the study area: 

What are the culturalltemporal manifestations within the project area? 
• What were the prehistoric settlement/use patterns within the project area and how 

do they compare with reported patterns for the various prehistoric groups? 
How did historic groups use the study area? Was historic use limited to 
agricultural and domestic activities? 
In concert with evidence of cultural/tempora1 affiliation, was the study area or 
portions of the study area used selectively during prehistoric or historic times? 

~.4 Criteria for Evaluating Resource Significance 

The survey information was used against the theoretical framework of the research design (Section 4.2) to 

make recoinmendations about each cultural resource's NRHP eligibility status and statements on potential 

project effeets. The following criteria in 36 CFR Part 60.4 were central to evaluating each cultural resource 

in the study area: 

The quality of significance in American history, architecture. archeology. and culture is present in 
districts. sites. buildings. structures, and objects of Stale and local importance that possess integrity 
of location, design. selling. materials. worlananship, feeling, and association, and 

(a) That are associated with events that have made a significant 
contribution to the broad pal/ems of our history; or 

(b) Thot are associated with the lives of persons significant in our 
past; or 

(c) That embody the distinctive characteristics of a type, period, or 
method of construction, or that represent the work of a master, 
or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may 
lack individual distinction; or 

(d) That have yielded or may be likely to yield, information 
important in prehistory or history. 

In addition to the above criteria, regulations under 36 CFR Part 800 and gnidance from selected National 

Register Bulletins (fownsend et 01. 1993) were the basis for assessing cultural resource significance and 
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project effect. Central to the application of these regulatory criteria was Consideration for each resource's 

potential forconttibuting important prehistoric or historic information to local or regional cultural contexts. 

A resource's state of preservation, temporal/cultural affiliation(s), extent/density andIoruniqueness of content 
were taken into account during resource evaluation. 

Glassow's (1977) criteria were used to evaluate each archeological resource. Glassow divides the physical 

attributes of a cultural resource into three basic groups: I) items (artifacts); 2) deposits (strata); and 3) 

surfaces (living floors; hearths). Glassow views each of these atttibutes as having five primary properties: 

I) variety; 2) quantity; 3) clarity; 4) integrity; and 5) environmental context (Table 4.1). For the current 

study, artifact density and diversity, assemblage completeness and clarity, and preservation state were used 
to establish the research potential of each cultural resource. 

Table 4.1 Properties of Pbysical Attributes of Cultural Resources (Following G1assow 1977) 

Property Defmition 

Variety 

Quantity 

Qarity 

Diversity of attrIbutes 

Density measure 

Measure of distinguishing temporal or functional components 
based on the attrIbutes present 

Integrity 

EnvironmenlaI Context 

State of preservation 

Nature of the surroundings of Ibe archeological resources 

Townsend et al. (1993) was used to evaluate historic structures that appeared to be older than 50 years. 
Townsend defines seven aspects, or qualities of integrity, as defined in the NRHP criteria. These include 
location, design, setting, materials, workmanship, feeling, and association (Table 4.2), and each is of 
differing importance depending on the specific NRHP criteria or criterion under which the historic resource 
is being evaluated (Townsend €I al. 1993). 

Asoect/Ouality 

Location 

Design 

Setting 

Materials 

Table 4.1 Aspects, or Qualities, of Integrity For Historic Properties 

(Following Townsend et aL 1993) 

DefInition 

The place where the historic property was constructed or the place where the historic event 
occurred. 

The combination of elements that create the form, plan, space, structure, and style of a 
property. 

The physical environment of a historic property. 

The physical elements that were combined or deposited duriJig a particular period of time and 
in 8 particular potrero or configuration to form a historic property . 
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AspectIOuality Definition 

Worlananship The physical evidence of the crafts of a particular culture or people during any given period in 
history or prehistory. 

Feeling 

Association 

A property's expression of the aesthetic or historic sense of a particular period of time. 

The direct link between an important historic event or person and a historic property. 

Based on the data from the archival research and the field survey, cultural resources were considered 

ineligible, potentially eligible, or eligible for the NRHP. Cultural resources are considered ineligible for the 

NRHP when they demonstrate a limited potential for clarity of deposits (Le., severely disturbed, redeposited, 

low density, etc.) or when they were estimated to be less than 50 years old. If sufficient infonnation about 

a cultural resource can be collected during the field survey to satisfy research concerns, or there appears to 

be a limited opportunity for obtaining such information, the proposed project activities are not considered 

to have an adverse impact. 

An archeological resource is viewed as potentially eligible for the NRHP when insufficient information is 

available upon which to base a detennination of eligibility and significance, but existing data suggests that 

there is a possibility of retrievable information significant on a local, regional, or national level. When it is 

confirmed that a resource meets one or more NRHP criteria, the resource is considered eligible for the 

National Register. For structures, age, association with prominent persons, craftsmanship, and uniqueness 

are considered, in addition to the potential that may be present in any archeological deposits surrounding the 

structure. 

For an eligible cultural resource, potential proj ect effects as outlined in Section 1.3 are assessed. In assessing 

potential effects, the heaviest weight is placed on project activities with the highest potential for severe 

disturbance, such as construction operations or the clearing and grubbing associated with such activities. 

Indirect impacts such as visual effect were also considered. The potential effects of project activities ate 

weighed against the potential loss of information retained by each significant cultural resource. 

It is important to note that for historic sites, the probable age ofthe resource and relative frequency ofthat 

particular site type in the area are both considered as important factors in assessing NRHP eligibility status. 

Recent and/or common historic resources such as discard scatters or house site components dating to the 

middle 20" century are normally considered ineligible for the NRHP. 
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5.0 FIELD AND LABORATORY METHODS 

5.1 Archeological Survey 

5.1.1 Field Survey Techniques and Implementation 

Subsurface Testing: Within the project area, screened shovel testing was the only subsurface technique used 
during the survey. This involved the excavation of 30 by 30-cm units at 15 to 30-m intervals depending on 

the landform (Figure 5.1). Swvey transects were spaced no more than 30 m apart and ran northwest to 

southeast, paraJlel with Highway 278. All positive shovel tests were flagged and identified by site and 
shovel test number. Shovel test soils were screened through 0.64 em hardware cloth. The retained material 

was examined and artifacts were collected. Each shovel test was excavated t!J sterile subsoil clay or to a 
depth of 100 em below surface. Each shovel test profile was cleaned and examined to determine the soil 
texture, color, and depth of deposits. 

Surface Inspections: The project area consisted primarily of a mixed hardwood/pine overstoiy and an 

understory of vine and grasses. Whenever possible exposed surfaces including the road cut, trails, tree falls, 
heave zones around tree trunks, and various eroding surfaces were visually inspected. Tree-tips, root balls, 
and eroded ground surfaces offered the highest surface visibility in the project tract. . 

Landscape Scanning: Visual scanning of the landscapes throughout the project area was important in 
determining the potential presence o( archeological sites with surfuce indications. The survey team perused 
the landscape for surface features, standing architecture and ornamental vegetation often seen on historic 

sites. 

5.1.2 Resource Defmition 

Two types of archeologicalresources were defined: "sites" and "isolated finds". A "site" was defined as the 
occurrence of structural components and/or two or more prehistoric and/or historic artifacts within a related 
orreasonably intact context. Lacking surface indications (i.e., structural remains, surface scatter of artifacts), 
single artifacts from similar cultural periods were considered sites if found in two closely associated (i.e., 

within 60 m of each other) shovel tests or occasionally more than 60 m if the tests were situated on the same 

landform. The logic was that many prehistoric or early historic resources have been widely dispersed by 
agricultural activity, logging, and associated erosion. 

Single artifact finds were classified as "isolated frods". This treatment was a managerial tactic and not 

intended to make any statement about the original context of any particular artifact. 
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I!mI Shovel Tested at 30 Meter Intervals 

Map Source: 7.5 Minute USGS Quadrangle 
Jasper. South Carolina 1958 photorevised 1979 

Figure 5,1 Survey Coverage Map 
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5.1.3 Survey Treatment of Archeological Sites 

Sur/ace Inspections: Exposed swfaces were inspected as encountered along survey traosects throughout the 

entire project area. 

Subsuiface Testing: When a site was discovered through subswface testing, vertical and horizontal controls 

were established by conducting shovel tests on transects oriented along the major and minor axes of the 

landform at 15 to 30-m intervals. The shovel test interval never exceeded 30 m. Decisions to reduce the 

shovel test interval were dependent on site size, landform definition, and the project area limits. Shovel tests 

were conducted until site boundaries were established through the excavation of at least two consecutive 

culturaIly-sterile tests. Typically, the distance between two sites, or a site and aD isolated find, based on 

shovel testing was at least 60 m, or the equivalent of two negative shovel tests excavated at 30 m intervals. 

No shovel testing was conducted outside the limits of the proposed development tract. 

Site Recordation: Once a site was defmed, the survey team collected environmental data on site-related 

vegetation, pedology, hydrology, and topography. Resource-related characteristics such as size, deposition, 

ternporaVculturai affiliation, function, and previous disturbances were also recorded as data became 

available. Data needed to complete South Carolina state site forms and assess potential site significance was 

collected. Employing the above survey techniques, resources were classified as "potentially eligible" or 

"ineligible" for inclusion to the NRHP. Criteria in 36 CFR Part 60 and principles under 36 CPR Part 800 was 

the basis for assessing significance. 

Field Treatment of Artifacts: Artifacts were collected, bagged, and identified by project, site nwnber, shovel 

test nwnber, surveyor, and date. Single artifacts are classified as "isolated finds". lIDs treatment is a 

managerial tactic and not intended to make any statement about the original context of any particular artifact. 

Large artifacts and recent Oess than 50 years old) discard were noted but not collected. 

5.2 Architectural Survey 

The architectural survey consisted of vehicular and pedestrian coverage of the project's APE to determine 

the location of potential historic architecture resources. Each resource was located on a USGS map and a 

road map, and photographed. The general viewshed of the project area was also photographed and keyed ., 
to a map. Following the fieldwork, the data was transcribed to historic structure survey forms, and impacts 

assessed. 

5.3 Laboratory Methods 

Upon arrival at the laboratory, field bags were checked-in and staged for analysis and treatment. Following 

the identification and cataloguing of the artifacts, tables, site plans, and maps were generated for the report. 
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5.3.1 Prehistoric Lithic Analysis 

Chipped lithic artifacts were sorted by raw material type and classified in accordance with the generalized 

lithic reduction model presented by Collins (1 975). Artifact definitions are in congruence with National Park 

Service (1990) catalogue definitions. Lithic artifacts were examined under magnification to determine the 

presence of striations, microflaking, and polishing that might be correlated with prehistoric use-wear 

(Vaughan 1985). Specific artifact types and materials recovered during the survey phase are defined in Table 

5.1. 

Table 5.1 Lithic Artifact and Material Type Defmitions 
LITHIC REDUCTION 
Flake: Lithic artifact with recognizable ventral (interior) and dorsal (exterior) surfaces baving a visible point of imp-act 
at one end. Flakes are generally broader on the proximal (impact) end and bave either tapered or parallel Sides. 
Depending on the stage of reduction, flakes may exhibit cortex andlor flake scars on the dorsal swface. Other 
chamcteristics sucb as striking platfonn remnants, Ii~ surfaces underneath the striking platfonn, aod diffuse or 
pronounced bulbs of percussion cao be used to identify a specific flake's mnde of reduction. Qualifiers such as 
"reduction" and "thinning", are used to categorize flakes baseil on technological characteristics. 

Reduction Flake: A flake produced during the early stages ofbiface aod core reduction. This type 
of flake is relatively thick and often curved in longitudinal cross-section. Platforms are often large 
and single-faceted without any lip on the ventral surface. The bulb of percussion is usually 
pronounced. 

ThInning Flake: A flake usually produced during the later stages ofbiface reduction. This type of 
flake is relatively thin and flat to slightly curved in longitudinal cross-section. Edges are usually 
feathered. Dorsal flake scars are common. The platform often retains a portion of the biface margin 
and a lip is common on the ventral surface at the platfonn. Although retaining a slight lip, the 
platform may be quite small. The bulb of percussion is diffuse. 

Flake Fragment: The geoeral features are the same as those of a flake. Flake fragments Jack 
evidence of a striking platfonn or the crushed remnaot of a platform. 

COREIBIFACE MANUFACTURE 
Biface: A biface is a flake or core reduced by percussion on all margins/ed~es; it has been ~ by the removal of 
flakes from both faces. Bifaces may be modified into a variety of tools WIth general or specific functions (bifacial 
lools). Bifaces can be divided into early stage (crude, thick, generally large flake scars) and late stage (refmed, thin, 
generally smal[ flake scars). 

RAW MATERIAL TYPES (Amer[can Geologica[ Institute 1976) 
Chert: A siliceous, cryptocrystalline minem[ (primarily quartz) fonned during sedimentaIy processes through aquenus 
precipitation and pressure; the following varieties were used by prehisloric peoples: 

Coastal Plain (CP) Chert: Chert originating from limestone formations below the Fall Line [Goad 
([979) speculates that prehistoric peoples may have focused on Eocene and Oligocene deposits); 
highly variable but often fossiliferous; colors vary greatly from white to light yellow to brown 10 red· 
brown to red to mottled black; often heat·altered. 

5.3.2 Prehistoric Ceramic Analysis 

Prehistoric cemmics were inspected to determine surface treatment, tempering agent, and vessel mOIphology. 

This data was used to place ceramics into a tempoml and/or functional framework whenever possible. 

Surface treatments encountered during the current study are defmed in Table 5.2. 
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To'ble 5 2 Ceramic Surfare Treatments and Tempering Agents 
Plain: No intentional modifications to the surface observed. Such surfaces 8jJpear on wares dating to aU ceramic
bearing periods. 

Cord-marked: This pattern was made through application of a cord-wrapped l'addle to the vessel aurface. Cord 
impressions VaIy in cord twist (S or Z twists), cord·size (fme, intennediate, or coarse), and spacing between cords. Sonie 
cord-marked wares exhibit wiped sUIfaces. 

TEMPERING AGENTS 
Sand: Silicate particles defined as very fme sand (0.06 to 0.13 rom in diameter), fine sand (0.13 to 0.25 rom), medium 
sand (0.25 to 0.50 rom), coarse sand (0.50 to 1.00 rom) or very coarse sand (1.00 to 2.00 mm). Sand was a commonly 
used tempering agent througbout the Woodland and Mississippian periods. 

5_3_3 Historic Analysis 

Historic artifacts were analyzed by type and temporal affiliation using published typologies and collectors 

books on ceramics. Ceramics were examined to identify glazing and paste properties, surface design and 

treatment, vessel mOlphology, and manufacturing marlcings. Ceramic types were classified following 

Honerkamp e/ 01. (1983), Miller (1980), Gray (1983), Garrow (1982), Hume (1969) and others. The only 

category of historic ceramics detected in the study area is blue-edged whiteware. Whiteware is described as 

a soft, nearly.impermeable, refined earthenware with a clear to slightly blue tinted glaze. It's use was wide 

ranging including table and kitchen wares, and chamber wares. Whiteware was popular during the late 

19"'/early 20" century, although the blue-edged variety may date somewhat earlier. 

In addition to typing, artifacts were classified into functionaUactivitY groups. South's (1977) classification 

system is commonly used for the analysis of historic sites, but the artifact types are most relevant to sites 

occupied before 1850. In view of the increasing abundance and variety of artifacts on later 19" and early 

20" century sites, Gray (1983) proposed a revised system to categorize these more diverseassernblages. The 

categories of classification relevant to the current study include only the KilcheniSubsistence category. 
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6.0 RESULTS OF SURVEY 

6.1 Previously Recognized Cultural Resources 

South Carolina State Site Files: No previously recorded archeological resources are known to exist within 

the project tract. As a result of four cultural resource compliance projects conducted since 1996, 10 

archeological sites have been recorded within 1.6 km of the project boundaries. Section 3.1 discusses these 

sites and projects in detail. These 10 sites contain the following components: four Unknown Prehistoric lithic 

scatters, one Middle Woodland lithic and ceramic scatter, one Middle to Late Woodland lithic and ceramic 

scatter, one 18'" century artifact scatter, three 18"'/19'" century former house sites, and two 20"' century 

former house sites. None of these sites are located adjacent to the project area, the closest one is located 

more than 500 m to the west along State Route 170. Figure 6.1 illustrates the iocations of previously 

recorded cultural resources within 1.6 km of the project area. 

i: 
National Register of Historic Places and Beaufort County Historic Structure Surv~: A review of National 

Register Files and the Beaufort County Historic Structure Files indicates that no NRHP-Iisted properties or 

state-recognized historic structures are located within or adjacent to the project area. The closest historic 

structures are more than 900 m away on the east side of the Okatee River. Each of these sites/structures 

(Structures 251-427.01 through 251-427.06) was constructed ca. 1945 as part ofaprimate research center. 

They will not be directly or indirectly impacted by the current project. All of these structures except 

Structure 251-427.06 are contributors to a National Register Historic District. 

Early Maps ofBeat4iJrt County: A review of the 1825 Mills Atlas showed no structure signatures within or 

adjacent to the project area. All of the structures recorded during the architectural survey are indicated on 

the 1958 Jasper, South Carolina 7.5 minutes series topographic quad. 

6.2 Field Survey 

The archeological field survey was conducted during the period of October 14 thrOugh October 17, 2003. 

Access to the project area was gained from Cherry Point Road. A series of drai~age ditches have been 

excavated since 1958, in the area of the proposed development. One of these ditches is aligned with part of , 
the north project boundary. An adjacent ditch extends northeast-southwest iii the west half of the 

development tract. The other drainage ditches are northwest of the project area (Figure 6.1). During the 

field study, approximately 40 percent oftbe project area was in planted pine, while 60 percent was covered 

by mixed hardwoods and pines. The average shovel test within the survey tract revealed 20 em of pale gray 

sand/sandy loam overlying at least 40 cm of white and yellow sand. 
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6.3 Inventory of Cultural Resources 

One archeological site and two isolated finds were recorded dming the field survey of the proposed 65-acre 

development tract (Figure 6.2). The site description has two parts: a narrative and sUmmary with a site map. 

The narrative provides a site overview, describing how the site was found, its setting, its internal structure, 

cultural materials, and a NRHP eligibility statement. The summary provides a quick-reference list of the 

physical and cultural parameters for the site and managemeot/recommeodation data. Photographs are also 

presented. The site description is followed by a brief discussion of the isolated finds and the project area 
viewshed. The site form is presented in Appendix A and the raw artifact data in Appendix B. 

6.3.1 Site 38BU2100 

Site 38BU21 00 consists of prehistoric lithics and ceramics recovered from shovel testing at the northeast end 

of the property (Figures 6.2 and 6.3). The site is situated on a terrace overlooking a tidal creek to the north 

and west, and a marsh to the east. The tidal creek is the closest water source, located approximately IS m 

north of the site. The Okatee River runs approximately 457 m east of the site. Site 38BU2100 measures 34 

m east-west by 23 m north-south. Vegetation consists ofa broken canopy of Coastal Plain hardwoods with 

a moderate understory of mixed hardwoods and pines. A tarp hut exists just west of the site boundary 
(Figure 6.3). 

Nine shovel tests were used to delineate the site. Three of these were positive. The average soil profile 

consisted of 0 to 20 cmbs pale gray' sand over 30 to 50 cmbs of white and yellow sand. Artifacts were 

recovered from the plowzone, 0 to 20 cmbs. A total of seven artifacts were recovered including: two 

thinning flakes, two reduction flakes, one flake fragmeot, one cord-marked sherd, and one plain shere!. All 
of the lithic debitage was Coastal Plain chert. Both of the ceramics were sand-tempered. A discrete cultural 

affiliation for this low density/diversity assemblage cannot bemade beyond that ofindeterminate Woodland. 

Site 38BU2100 lacks the depositional integrity and artifact density/diversity necessary to yield additional 

significant archeological data. Therefore, Site 38BU21oo is recommended ineligible for the NRHP. 

6.3.2 Isolated Finds 

Two isolated finds [prehistoric (n=l) and historic (n= 1)] were recorded during theswvey of the 65-acre 

development tract (Figure 6.2). The historic isolated find (IF-I) is a small rim fragment of blue-edged 

whiteware recovered from the top 10 em of a shovel test. It suggests late 18"'/early 19'" century use of the 

area (possibly somewhat earlier). The prehistoric isolated find consists of a culturally indeterminate late 

stage biface fragment fashioned from Coastal Plain chert (IF-2) recovered from the top 20 cm of a shovel 

test. 
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State Site 38BU2100 
BiophYSical Chamcteristics 
Topographic Setting: Terrace Elevation (m AMSL): 5 Slope ("AI): 0-2 Closest Water Source: Tidal creek Distance 
to Water Source (m): 50 W Soil Types: Nemours fine sandy loam 1jpical Soil Profile; 20 em pale gray sand; 20-50 
em white and yellow sand Vegetation: Mixed pine/hardwoods Disturbances: Logging 

Cultural Parameters 
. Site 1jpe: Lithic/ceramic scatter Cultural Affiliation (phase): Indetenninate Woodland Dimensions (m): 34 x 23 

OrienJation: E-W Methods of Investigation: S creeDed abovel testing Swface Visibility ('Yo): 0-10 
Positive/TotaJ Number of Subsurface Tests: 319 Totai Number ofPrehlstoriclHisloric Artifacts: 7/0 

Resource Management InfolDlation 
Current Condition: Poor Potential Project-related Impacts: Development Research Potential: Low Recommended 
Management Actions: No further work needed NRHP Eligibility Recommendations: Ineligible 
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Areas around each isolate were intensively shovel tested at 15 m intervals with negative results. Given the 

isolated nature and possible redeposited contexts of these artifacts, it is unlikely that additional archeological 

data would' be produced with further investigation at these locations. Therefore, the two isolates are 

recommended as ineligible for the NRHP and no further work is warranted. 

6.4 Architectural Survey and Viewshed Assessment 

The literature review indicated that there are no previously recorded historic resources in the APE. The 

architectural survey identified seven potentially historic structures just outside the southeast comer of the 

project boundary, and therefore they are within or immediately adjacent to the APE (Figure6.2). According 

to a Beaufort County Plat map (Cherry Point Subdivision, Plat Book 9: page 22), this area was subdivided 

in 1949. No houses or other structures are shown on the plat, suggesting that construction of houses on that 

property post-date the subdivision date. 

These seven structures were not recorded during the 1997-1998 survey of Beaufort County above-ground 

historic resources (Harvey et al. 1998). However, since they were of marginally historic age, they were 

photographed and assessed for NRHP eligibility during the current survey. None were found to be eligible 

for the NRHP. Descriptions of the structures and the general viewshed assessment follow. 

6.4.1 Structure 8-1 

Structure S-I is ranch-style house immediately outside the southeastern comer of the project area (Figures 

6.2 and 6.4-top). The house appears to be composed of pre-fabricated materials and may be modular 

construction. This house is included in the survey since a house is recorded at or near this location on the 

1958 Jasper, S.C. USGS map. However, based on construction materials, the house probably dates to the 

1970s and is therefore, not historic. No further work is recommended at this location. 

6.4.2 Structure 8-2 

Structure S-2 is a ranch-style house east ofS-l (Figures 6.2 and 6.4-bottom). Like S-I, S-2 was surveyed 

since it is at or near a house signature on the 1958 map. The construction materials and the modular 

appearance suggest that the structure does not predate the 1970s. Since the house is not historic, no further 

work is warranted. 

6.4.3 Structure S-3 

Structure S-3 is a side-gable house with concrete block foundation and one exterior concrete block chimney. 

The house is located northeast of the southeastern limit of the project area (Figures 6.2 and 6.5). Asphalt 
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Figure 6.4 

S'1 South (Frailt) Elevation, Facing North 

S-2 South (Front) Elevation, Facing North 

SeleCted Views of Structure I (S-I) and Structure 2 (S-2) 
'I' 
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West and South (Front) Elevations! Facing Northeast 

West Facade, Facing East 

Figure 6.5 Selected Views of Structure 3 (S-3) 
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· siding covers the exterior, and the roof is sheathed is rolled asphalt material. Rafter tails are exposed. Both 

jalousie and double-bung 111 aluminum windows are present. 

Based on the construction materials, the house appears to date from the early 1950s with modifications in 

the 19608. The structure does not represent Ii good or unique example of a particular architectural type, and 

for this reason is recommended ineligible for the NRHP. No further worle i~ necesS8l)' at this location. 

6.4.4 Stmctnre S-4 

Structure S-4 is located south of 8-3 (in the same yard), and is almost identi~1 to S-3 (Figures 6.2 and 6.6). 

S-4 differs from S-3 in that it has double-hung 212 windows and rests on concrete block piers. S-4 probably 
dates to the I 950s, but has not been modified like 8-3. 

Although 8-4 does nol appear 10 have been modified, the structure is reconmiended ineligible forthe NRHP 
since il is not a good or unique example of a particular architecture type or style. Additional work at this 

location is considered unnecessary. 

6.4.5 Stmcture S-5 

Structure 8-5 is a front gable, painted concrele block house with craftsman elements located northwest of 

S-3 (Figures 6.2 and 6.7). Exposed rafter tails and brackets can be seen under. the eaves. The front room 
may be an enclosed porch. AluminUm jalousie windows have replaced the ~lierdouble-hung wood frame 

" windows. Based on the construction materials and architecturaI elements, the house may have been built 

in the late 1940s1early 19505 

The house is in good condition. However, modifications and common type of house precludes the structure 

as being eligible for the NRHP No further work is recommended. 

6.4.6 Structure S-6 

'I 

Structure S-6 is located south of the southeastern edge of the project area (Figures 6.2 and 6.8). The house 

is a side-gable frame construction resling on concrete block piers. Other el~ents include metal roofing and 

6/6 double-hung windows. Painted composite siding covers the house with the exception of the screened 

front porch. 
~! 

The style and construction of the house suggests a late 1940slearly 19 50s build date. While the house appears 

to be unmodified, architecturally it is a common type for the area. StructtJnJ S-6 is recommended ineligible 

for the NRHP and no further work is warranted. 
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West Facade (Front), Facing East 

Figure 6.6 Selected View of Structure 4 (S-4) 
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South Elevation, Facing Nonheast 

Figure 6.7 Selected Views of Structure 5 (S-5) 
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East (Front) and North Elevations, Facing Southwest 

North Facade, Facing South 

Figure 6.8 Selected Views of Structure 6 (S-6) 
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6.4.7 Structure S-7 

Structure S-7 is located east ofthe southeastern portion of the project area (Figures 6.2 and 6.9). This side_ 

gable frame cottage is covered in synthetic siding, and roofed with asphalt shingles. Windows include III 
double hung and plate glass (in front). Like Structures 8-3 through S-6, it is probable that Structure S-7 was 

built in the late 1940slearly 1950s. 

The structure is a common type and there are no unique or distinguishing features. Therefore, Structure S-7 

is considered ineligible for the NRHP and no further work is recommended. 

6.4.8 Viewshed Assessment 

With the exception of the seven structures mentioned above, property adjaceilt to the project area contains 

either new construction (Figure 6.1 0), trailers (Figure 6.11- top), or is wooded (Figure 6.11- bottom). No 

further above-ground historic resource survey is recommended for the project area. 
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East (Front) and North Elevations, Facing Southeast ' 

East (Front) and Partial North Elevation 

Figure 6.9 Selected Views of Structure 7 (S~7) 
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House East of Project Area, Facing Northeast 
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New School (Ok.tie Elementary) West of Project Area, Facing Northeast 

" 

Figure 6.10 Selected Viewshed Photographs 
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Trailer South of South Project Boundary, Facing North 

Typical Woods Along South Project Boundary, Facing Northwest 

Figure 6.11 Selected Viewshed Photographs 
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7.0 SUMMARY AND RECOMMENDATIONS 

7.1 Summary of Survey Findi)lgs 

One archeological site and two isolated finds were recorded in the project area during the survey. Based on 

the recovery of a one cord-marked pottery sherd, an indeterminate Woodland occupation is suggested for 

Site 38BU21 00. One of the isolated finds (IF-2) is a prehistoric biface fragment The other isolatedfind (IF

I) consists of a blue-edged ceramic fragment dating to the late 1911>/early 2011> century, and possibly earlier. 

Seven structures that are at least 50 years old were identified outside of the southeastern end oftha project 

area, but within or adjacent to the project's APE. These structures represent rural settlement during the 

1940s and early 19505, and may be related to the initial period of the post-war building surge. Due to the 

good economy and available federal aid at that time, young couples were able to purchase land and build 

homes. 

7.2 NRHP and Management Recommendations 

Prehistoric Resources Recommended Ineligible for the NRHP: Applying NRHP eligibility criteria in 36 CFR 

Part 60.4, it is recoinmended that the prehistoric archeological deposits at Site 38BU2100 and IF-2 are 

ineligible for the NRHP under Criterion D. The justifications for these reCommendations are that the 

archeological deposits exhibit little or no contextual clarity, low artifact density/diversity, andlor historic 

disturbances most often related to agriculture/silviculture and erosion. These prehistoric resources are not 

likely to yield additional important information on prehistoric activities within the Okatee River drainage. 

No additional work is recommended for these two prehistoric resources. 

Historic Resources Recommended Ineligible for the NRHP: Historic isolated find IF-I is recommended 

ineligible fortheNRHP under Criterion D. Beyond the survey level, it is unlikely that this historic resource 

would produce significant data on 1811>/19"' century settlement and use in the Okatee River area. No additional 

cultural resources work is recommended at this location. 

All seven structures identified outside the southeastern end ofthe project area are either too recent or of a 
" 

common architectural style. These seven structures are recommended ineligible for the NRHP. 

7.3 Project Effects 

None of the cultural resources identified within or adjacent to the boundaries of the 26.3-hectare 

development tract are recommended eligible for the NRHP. For this reason there are no project effects. 

Clearance for cultural resources is recommended. 
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SOUTH CAROLINA INSTITUTE OF ARCHAEOLOGY AND ANTHROPOLOGY 
UNIVERSITY OF SOUTH CAROLINA 

SITE INVENTORY RECORD 
(68-1 Rev. 85) 

STATE: South Carolina 
Recorded By: Ken Styer 

COUNTY: Beaufort SITE NUMBER:-=3~8~B~U=2~1~0~0 ________ _ 
Affiliation: R.S. Webb & Assoc. Date:~1~0~/~1~6~/~0~3~ ______ __ 

A. GENERAL INFORMATION 
1. Site name:->C~P~-~l~ _____________ Project: Proposed 65-Acre Development Tract 
2. USGS Quadrangle: Jasper Date: 1979 Scale: 7.5 minute series 
3. UTM: Zone 17 Easting a 507550 Northing...-l3",5""7!..!6",1,,,1~O ______________________ _ 
4. Other map reference: ________________________________________________________________ ___ 

S. Descriptive site type: 
Prehistoric UID Woodland/Mississippian Historic __________________________________ __ 

6. Archaeological investigation: Survey~X~ _____ Testing Excavation 
7. Property owner: Phone number: 
8. Address: 
9. Otber site designations: 

10. National Register of Historic Places status: 
Potentially eligible _____ Probably not eligible x Additional work 

,--_. -------------------- Office Use Only 
. Determined eligible Determined not el~gible _________ Date 
! On NRHP ________ Date 

11. Level of significance.: National State Local 
12. Justification: All artifacts recovered from top 20 em of soil. 

No depositional/cultural inteqritv. Low artifact diversity/density. 

B . ENVIRONMENT AND LOCATION 
1. General physiographic province: 

Lower Coastal Plain X Middle Coastal Plain ______ Upper Coastal Plain 
Piedmont Blue Ridge Mountains 

2. Landform location: Site elevation (above MSL): 16.4 (in feet) 
3. On site soil type: Nemours Soil classification fine sandy loam 
4. Major river system: Pee Dee Santee ___ Ashley-Combahee-Edisto __ Savannah ~ 
5. Nearest river/stream: ~T~i~d~a~I~C~r~esesk~~1~5~m~n~o~r~tdh~ __________ ~--------________________ ___ 
6. Current vegetation: Pine/coniferous ___ Hardwood L- Mixed pine/hardwood ____ __ 

Old field __ Grass/pasture ___ Agricultural/crops _____ Wetlands/freshwater 
Wetlands/saltwater _____ Other Comments: 

7. Description of groundcover: Absent ___ Light _____ Moderate _X ____ Heavy 

C. SI~E CHARACTERISTICS 
1. Estimated site dimensions: 34 E-W meters by 23 N-S meters 
2. Site depth: 20 em. 
3. Cultural features (type and nUmber) : N!l!,L/.!jA'-_____________________________________ __ 

4. Presence of (circle): midden/floral remains/faunal remains/shell/charcoal 
5. Human skeletal remains: present prese~'.fation _____ good 

absent X poor 
6. General site description: Site consists of a light lithic/ceramic scatter in 

Upper 20 em of soil (Nemours fine sandy loam. 0-2 percent slopes) 

(Use in conjunct~on with handbook) 
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Site Number 38BU2100 
Page 2 

Scale 
15 meters 

49 feet 
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Scale 

The follovring information should be provided on the site map! site boundaries, .nearby 
topographic features, associated streams, modern cultural features, different land Use 
types in site area, collection loci, test excavation loci, archaeological features and 
means of access (include north arrow and scale) . 

~J\AP KEY Verbal description of location The site is situated on a 
Terrace overlooking a tidal creek to the north and west, 
and a marsh to the east. The Okatee River is located 
approximately 457 m east of the sit~. 
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J. ARCHAEOLOGICAL COMPONENTS 

Paleo Indian Middle Woodland 

Site Number 38BU2~00 
Page 3 

Early Archaic Probably Late Woodland 
__________ Mississippian Middle Archaic 

Late Archaic 
Early Woodland 

~ 7th Century 
~8th Century 
~9th Century 
20th Century Unknown prehistoric 

16th Century Unknown historic 

E. DATA RECOVERED 

List materials recovered 
1 cord-marked sherd 
1 plain sherd 
2 thinning flakes. CP 
2 reduction flakes. CP 
1 flake fragment, CP 

7 Total number of artifacts 

(Attach additional artifact inventory sheets if needed) 

DATA RECOVERY METHODS 
1. Ground surface visibilit¥: 0% 1-2S% ___ X __ 26-S0% 51-75% _____ 76-100% 
2, Number of person hours sp~nt collection (total hours X total people): 
3. Description of surface collection methods: 

Type grid collection Extent 
grab collection 
controlled sampling 
other (specify) 

4, Description of testing methods: 
Systemic X Type 
Nonsystematic __ _ 

X 

complete 
selective 
no collection made 

Test units 
Number Size/max. depth 
, 9 30x30cm 60 cm. 

cm, 
cm, 

5. Description of excavation units: 
Number Size/max. depth 

cm. 
___ cm. 

G, MANAGEMENT INFORMATION 

1. Pr~sent land use: 
_________ Agricultural 
____ ~XL-__ ?orest 
________ ?allow' 

___ em. 

em. 

Residential, low density 

Comments: survey level investigation. 
Excavated 9. 30x30 em shovel tests at 
lS m intervals f) pos/6 neg). 

________ Residential, high density 
Commercial. 

________ Industr~al 
________ Other 'specify) 
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MANAGEMENT INFORMATION (Cont.) 

2. Present condition/integrity of site: 
Intact Damaged X Extent light 

of moderate 
damage_~X___ heavy 

3. Potential impacts and threats to site: 
Potential threat Nature of threat 
____ none 

low 
____ moderate 
~X2-___ high 

_____ erosion 
cultivation 

______ logging 

x construction/ 
development 
vandalism 
inundation 
other (specify) 

4. Recommendations for further work: 

Site Number 38BU2100 
Page 4 

Na tur e_--"X'-_ 
of 

damage. _-,-X,-__ 

erosion 
cultivation 
logging 
construct ion/ 
development 

vandalism 
X inundation 

___ other (specify) 

direct impact zone 
indirect impact zone 
outside ~mpact zone 
indeterminate 

survey ___ testing ___ excavation archival __ ~X __ none other 
Comment.s: 

5. References: Historic/archival documentation Yes_-"X~ No, _____ Not Known 

Archaeological documentation ___ Yes,_~X~ No Not Known 

6. Additional management information/comments: 

7. Location of existing collections:~S~C~I~AA~~~U~S~C~ _____________________ _ 
8. Location of photographs: -2S~C~r~AA~~-~U~S~C~ ________________________________ _ 

9. Location of special samples: 
Type special samples: 

Signature of observer: Date: 

Subsequent visits; 
Observer ________________________________________________________________ __ Date: 
Observer Date: 

8bserver ~---------------------------------------------------------------- Date: 
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APPENDIX B - PRINCIPAL INVESTIGATOR'S RESUME 



ROBERT S. WEBB 

President 
Principal Archeologist 

EDUCATION: M.A., Anlhropology, University ofTennessee 
B.A., Anthropology, University ofTennessee 

PROFESSIONAL 
MEMBERSHIPS: Southeastern Archeological Conference, Georgia Council of Professional Archeologists 

CAREER SUMMARY 

Mr. Webb has over 20 years of professional experience in cultural resource management studies. He is the president 
and principal archeologist of the firm. Mr. Webb has expertise in cultural resources identification, evaluation, data 
recovery and other areas of resourcemanagernent. He is also a trained physical anthropologist and bio-statistician. Mr. 
Webb served as senior archeologist and cultural resources assessment depaJtment manager at Law Environmental, Inc. 
from 1990 through 1993. He owned a cultural resources management firm from 1985 until joining Law EnvironmentaL 
Inc. in 1990. Mr. Webb established R.S. Webb & Associates in January 1994. 

SELECTED PROJECTS 

Unless otherwise noted, Mr. Webb serVed as principal investigator on the selected projects below. 

Water Supply Reservoirs 
Cultural resources survey, W~ton County raw water supply reservoir system, Walton County, Georgia (1,600 
acres) 

Cultural resources survey. City of Canton raw water supply reservoir system, Cherokee County, Georgia (350 
acres) 

Cultural resources survey, Henry County raw water supply reservoir system, Henry and Buttes Counties. 
Georgia (1.650 acres) 

Cultural resources survey and testing, City ofGriffm raw water supply reservoir system. Pike County. Georgia 
(450 acres) 

Cultural resources survey and testing, Henry County raw water supply reservoir system, Henry and Spalding 
Counties, Georgia (1,000 acres) 

Cultural resources survey and testing, Lake Macintosh raw water supply reservoir system, Fayetle and Coweta 
Counties. Georgia (650 acres) 

Data recovery at nine prehistoric sites, Henry County raw water supply reservoir system. Henry and Spalding 
Counties. Georgia 

Cultural resources survey, Honon Creek raw water reservoir and dam site, Fayette County, Georgia (800 acres) 

Cultural resources survey, Town Creek raw water supply reservoir and dam site, Jones County. Georgia (750 
acres) 

298 



~ 
I 

Testing at a Historic Creek village and a late 19th/early 20lhcentury cemetery, Town Creek raw water supply 
reservoir, Jones County, Georgia 

Cultural resources survey and testing, Cornish Creek raw water supply reservoir and dam site, Newton County, 
Georgia (1,000 acres) 

Data recovery at three prehistoric sites, Cornish Creek raw water reservoir and~ site, Newton County, 
Georgia . 

Cultural resources survey and testing, YeUow Creek raw water supply reservoir and dam site, Cherokee 
County, Georgia (330 acres) 

Data recovery at an Archaic and Woodland period camp/quarry site, Pates Creek raw water supply reservoir, 
Henry County, Georgia 

Cultural resources survey, Shoal Creek raw watersupply reservoir and dam site, Cbiyton County, Georgia (450 
acres) 

Cultural resources survey, Ellijay-Gilmer raw water supply reservoir and dam site, Gilmer County, Georgia 
(300 acres) 

Cultural resources survey, HudsonRiver raw water supply reservoir and dam site, Banks County, Georgia (570 
acres) 

Cultural resources survey, Rush Creek raw water supply reservoir and dam site, Meriwelher County, Georgia 
(80 acres) 

Cultural resources survey and testing, Hazel Creek raw water supply reservoir and dam sile, Habersham 
County, Georgia (350 acres) . 

Cultural resources literature and records search, water supply reservoir alternatives study, Lamar County, 
Alabama 

Airports 
Cultural resources survey, selected airport site, Lumpkin County, Georgia (150 acres) 

Cultural resources survey, selected airport site, Upson County, Georgia (220 acres) 

Cultural resources survey and testing, Cartersville Airport strip extension projec~ Bartow County, Georgia (60 
acres) 

Cultural resources survey, Gwinnett County airport strip replacement project, Lawrenceville, Georgia (250 
acres) 

Cultural resources survey, Tom B. David Airport strip extension projec~ Calhoun, Georgia (110 acres) 

Development Projects 
Cultural resources survey and evaluative testing, Silver Creek development site, For.yIlt County, Georgia (700 
acres) 

Cultural resources survey, Kingswood South development site, Fulton County, Georgia (83 acres) 

Cultural resources survey, Abbotts Bridge Road development Site, Fulton County, Georgia (20 acres) 

Robert S. Webb 
Page 2 
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Archival researcb and arcbeological testing, StJames Hotel renovation and expansion project, Selma, Alabama 
(project Manager) 

Cultural resources survey and evaluative iesting, Harbor View development site, Cherokee County, Georgia 
(1,400 acres) 

Evaluative testing at two historic bouse sites, Sugarloaf Farm, Gwinnett County, Georgia 

Cultural resources survey and data recovery, Ballantyne golf course community, Mecklenburg County, North 
Carolina (750 acres) 

Archival research, arcbeological monitoring and archeological data recovery, Atlanta Federal Center (Richs 
Department Store site), Atlanta, Georgia 

Cultural resources survey, (confidential) golf course community, Beaufort County, South Carolina (90 acres) 

Cultural resources survey and testing, 1-20 maD site, Dekalb and Rockdale Counties, Georgia (1,250 acres) 

Cultural resources survey, Columbia County community center, Columbia County, Georgia (50 acres) 

Cultural resources survey, Columbia County public school site, Columbia County, Geurgia (70 acres) 

Cultural resources survey and testing,BMW automobile manufacturing plant site, Spartanburg County, South 
Carolina (1,500 acres) 

Cultural resources reconnaissance surveys, alternative Mercedes-Benz automobile manufacturing plant sites, 
Alamance County, North Carolina and Berkeley County, South Carolina (2,500 acres) 

Cultural resources reconnaisslmce survey, five Resolution Trust properties, Columbia, South Carolina (15 
acres) 

Cultural resources reconnaissance survey, American-Italian Pasta Company, Columbia, South Carolina (250 
acres) 

Cultural resources reconnaissance survey, Bona Allen development project, Buford, Georgia (320 acres) 

Cultural resources survey, Union Camp facility, Prattville, Alabama (50 acres) 

·Cultural resources survey and testing, Technology Parlcway development, Floyd County, Georgia (800 acres) 

Cultural resources survey and testing, Publix Distribution Center development, Gwinoett County, Georgia (150 
acres) 

Cultural resources survey, Iotemational Paper Facility, Corinth, New York (50 acres) 

Cultural resources literature/records review, industrial development site, Tcxas City, Texas 

Cultural resources survey, Sawmill Place development site alternatives study, Columbus, Ohio 

Cultural resources reconnaissance survey, Elbow Road development project, Chesapeake, V irginia (150 acres) 

Cultural resources surveY,Joterrose industrial development site, Georgetown County, South Carolina (400 
acres) 

Robert S. Webb 
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Cultural resources sruvey and testing, American Okenite industrial development site, Orangeburg County, 
South Carolina (250 acres) 

Cultural resources survey and testing, Chapel Hill golf course, Douglas County, Georgia ( 150 acres) 

Archeological testing at Crowfield Plantation for Westvaco Development Corporation, Summerville, South 
Carolina 

Cultural resources survey and testing, Vereen Memorial Gardens, Hony County, South Carolina (120 acres) 

Cultural resources survey, Tiger Creek stream channelization projec~ Fort Benning, Georgia (4 acres) 

Cultural resources survey, Moccasin Creek lake site, Union County, Georgia (60 acres) 

Cultural resources reconnaissance survey, Plantation Centre site, Bibb County, Georgia (90 acres) 

Highways 
Cultural resources survey, Annistown Road improvements corridor, Gwinneit County, Georgia 

Evaluative testing at Site 9GW347, Annistown Road improvements corridor, Gwinnelt County, Georgia 

Data recovery at a prehistoric quartz quarry site and 191b century fannstead site, Ronald Reagan Parkway, 
Gwinnelt County, Georgia 

Cultural resources survey, Old Madison Pike road-widening project, Huntsville, Alabama 

Cultural resources survey, Four Mile Post road-improvement project, Huntsville, Alahama 

Cultural resources survey, Kentucky Highway 15 road-widening project, Hazard, Kentucky 

Cultural resources literature and records search, Valdosta by-pass alternatives study, Valdosta, Georgia 

Historic Cemetery Delineations and Relocations 
Archival research and delineation of the Farmer Street Cemetery, Newnan, Georgia 

Archival research and delineation of the Brooks Family Cemetery, Pickens County, Georgia 

Archival research and delineation of the Alexander Family Cemetery, Mecklenburg County, North Carolina 

Archival research and delineation at Bethel Baptist Church Cemetery, Cobb County, Georgia 

Archival research and delineation of an abandoned cemetery, Anderson County, South Carolina 

Archival research and delineation of the Franklin-Hamilton Cemetery, Cobb County, Georgia 

Archival research and delineation of the Strickland Cemetery, Forsyth County, Georgia 

Archival research and delineation of the Hiram Road Cemetery, Cobb County, Georgia 

Archival research and delineation of Ibe Hannony Cemetery, Gwinnelt County, Georgia 

Archival research and delineation of Thompson Cemetery, Fulton County, Georgia 

Archival research and delineation of the McCurdy-Rawlins-Boring Cemetery, Gwinn.1t County, Georgia 

Robert S. Webb 
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Archival research and delineation of the Bamam Cemetery, Henry County, Georgia 

. Archival research and delineation orthe Adams-Adkins Cemetery, Henry County, Georgia 

Archival research and delineation of the Woodward-Puch Cemetery, Henry County, Georgia 

Archival research and delineation of the Grice Cemetery, Henry County, Georgia 

Archival research and delineation of an abandoned 19th century cemetery, MaQison County, Alabama 

Archlval research and delineation of a late 18th century cemetery, Spartanburg, South Carolina 

Archival research and delineation of the Lost Mountain Baptist Church Cemetery, Cobb County, Georgia 

Archival research and delineation of the Shiloh Churcb Cemetery, Cobb County, Georgia 

Archival research and delineation of the Tumer-Sewell Cemetery, Cobb County, Georgia 

Archival research and delineation of the Matthew Strickland Gravesite, Gwinnelt County, Georgia 

Archival research and delineation of the Moms Cemetery and Sarah Webb Gravesite, Fulton County, Georgia 

Archival research and delineation of the Moon Cemetery, Cobb County, Georgia 

Archival research, delineation and relocation of the Miles Cemetery, Jackson County, Florida 

Archival research, delineation and relocation of two 19th century cemeteries, Spartanburg County, South 
Carolina. 

Archival research, delineation and relocation of the Freshwater Resort Cemetery, Calhoun Falls, South 
Carolina 

Archival research, delineation and relocation of the Harris and McClure Cemeteries, Cabarrus County, North 
Carolina 

Archival research, delineation and relocation of the Smithfield Cemetery, Cabarrus County, North Carolina 

Afchival research, delineation aod relocation of the Rock Creek Cemetery, Guilford County, North Carolina 

National Priority List Hazardous Waste Sites 
Cultural resources survey (phase Ia), Fort Dix sanitary landfill site, Fort Dix, New Jersey, (126 acres) 

Cultural resources survey (phase 2b), Fort Dix sanitary landfill site, Fort Dix, New Jersey, (I acre) 

Cultural resources literature review, dry cleaning facility, Fort Riley, Kansas 

Cultural resources literature and records search, selected sites, Grifliss Air Force Base, New York 

Radioactive Waste Facilities (proposed Locations) 
Cultural resources survey and testing, proposed North Carolina Low-Level Radioactive waste disposal facility 
site, Wake and Chatham Counties, North Carolina (850 acres) 

Cultural resources survey and testing, proposed North Carolina Low-Level Radioactive waste disposal facility 
site, Richmond County, North Carolina (2,000 acres) 
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State of Georgia 
Cultural resources survey and testing,Richard B. Russell State Park golf course, Elbert County, Georgia (430 
acres) 

Cultural resources survey, Gordonia State Park golf course, Tattnall County, Georgia (90 acres) 

Various public outreach site visits for the Georgia Council of American Indian Concerns 

More than 20 cultural resources surveys conducted for State agencies under the Georgia Environmental Policy 
Act 

Solid Waste Landfill Sites 
Cultural resources survey, solid waste landftll site, Catawba County, North Carolina (350 acres) 

Cultural resources survey, two solid waste landfill sites, Chickasaw County, Mississippi (700 acres) 

Cultural resources survey, Superior Sanitation solid waste landfill site, Chatham County, Georgia (742 acres) 

Cultural resources survey, BFI regional solid waste landfill site, Lawrence County, Alabama (500 acres) 

Cultural resources reconnaissance survey, proposed solid waste landfill site, Forsyth County, Georgia (650 
acres) 

Cultural resources survey and testing, solid waste landfill site, Dekalb County, Georgia (150 acres) 

Data recovery at a soapstone quarry site, solid waste landfill site, Dekalb County, Georgia 

Cultural resources survey and testing, solid waste landfill site, Spartanburg County, South Carolina (90 acres) 

Cultural resources survey, solid waste landfill site, Florence County, South Carolina (600 acres) 

Cultural resources survey, solid waste landfiUsite, Louisville, KentuckY (300 acres) 

Cultural resources survey, solid waste landfill site, Mt Pleasant, Tennessee (15 acres) 

Cultural resources snrvey, solid waste landfill site, Blount County, Tennessee (50 acres) 

Cultural resources survey, solid waste landfill site, Johnson City, Tennessee (20 acres) 

Cultural resources survey, solid waste landfill site, Jackson County, Florida (2 acres) 

Cultural resources survey, solid waste landfill site, Jasper County, South Carolina (250 acres) 

Cultural resources survey, solid waste landfill site, Harris County, Texas (500 acres) 

U.S. Army Corps of Engineers Waterways 
Testing of two prehistoric sites, Tennessee-Tomhigbee Waterway, Monroe County, Mississippi 

U.S. Forest Service Timber Sale Areas 
Cultural resources survey, Chattahoochee National Forest, Georgia (990 acres) 

Five cultural resources surveys, Nanlahala National Forest, North Carolina (1,667 acres) 

Robert S. Webb 
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Cultural resources survey, Pisgah National Forest, Nor1h Carolina (349 acres) 

Six cultural resources sUlveys, Oconee National Forest, Georgia (18,268 acres) 

Utilities Projects 
Cultural resources survey, proposed Old Atlanta Road transmission line, Oglelhorpe Power Corporation, 
Forsylh County, Georgia 

Evaluative testing at Site 9F0218, proposed Old Atlanta Road transmission line, Ogle!horpe Power 
Corporation, ForsyIh County, Georgia 

More Ihan 20 olher cultural resources survey and testing projects, transmission tine corridors and substation 
sires across Georgia, Oglelborpe Power Corporation, Decatur, Georgia 

Cultural resources survey and evaluative testing, sewer line extensions, Davidson County, Tennessee 

Cultural resources survey, water treatment plant sire and water intake corridor, Banks County, Georgia 

Cultural resources survey (Phase Ia), proposed Mohawk Power Corporation gas pipeline, 1efferson County, 
New York 

Cultural resources reconnaissance survey, transmission line alternatives study, Curies Neck, Virginia 

Cultural resources literature and records search, U.S. Generating Company power facilities alrernatives study, 
,various sites across Georgia -

Cultural resources survey and resting, Butler Creek sewer line, Richmond County, Georgia 

Cultural resources survey, realignment monitoring, in-place preservation planning, public meeting, agency 
presentation and evaluation of impacts to Ibe Augusta Canal National Historic Landmark and a prehistoric 
shell midden site, Richmond water line and intake, Richmond and Columbia Counties, Georgia 

Cultural resources survey, Proctor Creek MARTA rail line, Atlanta, Georgia 

Evaluative testing of a 19th century landfill, Proctor Creek MARTA station, Atlanta, Georgia 

Cultural resources survey, nor1h, east and west MARTA rail exrensions, Atlanta, Georgia 

Cultural resources survey, East Point MARTA rail line, Atlanta, Georgia 

Cultural resources survey and testing, Brookhaven MARTA rail line and station, Atlanta, Georgia 

Data recovery at historic 10hnsontown, Lennox Square MARTA station, Atlanta, Georgia 

Cultural resources survey, gas pipeline, Big Thicket, Texas (field director) 

Cultural resources survey, gas pipeline, Calcasieu Parrish, Louisiana (field director) 

Cultural resources survey, Wildwood Park W8Ier line and water treatment site, Columbia County, Georgia 

Cultural resources surveys, Phases I and II, sewer line improvements, Commerce, Georgia 

Cultural resources survey, water system improvements, Senoia, Georgia 

Robert S. Webb 
Page 7 

304 



Cultuml resources survey, sewer and water syst~ improvements, Tallapoosa, Georgia 

FCC Checklist Studies (Cultural Resources) 
Litemture review and field survey of over 4,000 communication tower sites in Georgia, North Carolina, South 
Carolina, Tennessee, Alabama, Florida and Virginia . 

Wastewater Treatment Projects 
Cultural resources reconnaissance survey, land application site, Spalding County, Georgia (750 acres) 

Cultural resource.. survey and testing, Piedmont Park and White Park CSO proje~ts, Atlanta, Georgia 

Cultural resources survey, land application site, Turner County, Georgia (264 acres) 

Cultural resources survey, land application site, Rochelle, Georgia (10 acres) 

Cultural resources survey, land application site, Blackshear, Georgia (90 acres) 

Robert S. Webb 
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Enhanced Landscaping, Buffen 

The River Oaks plan calls for significantly increased buffers in locations such as 
along the feeder creek that runs into Malind Creek where the development has the 
potential to impact the surrounding environment. ' 

Along Cherry Point Road a 40 'buffer is provided and along Cherry Point Roae 
the minimum buffer is 50'. Green space is provided along the property line~ 
between River Oaks and the Osprey Point PUD's and property lines are propose<:'. 
to be adjusted so that the communities blend together naturall)'. 

The regional Master Plan for Okatie Village is conceived as an Urban Village bu: 
within that Village opportunities are provided for landscaping. The open space 
within River Oaks is generous and provides land for preservation of portions of 
the existing forest and for additional landscaping. Landscape selections will 
include shade trees, both evergreen and deciduous. Existing trees will be saved 
where possible and the plan as it evolves may be altered to accommodate existing 
landscape features. There is a one hundred foot wide greenway belt that runs 
from the front of the Community Building through the property and connects with 
the continuation of the greenway that terminates in the Center of the Okatie 
Village Green .. 

There are three entries planned along Cherry Point Road and two controlled 
access gates will allow service alleys to enter onto Cherry Point Road North. At 
the main entry qff CheiTy Point Road a significant entry is planned with landscape 
medians between traffic lanes and between the road and the sidewalk. The entry 
will be the front entrance for River Oaks but will allow access into the low 
density housing area of Osprey Point. Roads, cart trails and greenways connect to 
the Environmental Education Center at Osprey Point. In addition there will be a' 
fountain or other visual feature in the traffic circle. 

As street trees Live Oaks will be planted at approximately 70' OC on both sides 
of the street that crosses the property to Osprey Point and to the Community 
Clubhouse. The road to the clubhouse is flanked by ponds that reflect the 
clubhouse as visitors approach. 

Yards and open areas around cottages will be maintained by the regime and plans 
may be modified to save significant landscape features or to preserve existing 
trees and shrubs. Added landscape material will be selected to reinforce the over 
all sustainable community plan with emphasis on selection of native plant species. 

A conscious effort has been incorporated into the plan to have many of the 
interconnecting streets that border green areas without lots along the side adjacent 
to the greenway as a way to celebrate the communities open spaceS . 
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Roadways. BikeIWalking Paths and Walking Traili;; 

River Oaks has approximately I mile of frontage on Cherry Point Road and Cherry Point 
Road North. This County road is paved to the Okatie Elementary School and is unpaved 
beyond. It is the applicant's intention to pave the road to the main entry road. Beyond 
that point, this property has little or no impact on the traffic using the road and it will 
remain as is. 

From Cherry Point Road the visitor to River Oaks turns north and travels across the 
property to a traffic circle with a landscaped center. The entry feature is to be designed 
by Edward Pinckney and Associates. The road continues from the traffic circle into the 
Osprey Point Development to the north. The main road has a 60' ROV' 

Off the main road are loop roads and feeders that reach the residences in River OakL 
Loop roads and feeder streets generally have a 50' ROW. Behind most of the single 
family cottages are alleys that interconnect with the roads and cart paths. Alleys have a 
20' ROW. 

Separated from but parallel to the roads are paved cart and walking trails as shown on the . . 
attached exhibit. . This trail system interconnects with the adjacent properties, open 
space, the rehabilitation center and the support facility (sometimes referred to herein as 
the clubhouse). These paths are paved and vary in width taking into account location, 
expected use and appearance. Within the residential portion of the project the 
cartlwaIking paths are separated from the roadways by landscaped greenways . 

• , 0' 

In addition there are pervious paved walking trails that allow residents to walk around the 
lakes and to enjoy the nature that is an important part oftheir community. Walking trails 
will have a level· surface and natural pervious surfaces. They will vary in width and 
observation nodes will be placed at key points. As envisioned, there are over two and a 
half (2.5) miles of cart Iwalking lalleys available for carts and for use as protected 
walking surfaces. 

RIVER OAKS PUD 10/18/2007 
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Builcings 

Single Family Cottages (Age Restrided) 118 Units 
Villas Con9rtcgote Core (Age Restricted) 108 units 
Assisted Living Units (Age Rostrlcted) 1!5 Units 
Nursmq Units (Ir.stltutionol) 65 Beds 
ReHab Facility (Business) 10.000 SF' 
Memory Chapel (Institutional) 1 .500 SF' 

Ancillary Uses 
Dining and rl(ilchcn5 
Recrecllon 
Admin ond HOf!1e Healt" 
Maintenance and Service 
Miscellaneous 

15.000 SF 
10.000 Sf 

5.000 sr 
2,500 SF 
2.500 sr 

OIW'ItIt :!C,ul 
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Buildings 

Single Fomlt)' CoHoqes (Age Re:slric:ted) 118 Units 
Villos Congrtego1e Core (Age Restricted) 108 Units 
AssIsted Living Units 'Age Restricted) 15 Units 
NursIng Un,tS (lnstilutlonal) 66 Beds 
ReHab Facllil)' (Business) 10.000 Sf 
Memof')l Chol)el (In:shluHor.ol) 1,500 Sf 
Ancillary Uses 
D,ning end Kllehens -
RecreotiOfl 
Admin and Home Health 
Molntenance onO Service 
Miseolloneou9 

15.000 SF' 
10,000 SF 

5,000 sr 
2.500 SF 
2.500 sr 
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Public Benefits Include: 

River Oaks improves the overall public health, safety and general welfare of the 
county in the area of this project. Specific improvements include: 

1. Retention of flood waters to recommended sustainable community desigr. 
standards 

2. Water quality planting to improve water quality 
3. Lakes inClude habitat for migratory birds and indigenous species of waterfowl 
4. Open space in excess of minimum required by ordinance. 
5. Buffers for all lots abutting wetlands and other communities. 
6. Provision for Public Transportation service for residents and workforce 
7. Interconnecting leisure trails and amenities to the East Coast Bikeway, thE 

community open spaces, the schools and the adjoining communities 
8. Extension of sewer with right of ways so that a portion of the un-server: 

residential community that is presently on aging septic systems that are polluting 
the Okatie River on North Cherry Point Road can be served .. 

9. Extension of sewer so that septic tanks are not required. 
10. The establishment of an Ecological Sensitivity training program for the Residents 

and the Community 
11. Facilities for ecology Classes and exhibits to illustrate the importance of the area 

ecology. 
12. Provision of much needed services for the elderly within the OkatieIBluffion 

Community. 
'. 

The project is located in a TIF district. The development when built out will 
substantially raise the tax base for the county and for the schools as well. 

River Oaks adds no burden on the schools and little burden on the roads. 

Commercial areas to serve River Oaks medical and care needs are provided within 
the development. 

It is the goal of the plan to capture more than 15% of the trips generated within the 
community. 
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Perimeter Treatment 

As presented earlier the property perimeter is protected by buffers on all sides. These 
buffers are wooded with good under story plantings in most areas. The neighbor to the 
North Osprey Point is being planned concurrently and is being planned to blend into one 
overall community. Generous buffers have been provided along the boundary with the 
School as part of the greenway and along Cherry Point Road the buffer varies with a 
minimum of 40' along Cherry Point Road and 50' along Cberry Point Road North. 

, 
If it is necessary to add a fence to ensure screening the fence will be treated as an urban 
wall. Throughout the community, walls and fences are genera11y welcome. 

The buffer along the feeder to Malind Creek the buffer varies but averages over 60' in 
width. 
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Underground Utilities 

It is the intent of ARD to put the electrical service lines to the lots and buildings in 
the community underground. This includes the existing house. There are . 
transmission lines that pass through the site. Every effort will be made to work with 
the electric company to put these underground iffeasible. 
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General Uses I ZDSO : 

Several uses are proposed for the site with appropriate supporting uses: 

Low Density 
Single Family Residential at a density of approximately 4.0 units/acre 

High Density 
Multi Family with a density of up to 10 units/acre 
133 Multi-family, congregate care independent and assisted care living units. 

Note: the blended residential density will be approximately 3.90 Units! Acre 

Commercial Community Support 
The uses anticipated are as described for Suburban Commercial and Institutional in the 
ZDSO to include dining facilities, food preparation, recreation activity, skilled nursing 
care and rehabilitation. Offices for Home Health Care and community administration 
will be included. 

The district may be sub-divided for different users. 

The district is to be organized around the Community Support Center. Parking will be on 
the inside or will be screened by Walls, buildings and green spaces. 
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Units by Zoning Classification: 

. Several uses are proposed for the site with appropriate supporting use£ 

Low Density 
Single Family Residential at a density of approximately 4.0 units/am 

High Densi~' 
Multi Family with a density IIf up til 10 units/acn 
133 Multi-family, congregate care independent and assisted care living units. 

Note: the blended residential density will be approximately 3.90 Units/Acre 

Commercial Community Suppon 
The uses anticipated are as described for Suburban Conunercial and Institutional in the 
ZDSO to include dining facilities, food preparation, recreation activity, skilled nUTSinE 
care and rehabilitation. Offices for Home Health Care and community administration 
will be included. 

The district may be sub-divided for different users. 

The district is to be organized around the Community Support Center. Parking will be on 
the inside or will be screened by walls, buildings and green spaces . 
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Proposed "Build Out" Schedule. 

The project is expected to be phased. 

Phases were identified earlier in this report and the order of execution will vary if. 
response to l11lllket conditions. It is expected that the project should get underway in mid 
2008 and the last Phase is expected to be complete in 2010. 

It is expected that the project will start with the low density housing and the Community 
Support Center. It is also expected that the project will finish withlow density housing 
section which should be sold out by the end of201 0 

Eacb phase will begin with the installation of infrastructure and will finish with vertical 
construction . 
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Ownership of Community Ameniuer 

The Covenants for River Oaks will establish a resident's association (RPOAl which will 
have an annual regime fee. The RPOA will own and manage the COll1inunity support 
facilities including the roads. leisure trails. lakes and drainage structures. open space~. 
and amenities. Percentage of responsibility will be determined based on anticipated use 
and benefit. 

A regime fee will be established with a method of pen>etuating its collection. ratf. 
adjustment and administration of funds will be establisbed in the covenants. Proceeri~ 

from the collection offees will be used to defray the cost of all commonly owne( 
facilities. 

The roads will be owned and maintained by the RPO.L 

Chevy Point Road is located on an easement to thee county and is maintained by the. 
County. River Oaks plans to pave Chem Pollit Road to the service entIy for the Skilled 
Nursing Facility if it has not been paved by others prior to construction of the planned 
facilities. Dedication of the right of way to the county is also anticipated. 
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Exhibit C 

Zoning Regulations 

The Zoning Regulations hereunder shall be composed of the Development Agreement, the 

PUD Approval for River Oaks at Okatie Village (Exhibit B) and the now current Zoning and 

Development Standards Ordinance (ZDSO) of Beaufort County, as of October 27, 2008, which is 

hereby incorporated herein in its entirety by reference. Those sections of the ZDSO which are 

expected to be most relevant to this development in the future are attached hereto for convenient 

reference. 
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ZONING AND DEVELOPMENT STANDARDS § 106-1842 

TABLE 106-1815(2) NONRESIDENTIAL USE CAPACITY CALCULATION 

Calculation 1: Enter bilse site area (table 106-1814, calculation 1) ac. 
Subtract protected resourCe land (table 106-1814, cal- - ac. 
culation4) 
Equals buildable land, site = ac, 

Calculation 2: Enter base site area (calculation 1) ac. 
Multiply by minimum landscape surface ratio (table x 

106-1526) 
Equals minimum landscaped area = ac. 

Calculation 3: Enter base site area (calculation 1) ,. ac. 
Subtract minimum landscaped area (calcUlation 2) - ac. 
Equals buildable land, district = ac. 

Calculation 4: Enter calculation 1 or 3, whichever isless ac. 
Multiply by maximum.net floor area ratio (table 106- x 

1526) 
Equals maximum floor area in acres = ac. 

x 43,560 
Multiply by 43,560 to determine maximum floor area = sq. ft. 
in square feet . 

. Calculation 5: Minimum landscaped surface calculation 1 (total pro- = ac. 
tectedland) or calculation 2 (miniinum Iandscliped 
area), whichever is greater 

(Ord. No. 99-12, § 1 (05.140), 4-26-1999) 

Sees. 1()6.1816-100.1840. Reserved. 

DIVISION 3. NATURAL RESOURCE PROTECTION STANDARDS 

Sec •. 106-1841. Scope. 

This division contains performance standards and mitigation requirements for the various 
types of protected natural resources found in the county. Only certain ·uses are permitted in 
protected resource areas. Table 106-1876 lists use permissions for each type of resource. 
(Ord. No. 99-12, § 1 (div. 05.200), 4-26-1999) 

Sec. 106-1842. Tidal wetlands. 

Water dependent facilities shall be the only use permitted in tidal ~etland areas according 
to the following additional standards: 

(1) All proposals for this use shall require the approval of a special use permit. 

(2) An environmental impact assessment shall be submitted . by the applicant that 
indicates the design: (i) minimizes the impact on the wetlands, and (ii) is such that 

CDl06:239 
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BEAUFORT COUNTY CODE 

.there is the maximum sharing of the facility to avoid having every property in the area 
seek a similar request. This may mean shared facilities for the elitire development or 
facilities that can serve several adjoining properties. 

(3) Approval by the Army Corps of Engineers and OCRM shall be required. 
(Ord. No. 99-12, § 1 (05.210), 4-26-1999) 

See. 106-1843. Nontidal wetlands. 

(a) Farm ponds ofless than three acres shall not be considered wetlands by the county and 
may be filled, provided their storinwater capacity is preserved at another location on the same 
stream, subject to Army Corps of Engineers' and/or OCRM approval. 

(b) Where structures are necessary to a permitted use and cannot be lOCated outside the 
wetland, the structure shall be located on piles. Where needed, access shall be provided on 
structures such as-boardw~. 

(c) Cases may exist where protection is. not a reasonable alternative and mitigation is an 
acceptable solution. Mitigation ia. petmitted only under the following conditions: 

(1) In the U, CR, CS; LI; IP and RO diStricts, the use intensity is so high that retained . 
wetlands ofless than one acre have increased potential to become degraded habitats or, 
iftheretention of the wetland would be isolated, difficult to adequately·provide proper 
water levels to preserve existing vegetation, subject to invasive; nonnative species; 
would have a greatly reduced habitat value, or serve no significantstormwater -or 
water quality benefit, and subject to the following requirements when such areas are 
to be filled or severely disturbed: 

a. A mitigation plan has been approved, designating the area in which the site. is 
located as a mitigation area; or 

b. Mitigation will actually provide larger, more easily protected and managed 
on-site wetland areas. This permits consolidating many smaIl wetlands into a 
single wetland management unit. If the county and SCDHEClOCRM develop a 
mitigation bank or the U.S. Army Corps ofEngineets and other agencies establish 
a fee-based mitigation program, the county in consultation with SCDHEClOCRM 
will permit off-site mitigation when the county finds that the mitigation meets all 
other standards of this chapter and the site cannot be developed to permitted 
development intensities without the mitigation, or would be an undesirable 
development without the off-site mitigation; and 

c. The wetlands to be mitigated are not, and cannot, easily become part of an 
interconnected area that provides drainage and flood storage; and 

d. The wetland area to be filled is not more than one acre or 20 percent of the 
mitigation area, whichever is less. 
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(2) In all districts where, due to parcel shape and interaction with topography, reshaping 
the wetland boundary is necessary to provide a reasonable building site, minor filling 
is permitted provided that: . 

a. Less than ten percent of the wetland area or less than two acres, whichever is 
less, is disturbed; and 

b. High quality wetland areas and wetlands containing rookeries are avoided. 

(3) In all districts where the wetlands are less than one-quarter acre and not connected to 
a stream or drainage corridor. 

(4) All fill and mitigation shall meet this chapter's requirements or U.S. Army Corps of 
Engineers' permit requirements, whichever are more stringent. In either case, a 
permit shall be required. 

(5) The current drainage pattern shall be submitted for all subdivisions or land develop
ments containing a wetland. The stormwater management system shall ensure an 
adequate flow of water to maintain the wetland. OCRM shall sign off on the adequacy 
of the drainage before a final plat is approved. 

(Ord. No. 99-12, § 1 (05.220), 4-26-1999) 

Sec. 106-1844. Beach-dune. 

(a) Applicability. The standards of this section shall apply to site design and development 
in the beach-dune area. 

(b) Preservation of sand dunes. No primary dune shall be leveled, breached, altered, or 
undermined in any way, nor shall vegetation on the primary dune be disturbed or destroyed, 
with the exception of construction of boardwalks or similar beach accesses. Such pedestrian 
accesses shall be designed and oriented to have minimal effect on the natural features or 
vegetation of the dune. The county may require shared accesses by elevated walkways. 

(c) Public beach access required. Public beach access shall be provided by the developer for 
any development including more than 1,000 feet of beach frontage, according to subsection (d) 
of this section. 

(d) Option to purchase beach access. Upon filing of a preliminary application for an 
oceanfront development plan with the department, the county shall have an option to purchase 
reasonable beach access as deemed necessary for the benefit of the public. The county's option 
to purchase beach access shall run from the date of first submission of plans to the department 
to the date of the second regular county council meeting following the proposed permit issue 
date of the DRT, but in no case shall the option period be more than 90 days from the date of 
first submission of plans. The department shall review all proposed oOOanfront development as 
to the need for public beach access and shall recommend to the county council what action it 
feels the county should take with regards to public beach access areas in the best interest of 
the general public. The county council shall notify the developer of its intentions on the option 
by the end of the specified option period and shall, if electing to purchase the beach access area, 
have a period of 30 days and one extension period of 30 days from the end of the option period 
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to negotiate the terms of the purchase with the developer. The county council may require an 
appraisal of the required beach access area by a board of at least three independent appraisers 
in order to establish the basis for a purchase offer to the developer for the beach access area. 

(e) Beach development setbacks. No development shall be undertaken except in compliance 
with this section. Furthermore, the requirements of this section shall be included as covenants 
and restrictions for all subdivision development that contains beach-dune areas located on the 
seaward side only of the barrier islands (Le., Bay Point, Capers, Daufuskie, Fripp, Harbor, 
Hilton Head, Hunting, Pritchards and St. Phillips Islands). 

(1) No building or other structure shall be located or constructed in such a manner as to 
destroy, undermine, or alter any primary sand dune or disturb primary dune 
vegetation. 

(2) At a minimum, no structure, septic tank, or tile field shall be constructed within 50 feet 
landward ofthe OCRM baseline, except for beach cabanas of 144 square feet or less in 
size. No cabana with a permanent roof shall be permitted seaward of the baseline. 
Shore perpendicular beach boardwalks shall aiso be permitted per section 106-191l(b) 
Beach-dune; however, no further encroachment towards the sea shall be permitted. 

(f) Additional studies / reports. A beach protection plan shall be submitted as part of the 
required environmental impact assessment and will indicate how the developer plans to 
preserve sand dunes and shore vegetation. 

(g) Barrier island beach·dune lighting standard. 

The Beaufort County Council finds that the barrier island beaches of Beaufort County serve 
as nesting habitat for endangered and threatened sea turtles. Coastal development threatens 
the long-term survival of turtle hatchlings since .evidence directly implicating lighting on 
barrier island beaches and reduced sea turtle nesting has been documented by numerous 
studies (Witherington 1992b). Artificial lighting near the nesting of sea turtles resulted in 
dramatic decreases in nesting attempts by sea turtles, including habitat loss, disorientation 
and eventual death (Raymond 1984a, Witherington and Martin 1996). The Endangered 
Species Act of 1973 prohibits all killing, harming and harassment .of six species of sea turtles 
(including the Loggerhead). Therefore all lighting for parcels abutting barrier island beaches 
and dunes shall adhere to the following standards: Existing development abutting barrier 
island beaches and dunes shall be required to retrofit all lighting fixtures to conform to the 
following standards by May 1, 2002, in order to ensure that no light is visible from the barrier 
island beaches or dunes. 

(1) Pole lighting .shall be bollard louver lighting five feet tall or less that blocks the light 
source from view and. contains illumination within an area of three to less than 73 
degrees on the seaward side of the pole (refer to Figure 106-1743 for types of 
luminaries). Outdoor lighting shall be held to the minimuni necessary and, where 
possible, shall be low pressure sodium for security and convenience. 

(2) Bollard lighting shall be used in parking lots and shall be positioned so that no light 
is visible from the barrier island beaches or dunes. 
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(3) Lights mounted on walls, steps and balconies shall be fitted with louvers or hoods and 
at a height from the floor of three feet or less in order that the lights illuminate only 
the balcony and will not be visible from the barrier island beach or dunes. 

(4) Tinted or filmed glass or solar screens and drapes shall be used in windows facing the 
barrier island beaches or dunes during the period indicated by subparagraph (g)(7). 

(5) All lighting illuminating buildings or associated grounds for decorative or recreational 
purposes shall be shielded or screened such.that it is not visible from any barrier island 
beaches or dune during the period of May 1 to October 31 of every year. 

(6) Additional landscaping shall be required when necessary mitigate impacts from 
development on nesting areas. 

(7) This section shall be in effect from dusk to dawn during the sea turtle nesting and 
hatchling period of May 1 to October 31 of every year. 

(8) All other lighting must be shielded so that it is not visible from any barrier island 
beaches or dunes during the period of May 1 to October 31 of every year. 

(Ord. No. 99-12, § 1 (05.230), 4-26-1999; Ord. No. 2001-15, 6-11-2001; Ord. No. 200517, 
2-28-2005) 

.Cross reference-Public beaches, § 90-61 et seq. 

Sec. 106·1845. River buffer. 

The river buffer extends inland 50 feet from all tidal waters and wetlands beginning at the 
.oCRMcritical line. The following standards are required for all development affecting the 
river buffer: 

(1) Drainage. The county engineer shall require BMPs according to the latest version of 
the county manual for stormwater BMPs in the design of drainage and detention 
basins. Additional special engineering may be required where the county engineer 
requires it to protect the nearby waters or wetlands. All drainage shall be diverted 
away from the OCRM critica1line, and through a county-approved stormwater system 
employing BMPs. The lots adjoining the river buffer shall be designed and engineered 
to prevent direct discharge from impervious surfaces across the river buffer. All 
discharges shall be diverted into the development's stormwater system and treated as 
re<j.uired by this chapter. Existing agricultural uses are exempt from this subsection, 
but are strongly urged to utilize BMPs. New agricultural uses shall comply. 

(2) Bulkheads, rip-rap and erosion control devices. All bulkheads, rip-rap or other erosion 
control devices in the river buffer are limited uses, subject to the required standards 
below. 

a. A permit to construct the bulkhead, rip-rap or erosion control device must have 
been issued by OCRM. 

h. Application for a permit for the installation of a bulkhead, rip-rap or other erosion 
control device more than 48 inches in total vertical height from the existing 
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ground elevation must submit design plans, including certification from a South 
Carolina registered professional engineer as to the adequacy of the design 
standards included to prevent collapse or other failure. 

c. The provisions of subsection 106·1846(b), tree protection and specimen trees, 
must be met. 

d. Disturbance of more than 2,500 square feet of shoreline within the river buffer 
landward of the SC critical line shall require submission of a revegetation plan. 
A principal objective of the plan is to preserve and replace as much of the on-site 
preconstruction vegetation to the extent possible. Other acceptable landscaping 
plants are found in the SC DHEC publication entitled "Backyard Buffers", 
publication CR-003206 (11100). Such plantings shall be in the quantities set forth 
in Table 106-1680(e) for a maritime forest on a disturbed area prorated acre basis, 
i.e., a one-tenth of an acre disturbance requires one-tenth of the bufferyard 
planting, unless soil conditions are unfavorable to establish this type offoresta
tion, in which case a revegetation plan more suitable for the type of soil conditions 
will be accepted. 

e. Revegetation of areas landward of the critical line, having sloping topography in 
excess of 1:3 slope, shall also include slope stabilization measures in compliance 
with SC DOT standards, as set forth in section 205, Embankment Construction, 
of the SCDOT Standard Specifications for Highway Construction, Edition of 
2000. 

f. Landscaping and construction design plans will be submitted to the zoning 
development administrator (ZDA), who shall issue a development permit for 
construction and land disturbance if these criteria are sa~ed. Inspection of the 
construction and landscaping shall be done by the Beaufort County Building 
Inspection Department as provided for building permits. 

(3) VteW corridor. The landowner may provide a view corridor through the river buffer. The 
following standards shall apply: 

a. Such a view corridor shall not extend for more than 75 feet or one-third of the lot 
width, whichever is less. 

b. The view corridor shall generally involve only pruning to provide views. However, 
a landowner may submit a selective clearing and selective landscaping program 
for the view corridor. This shall only be approved by th~ DRT if the net result 
provides both ample screening of the shoreline and filtering of runoff from lawns 
on the lots. 

(4) Setbacks. The following setbacks from the OCRM critical line shall apply to all new 
development: 

a. Single-family detached and duplex buildings shall be set back 50 feet . 

b. All other residential buildings shall be set back 100 feet. 

c. Nonresidential buildings, parking lots, and drives shall be set back 100 feet. 
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d. Tile fields or septic tanks are prohibited in the river buffer, and shall not be 
placed within 100 feet of the OCRM critical line. 

e. Agricultural uses and golf courses shall be set back 150 feet. 

(5) Waiver. Where existing conforming or nonconforming lots are so small that a single
family house cannot be built to meet the required critical line setbacks, the DRT may 
grant a waiver with strict adherence to following standards: 

a. The test of whether a waiver can be granted shall be based on the average size of 
homes within five lots on either side ofthe proposed house. If there are no homes 
within this area, a floor area ratio on the lot of three-tenths or maximum building 
footprint (liveable area) of 15 percentofthe total lot, whichever is less, shall guide 
the need for a waiver. 

b. New homes shall be designed so that they do not encroach· into the critical line 
setback area. Applicants for waivers shall prove to the DRT that desigu 
alternatives such as adding a second or third story, adjusting house dimensions, 
reducing overall house size, etc., would still render the noncriticaillne setback 
area as unbuildable. 

c. The DRT shall be empowered to reduce the street or front yard setback by 30 
percent in order to avoid the need for a waiver. In developments that are largely 
unbuilt, with lots still in common ownership, the county shall require the 
developer to revise covenants to grant reduced street setbacks. The street setback 
reduction shall be the minimum possible. 

d. The critical line setback shall not be reduced to less than a 35-foot setback, except 
in areas where homes already existing on nearby lots are located closer than 35 
feet. In those cases, the average critical line setback of adjoining lots shall be 
used, provided that in no case shall a setback of less than 20 feet be granted, 
unless the setback is to preserve a specimen tree, historic resource, or to prevent 
a lot from becoming unbuildable with comparable houses as described in 
subsection (4)a of this section. 

e. If the house and lot do not drain to a stormwater management system that uses 
BMPs pursuant to subsection (1) of this section, the DRT shall require the 
individual landowner to provide the necessary stormwater management on the 
lot. 

f. The DRT shall also be empowered to grant a waiver in order to protect specimen 
trees and historic resources or to prevent a lot from becoming unbuildable with 
comparable houses as described in a., above. In such cases, the DRT shall approve 
a building envelope that will optimize the protection of all resources. 

(Ord. No. 99-12, § 1 (05.250), 4-26-1999; Ord. No. 99-21, 8-23-1999; Ord. No. 2000-6, 2-14-2000; 
Ord. No. 2002-34, 12-9-2002) 
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Sec_ 106-1846. Forests. 

(a) Standards for cutting over large area. In residential developments, forests may be cut 
over a greater area than permitted in table 106-1782 only if mitigation is provided and the 
following standards are met: 

(1) The mitigation shall be required due to unique conditions on the site that make it 
impossible to meet the protection standards due to site size, shape, utilities, or other 
elements that are unique to the property. 

(2) A tree survey (see subsection (c) of this section) of the site's forest is conducted. The 
best forests, in terms of percentage of climax vegetation, tree size, tree health, and 
habitat value, shall be preserved. 

(3) The protection level given forests shall not be less than 80 percent of that required in 
table 106-1782. Thus, a forest with a protection level of 40 percent could be reduced to 
32 percent. 

(4) The land on which the mitigation is to occur may be on site where adequate land is 
available to achieve the required mitigation level. The land on which mitigation is to 
occur may be off site, if within an approved niitigation bank-ilfeaonly in the urban 
district where existing lots are too small to permit. preservation. All land used for 
mitigation shall be preserved as permanent open space. 

(5) Mitigation shall include planting 1.25 acres of new woodland of comparable species for 
every one acre of disturbed mature or young forest for which mitigation is required. 

(6) The plant material in the mitigation area shall be determined based on a tree survey 
of the disturbed area in total inches dbh. The mitigation shall be 1.25 times the total 
inches of dbh and consist of similar species oftrees. All trees shall be a minimum of2.5 
inches caliper. 

(7) The plant species used in mitigation shall be similar in percentage to those destroyed. 

(b) 7ree protection and specimen trees. In areas of forest that are not protected per section 
106-1782, or areas that are not classified as forests, all trees shall be protected as indicated in 
this. subsection. Prior to any clearing or development approval, except bona fide forestry 
management, the applicant shall provide a tree survey (see subsection (e) ofthis section) of the 
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areas in which buildIDg or construction activities are planned. Areas that are to be preserved 
as protected forest nOOd not be surveyed. A tree survey shall be made of all·trees greater than 
eight inches dbh and all specimen trees (see appendix E). If feasible, all trees greater than 
eight inches and all specimen trees shall be preserved through careful site planning. 
Furthermore, on any individual single-family residential lot, where an existing dwelling unit 
is already present, a homeowner may remove any type of tree excluding specimen live oak 
(Quercusvtrginiana) trees in any zoning district. For purposes of this section, a specimen live 
oak (Quercus'virginiana) tree shall be classified as a live oak (Quercus virginiana) tree greater 
than 12 inches dbh. The Beaufort County Codes Enforcement Officer's shall be required 
through permitting to inspect to insure compliance. Nothing in this section shall be construed 
to allow the removal of trees from a required buffer. 

(1) All trees covered by this subsection shall be protected unless the landowner can 
demonstrate that: 

a. The site plan has used clustering to the maximum extent allowed to preserve 
trees. 

b. The trees sought to be cut cannot be saved by modifying setbacks or construction 
envelopes in accordance with article XIV (Modulation of Standards). 

c. The trees are in the rights-of-way of roads and small adjustments of individual 
lots cannot be made to. the site plan to save the trees without losing lots or floor 
area. 

(2) Conspicuous barrier fencing must be erected around a tree or group of trees to be 
preserved .and protected from encroachment. prior to site work or construction 
coinmencing and remaining in place until the certificate of compliance is issued (see 
section 10()-1648). The tree protection zone shall be a circle.with a radius of one foot for 
every one .inch of dbh or five feet, whichever is greater. The DRT may approve an 
alternate tree protection zone, if it.can be determined by a certified forester that a 
specific design or protection will not injure any tree under consideration. In no case 
shall the circle of protection be less than one half of the total diameter required by the 
formula-in this subsection (b)(2). 

(3) Excluding single-family homeowners as set forth in subsection 106-1846(b) above, tree 
removal shall be accomplished upon written certification ouly by a certified arborist or 
forester, stating that tagged trees are diseased and can be removed. The priority for 
preservation shall be healthy trees, as follows: 

a. Highest priority: specimen trees over 24 inches dbh. 

b. High priority: other trees over 24 inches dbh and specimen tree species over 12 
inches dbh. 

c. Medium priority: any tree over eight inches dbh and any specimen tree not 
meeting the requirements of the higher priorities. 

d. Low priority: all other trees. 
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(4) Where individual tr~es over 24 iItches dbh or specimen trees over 16 inches dbh are to 
be cut, the developer shall plantsufficienttrees having acaliper in excess of~,6 inches 
each so as to exceed the dbh of the tree or total trees lost. Such trees. shall be of the 
same species as those cut unless the DRT req~s other species to enhance the 
diversity to ~at similar to the native forest areas. All mitigation trees shall be planted 
within the disturbed area of the site . 

. '(5) The saving of existing non-specimen trees is encouraged and may be utilized in some 
cases to ineet the re<juirements of subsection (4) above pertainingto:replacement of 
trees that are approved for removal. Existing trees us.ed for mItigation must be located 
within the disturbed area of the site. 

(6) Easements and rights-of-way. Removal of specimen trees during the construction or 
. maintenance of easements or rights-of-way for water, sanitary sewer, electricity, 
telephone, natural gas, cable, storm drainage, telephone, or other service lines, shall be 
exemptfrom the requirements of this section provided that the applicable company or 
agencY has executed an agreement with the county that: 

a. Recognizes the need to minimize trimming of hardwood overstory trees that do 
not significantly interfere with the intended purpose of construction or mainte
Dance; 

b. Establishes, to the 'extent practicable, deSIgn guidelines for construction and 
maintenance which identifies the saving of hardwood overstory trees as a factor 
to be considered in the design process; 

c. Establishes guidelines to avoid topping, or severe pruning of trees whenever 
reasonably practicable, and where it is unavoidable, to do so in the manner which 
is most aesthetically and ecologically acceptable to the county; 

d. Provides for a consultation process with the 1l1anning department, including, 
when necessary, review by a certilied arborist approved by the county, prior to the 
. commencement of major construction or maintenance or the removal of any 
hardwood tree over 16 inches DBH; 

e. Provides for submittal of annual line clearing plans to the planning department 
for review; 

f. Provides that a breach of such agreement constitutes a violation of this subsec
tion and thus a loss of exemption from the tree protection provisiOns of this 
article; and 

g. Provides that appeals of administrative. decisions made pursuant to such agree
ment shall be to the ZBOA in accordance with the procedures set forth in section 
106.-787. 

(7) Where the DRT determines that the required replacement of trees is not feasible or not 
desirable due to the size and shape of property andlor structures, crowding of the trees 
to where thinning will be required, other design limitations, or other viable site 
constraints, such reduction shall be subject to a general forestation fee. This fee shall 
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be the actual and vei-ified cost of the required tree replacement elimilllited per tree 
reduced and shall be paid to the county treasurer before final approval is given for the 

.developm:ent plan. The funds collected through this forestation fee shall be used by the 
county to plant trees and other landscaping in highway medians, along roads, to 
provide plants for affordable housing projects or on other public properties as deemed 
appropriate. 

(8) Trees that are used as.rookeries (even in nonwetland areas) shall not be cut. 

(c) 7ree surveys. Detailed tree surveys shall be required for any land development that is 
not exempt from the standards of this chapter. Tree surveys shall be required in all 
nonforested areas as indicated in subsection (b) of this section and consist of the following: 

(1) Tree surveys shall include all trees eight inches dbh and larger,' and dogwoods (Comus 

spp.), magnolias (Magnolia spp.) and redbuds (Cercis caruuknsis) 4 inches dbh and 
larger. 

(2) In all forested areas, tree surveys shall first identify areas of forest by the various 
categories of forest listed in tabie 106-1782, and any endangered species area. A 
detailed tree surveylocating individnal trees shall be required only where areas of the 

forest are to be cut. 

(3) The tree survey shall be conducted for 75 feet on either side of the tree protection line. 
This will permit accurate determiIiation of the actual area of protection. The tree 
survey shall provide size and drip line for all trees in the area where cutting will occur. 
The actual protection line shall be drawn so that only trees having more than 75 
percent of the diameter of their canopy outside the protection fence line may be 
counted as preserved (see figure 106-1846(c)). 

(4) The tree survey may be conducted by a certified arborist, forester, wetland scientist, 
botanist or registered landscape architect or surveyor. All tree surveys shall be 
certified by a registered land surveyor. Each tree surveyed shall be referenced in the 
required report, including the type, size, and condition of the tree, and submitted as 

part of the application for development. 
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. (5) A tree survey shall. be less .than five years old beginning from the application 
submission date foz: which the survey pertaina. The iDA or DRT .shall require that a 
new tree survey be undertaken, at the applicant's expense, when it has been 
determined that a tree survey is invalid. 

Figure 106-1846(c) TREE. PROTECTION LINE 
(Ord. No. ~9-12. § 1 (05.260), 4-26-1!j99; Ord. No, 99~21, 8-23-1999; Ord. No. 2000-11, 
2-28-2000;.Ord. No. 2000-26, 6.12.2900; Ord. No. 2001-5, 3,12-2001; Ord. N9. 200719, 
2-12-2007) 

Sec. 106-1847. Endangered species. 

(a) The protection needs of endangered species are, in part, dependent on the type of 
species. 

( 
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(b) The county shall maintain endangered species maps of the areas identified as having 
endangered species. Applicants shall refer to these maps and united states fish and wildlife 
service (USFWS) data to determine whether there are endangered species on a proposed 
deveiopment site. All endangered species areas shall he given 100-percentprotection. In 
addition, secondary protection areas may be established. No development shall take place in 
these areas. 

(c) Any site or development that contains an endangered species area or affects a nearby 
property containing endangered species shall require an endangered species protection plan 
for approval by USFwS, prior to approval of a plat of subdivision or land development plan by 
the DRT. The actual species location, primary protection area, and secondilry protection areas 
shall be protected as an endangered species area in the site capacity analysis calculations, 
beginning with table 106-1814. 
(Ord. No. 99-12, § 1 (05.270), 4·26-1999) 

Sec. 106·1848. Flood hazard area. 

. (a) Applicability. All standards in this section shall apply to site design and development 
undertalten within the flood hazard area. 

(tl) Flood hazard design standaT-ds; Flood hazard design standards shall be as follows: 

(1) All requirements of the county building codes related to construction in flood hazard 
areas shall be met. 

(2) ,Engineering plans and specifications shall be submitted showing that adequate design 
has been incorporated to ensure to the maximum exient possible that: 

a. Water supply systems will be constructed to preclude infiltration by floodwaters; 

b. Wastewater disposal systems, including septic tanks, will be constructed to 
preclude infiltration by floodwaters; and 

c. Types and construction of fill materials used for building foundations are such so 
as to minimize settlement, slope erosion, siltation and facilities drainage of 
potential surrounding floodwaters. 

(c) Indication of /loodhazard areas. The 100-year flood elevation, as shown on official 
county floodplain maps, shall clearly delineate the flood hazard area on the preliminary and 
final plat. The line shall be determined by field measurement of the elevation on the site. 

(d) Protective deed restrictions required. Covenant or deed restrictions shall be placed in the 
deeds to all lotS of a development lying within a flood hazard area stipulating to the owner that: 

(1) Construction on lots within what is defined and designated as "Coastal High Hazard 
Areas: Velocity Zones" shall be elevated and securely anchored to well-anchored piles 
or columns and shall have the level of the bottom of the lowest horizontal support 
member one foot or more above the level of the 100-year flood. Space below the level of 
the first floor level shall be free of obstruction or covered by breakaway facade material 
capable of producing free obstruction for the impact of abnormally high tides or 
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wind-dri'ven water; Residential structures ,on existingiots shall have a maximum ffiJor 
area of 2',2'00 sqUare feet per lot. A larger homa may be built only by acquiring 
additibnaHots. In; new developments, a maximum floor area ratio oione-tenth. shall be 
raquired. 

(2') AU other raquirements of the county building codes related to co~truction in flood 
hat'ard araas must be met. 

(e) D~losure statement required, On all plats of subdivision and land development plans 
for' which lots" sites, or structures are to be sold or leased, the following statement shall be 
clearly affixed to the plats or pl!lns and readily visible: " 

"The areas indicated on this plat/plan as flood hazard areas have bElen identified as having 
lit least Ii 1% cbance of being flooded in any given year by rising tidal waters associated with 
extreme wind and storlD' surge; Local regulations· require that certain flood hazard 
protective measures be incorporated in the design and construction of structures in these 
designated steM." 

Reference shall be made to the development covenants and restrictions of this development 
and requireinents of the county building codes department. In addition, some agencies may 
reqUire mandatory purchase offlOOd insurance as a prerequisite to mortgage financing in these 
designated flood hazard areas. 
(Otd. No. 99-12, § 1 (05.280); 4-26·1999) 

Cross reference--F100ds, ch_ 78. 

Secs. 106<1li4tJ..-..lf16.187G. Reserved. 

DMSION 4. OPEN SPACE USES AND STANDARDS 

Subdivision 1. In General 

Sec. 106-1876. Uses in open space. 

Table 106-1876 lists uses that may be permitted in open space when required elsewhere in 
this chapter. Most of the usas listed are specific subuses from the generalized uses listed in 
table 106-1098. In so doing, a closer match of the permitted uses to the resource's tolerance is 
provided. Any use not listed shall be considered prohibited. Detailed standards for limited 
uses, special uses, or uses that must prepare an environmental impact aSsessment are listed 
in subdivision II of this division. 

TABLE 106-1876 USES IN OPEN SPACE 
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AGRICULTURAL 
ApiRriAH I y N I y y N I y N 
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All "",.,1<1. 
Gp.nnrll TyIIl!II 

O[1"n N()//tidal Htruhoolel'S River 8tach· (,~.IOr,· el!((angert!d 
U~ SI~# Wellalld Bu.ffer 8ufftr DIJIV! IH/·1) Spr-c'iu 

Field crops Y N N N N N N 
Orchards Y N N N N N N 

Pasture Y N N N N N N 

Forestry Y L L L N L N 

Kennels and stables Y N N N N N N 

Nurs~ry Y N L N N N N 

RECREATION AND AMUSEMENT: OUTDOOR RECREATION 

Ballfield. Y N N N N N N 
Beach Y N N Y Y N N 

Golfoourse L N N N N L N 

Nature area Y Y Y Y N Y N 

N,ature center, Y N N N N L L 
Picnic area Y N Y N N N N 

Pools/courts Y N N N N N N 

Trails Y L Y L L Y L 

COMMERCIAlJRESIDENTIAL WATER DEPENDENT 

Water dependent Y N SIEA S/EA SIEA N N 

Bu1.kheads. riprap and ero· L L L L L L L 
sion control structures 

UTILITIES, COMMUNITYIREGIONAL 

Public/private road L SiEA SIEA N N N N 

Essential access Y SIEA, SIEA N SIEA N N 

Sewerlwater Y S/EA S/EA N N N N 

StoJ1llwater detention Y L N N 'N N N 

TEMPORARY USES 

PUblic interest event I y I N I L ~ N J N I N N 

Special event L y I N I N I N I N I N N 

• General open space is that land 'required by table 106-1526 as Min. OSRlLSR and not containing any spetific 
natural resource. 

Y = Permitted use 

N ; Prohibited 

S ; Special use 

SIEA := Special use, with environmental impact assessment 

L ; Limited use 

(Ord. No. 99-12, § 1 (05.310), 4-26-1999; Ord. No. 2002-34, 12-9-2002) 

Sees. 106-1877-106-1905. Reserved. 

Subdivision II. Standards for Open Space Uses 

Sec. 106-1906. Scope. 

Uses listed asliinited uses"special uses, or requiring an environmental impact assessment 
shall, in addition to meeting the criteria in subsection 106-367(g) and ·subdivision IV of division 
3 of article III of this chapter meet the conditions set forth in this subdivision. 
(Ord. No. 99-12, § 1 (05.320), 4-26-1999) 
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Sec. 106-1907. Forestry. 

(a) Clearcutting is prohibited in designated open spaces. 

(b) BMPs of the South Carolina Forestry Association shall be employed. 

(c) Forestry areas shall be harvested so that a canopy cover consisting of minimum basal 
area per acre remains well distributed throughout the area. The landowner shall retain a 
minimum of at least 25 overstory trees per acre after final harvest, in addition to the required 
forested buffer of 50 feet along all street frontages. The landowner shall immediately pursue 
planned natural regeneration methods, whereby four to 12 seed harvesting trees are left 

uncut, or 20 to 30 shelterwood harvesting trees are left uncut. Either method is acceptable as 
long as the required buffer is provided, and the method recognized by the state for responsible 

. forestry practices. For any area of protected resources that exceeds more than five acres. in 

total, or in an individual area, the harvesting shall be phased so that a balance is retained 
between the area cut, frequency of harvesting, area that is mature, and area groWing back 
taking into account the time needed forthe forest to return to its iriitial state or, in the case 
of young forest areas, to reach a mature state. 
(Ord. No. 99-12, § 1 (05.321), 4-26-1999) 

Sec. 106-1908. Nursery. 

Plant nurseries may only be permitted in a headwaters buffer under the following 
conditions: 

(1) The land had been previously used as follows: 

a. Fanning. 

b. Fanning had been discontinued, but the current stage of succession is grasslands 
with few woody plants established. 

c. The land had been recently timbered, but replanted trees are not higher than five 
feet on the average. 

(2) The drainage of the nursery was designed to flow away from the shoreline to a 
detention and settlement basin that protects the area's water quality. 

(3) There shall be a strip of natural landscaping with high quality ground cover with a 
width of 50 feet between the nursery .and the water body. 

(Ord. No. 99-12, § 1 (05.322),4-26-1999) 

Sec. 106·1909. Active recreation uses exceeding ten acres. 

(a) Area counted toward open space. Fifty percent of any active r~creation use may be 
counted toward open space in rural districts. 

(b) Forests. No area of protected forest shall be used for golf courses if the tree cover is to 
be disturbed. However, trees in the rough may be pruned to provide easy movement at the 
ground and still be part of the protected open space. 
(Ord. No. 99-12, § 1 (05.323), 4-26-1999) 
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Sec. 106-1910. Nature center. 

(a) Forests. Nature centers over 5,000 square feet shall require a special use permit. Nature 
centers not exceeding 5,000 square feet shall be permitted, provided the following conditions 
are met: 

(1) A tree survey of the site shall be provided to assist in properly locating the building, to 
avoid destruction of larger trees, -specimen trees, or rare trees. Where feasible, the 
building should be in an area with low tree density or trees that 'are in poor condition. 

(2) Parking is not permitted in the protected open space, 

(b) Endangered species. The plans for nature centers shall be reviewed by the agency on 
whose list the species was established (federal, state, or both) and who shall be given 60 days 
to review and comment on the appropnateness of the design and location. A detailed site plan 
of the endangered species area should be provided to ensure the most sensitive site design. 
(Ord. No. 99-12, § 1 (05.324), 4-26-1999) 

Sec. 106-1911. Trails. 

(a) Nontidal wetlands. Trails may be installed in nontidal wetlands where essential to cross 
or where the trail has a natural history purpose. The trails shall be of boardwalk construction. 
The height of the boardwalk above normal high water shall be set to ensure the boardwalk 
minimally disrupts plant life below it. 

(b) Beach-dune. Trails over the dunes shall all be of boardwalk construction. The boardwalk 
shall be located to ensure minimal erosion and constructed to avoid well-established vegeta
tion. 

(c) River buffer. Trails shall be permitted to cross the river buffer at reasonable intervals for 
access to the water. Such trails shall be designed and constructed in a manner that does not 
result in them becoming channels for stormwater, that does not result in erosion, or that does 
not damage surrounding vegetation. The county may require trails to be of boardwalk 
construction, pervious paving systems or stepping stones if needed to ensure meeting the 
objectives of the buffer, and for longterm maintenance of the trail. 

(d) Endangered -species. In general, trails shall be prohibited in these areas. However, if 
research values and preservation of the Species are best achieved by having access on defined 
trails, they should be permitted. The plans for such trails shall be reviewed by the agency on 
whose list the species was established (federal, state, or both) and who shall be given 60 days 
to review and comment on the appropriateness of the design and location. A detailed site plan 
of the, endangered species area should be provided to ensure that the most sensitive- site 
design. 
(Ord. No. 99-12, § 1 (05.325), 4-26-1999) 
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Sec. 106·1912. Water dependant uses. 

Waterways are the domain of the public, and should be regulated to maintain their pristine 
quality for the citizens of Beaufort County Areas of ecological significance should be identified 
and protected. Water dependent uses should be spaced as far apart as feasible, consistent with 
minimal adverse impacts. The following shall apply to all water dependent uses: 

(a) Navigational structures or aids. The regulation of navigational structures or aids shall 

be under the jurisdiction of the state ocean and coastal resource management office or 
appropriate federal regulators. 

(b) Docks, piers, and wharfs. 

(1) Tidal creeks and shallows are the most sensitive, ecologically, and are, therefore, 
being regulated. 

(2) Small tidal creeks .and shallows, which fall within the county, are defined as those 
bodies of water, [being tidally influenced] as per the Beaufort County official 
small tidal creek delineation map. Private docks and community docks in small 
tidal creeks may be allowed on both existing lots of record, and new subdivisions 
under the following criteria: 

Supp. No.1 

a. Lots in new subdivisions must have a minimum of250 feet of frontage along 
the waterbody. Existing lots of record are exempt from this requirement. 
Major subdivision of/ots, as defined in section 106-18, fronting tidal creeks 
and shallows that includes construction of a community dock in lieu of 
private individual docks, shall also be exempt from the minimum frontage 
requirement of 250 feet. Major subdivisions with· no proposed docking 
facility or a community dock shall be permitted at allowable lot widths set 
forth in section 106-1556 table, Lot and Building Standards, and provisions 
set forth in article XII, Subdivision Desigu. 

b. Dock facilities will neither interfere nor adversely impact navigation. No 
dock shall be permitted to be constructed where the length of the dock shall 
exceed 300 feet in total length, inclusive of pierheads, floats, boatlifts, 
ramps, mooring, pilings and other associated structures, with the exception 
of existing lots of record where two or more owners of adjoining lots agree to 
create a community dock, in lieu of individual private docks. In these cases 
a bonus of one foot of dock length over 300 feet, for every foot of waterfront 
footage exceeding 300 feet shall be granted to permit a community dock with 
a maximum length of 500 feet. 

c. The dock, pier, boat lift, floating dock, walkway and any appendages thereto 
allowed under this section shall normally be constructed within the ex
tended property lines of the owner and shall further adhere to the setback 
requirements of the ZDSO, more specifically, be no closer than 20 feet from 
extended side property lines, however construction may be allowed closer 
than 20 feet, or over extended property lines where there is no material 
harm to the policies of this section. 
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d. The maximum width of the walkway or pier between the highland and the 
pier head shall be four feet, unless compelling circumstances exist whereunder 
the four-foot limit would render the dock unusable by the owner, members 
of his or her family, or reasonably anticipated users. The walkway may have 
a railing, but shall have no walls which impede the flow of air through the 
walkway. The walkway, pier head, and floating dock shall not be enclosed 
nor shall there be any walls of any kind on any side of the same. However, 
safety rails with slats at least two inches apart shall be allowed provided 
that they do not exceed three feet in height. 

e. Electrical cutoff fixture lighting shall be allowed along the walkway and at 
the head of the dock, provided said lighting is shielded to direct the light 
down onto the dock and away from any adjoining residences and the creek, 
and further, provided the electrical power. is Constructed and attached in 
conformance with applicable electriCal safety codes as delineated in the'-" 
Southern Building Codes, as adopted by Beanfort County. 

f. No plumbing shall be allowed, except for water sinks and faucets. All toilets, 
port-ci-Iets, or any other means of sewage collection or disposal is strictly 
prohibited. 

g. Boat lifts shall be allowed, provided that no portion of the boat when fully 
elevated shall extend higher than 12 feet above mean high water, excluding 
masts, tower,. antennae, and outriggers. 

h. The use of docks shall be limited to private, non-tommercial uses, unless 
allowed for as part of a Commerciaf'Fishing Village Overlay District. 

1. All docks, associated J!tructures and boats secured thereto, shall be main
tained to ensure safe usage and to prevent any potential hazard to 
navigation. 

(3) Notwithstanding any other provision ofthissection, and pursuant to subsection 
(4) below pertaining to reconstruction or repairs, any owner of a lot on the date 
of enactment of this section [May 8, 2000] who has iii. his or her possession a 
permit for construction of a dock in a size or length exceeding these specifications, 
may construct the dock in compliance with the permit, as long as the permit 
remains valid. 

(4) Notwithstanding any other provision of this section, any dock, pier, boat lift, 
floating dock or walkway, properly permitted prior to the date of enactment of 
this section and fully constructed within 12 months of the date of enactment of 
this section [May 8, 2000], may be repaired or reconstructed in the same size and 
length in the event any portion of the structure is damaged or destroyed. 
However, any dock, pier, boat lift, floating dock or walkway, constructed in a size 
and/or length exceeding this section pursuant to an e~sting permit at the date of 
enactment ofthis section, but not fully constructed within 12 months of the date 
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of enactment of this section, may not be repaired or reconstructed in a length or 
size exceeding this section in the event it is damaged by more than 50 percent of 
its replacement value. 

(Ord. No. 99-12, § 1 (05.326), 4-26-1999; Ord. No. 2000-2, 1-24-2000; Ord. No. 2000-24, 
5-8-2000) 

Sec. 106-1913. PUblic/private roads. 

(a) Nontidal wetlands. Crossings shall be permitted only where no reasonable alternative 
exists. Road shall be elevated and not constructed of or on fill material. Wildlife corridors 
should be provided wider the road. 

(b) Headwaters buffer. Roads shall be permitted only to provide access to water dependent 
uses, where county plans call for a ·newroad and bridge, or where headwaters buffers overlap 
on an island so that a road to buildable areas cannot avoid headwaters buffers . .. . 

(c) All open space. All utilities shall be placed under the pavement to avoid additional 
destruction where the road is in wetlands or headwaters buffer. 

(d) General open space. Where the development is to be set well into a site requiring more 
than 60 percent open space and the road right-of-way would use more than 20 percent of the 
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ARTICLE xm. SUlJDMSION AND LAND DEVELOPMENT STANDARDS' 

DMSION 1. GENERALLY 

Sec. 106-2766. Applicability. 

All proposed land developments and subdivisions shall conform with the standards set forth 
in this article, unless expressly exempt from obtaining a development permit as specified in 
this article or elsewhere in this chapter. 
(Ord. No. 99-12, § 1 (14.010), 4-26-1999) 

Sees. 106-2767-106-2795. Reserved. 

DIVISION 2. STREET STANDARDS 

Sec. 106-2796. Access. 

(a). Access to county, state and federal thoroughfa,res. In subdivisions access to county, state 
and federal thoroughfares shall be provided as follows: 

(1) Street, driveway, or other access separation along county, state and federal highways 
shall be in accordance with the SCDOT, "Access and Roadside Management .Stan
dards," and county-approved access management plans. In no event, however, shall 
individual driveways and nonresidential curb cuts be permitted at spacing less than 
follows: 

a. Major arterial road (divided four-lane): 1,500 feet. 

b. Arterial road ,(two-lane): 800 feet. 

c. Collector road and all others: 400 feet. 

(2) If a road can be provided for lots (parcels), they shall be required, rather than 
permitting the stripping of lots (parcels) along the road frontage with individual and 
direct access to the roadway. The rural subdivision (subdivision II of division 4 of 
article XII of this chaptsr) is specifically designed to eliminate stripping of lots. If a 
property cannot be provided access through adjoining properties, a tsmporary access 
may be permitted as provided in subsection (h) of this section. 

(3) Where a new internal road cannot be provided due to the depth andlor configuration 
of a parcel, lots (parcels) created along public road rights-of-way shall utilize shared 
access drives to meet the separation standards in subsection (1). 

--
'Cross references-Recording of plats and deeds, § 2-616; environment, ch. 38; buildings 

and building regulations, ch. 74; floods, ch. 78; mannfactured homes and trailers, ch. 86; 
planning, ch. 94. 
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(4) Where lots (parcels) within a major subdivision are created along nnpaved public road 
rights-of-way, the developer shall be required to either pave the portion of the road that 
fronts the lots per connty standards or provide in escrow to the connty an amonnt 
equal to the paving of that portion of the road. 

(b) Temporary access. No developer shall be denied a zoning permit or plan approval for the 
sole reason that a parcel of record, as of the effective date of the ordinance from which this 
chapter derives, cannot meet the permanent access standards, provided the development plan 
meets all other requirements of this chapter. A temporary access permit may be granted which 
shall expire when the permanent access to the property via adjoining parking lots, shared 
access with adjacent property, parallel access, or reverse frontage roads is achieved. The 
property owner shaiI bear the cost of closing the temporary access lind connecting to the 
permanent access. 

(c) Driveway linkage for nonresidential development. As determined by the DRT, linkages 
shall be reqnired between adjoining properties to provide for movement from one development 
to another without requiring a return to the public roadway. This may be accomplished in 
several ways as follow: 

(1) Where feasible, a continuous frontage or reverse frontage shall be provided either 
immediately behind the bufferyard or, if outlots are to be provided, along the rear 
property line of the outlots. 

(2) Where a uniform setback line is established on a number of properties so that drives 
at the front of the building can be interconnected, this circulation road may be used as 
the linkage. 

(3) A driveway stubout section can be used when it is adjacent to the vacant land, if that 
vacant land is located in a nonresidential zoning district, or where the DRT indicates 
the adjacent property will be developed as a nonresidential use (this reqnirement shall 
not apply where a frontage road system is planned or is in place.) All driveways and 
driving areas, including those through parking lots, designated for such movement 
shall be paved. 

(4) The alignment of such accesses shall be linked in a straight line for as long a distance 
as is practical. The DRT may, in reviewing development, determine that one of the 
methods in this subsection is most appropriate and requires that all development 
provide such connections. 

(d) Legal access. Legal.access shall be provided as follows: 

(1) While it is the intent of this chapter that all property proposed for development have 
legal and adequate access to public thoroughfares, it is recognized that often such legal 
right of access may not be clearly established at the time of proposed development 
activity. For development activity not involving the sale of lots or residential units to 
consumers, the concern over questionable legal access is not as great, except that such 
proposed development may impact other property across which access to the develop
ment depends. It is, however, of great concern that projects proposed for the sale oflots 
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or dWelling units to consumers have clear legal access to avoid potential legal litigation 
involving unsuspecting consumers. 1b this end, all applicants for development ap
proval on property not immediately contiguous to deeded public rights-of-way shall 
submit the following: 

, 

a. Copies of recorded deeds, plats and easements clearly documenting access to the 
development property; or 

b. In the absence of such recorded documents, evidence that reasonable effort has 
been made to acquire necessary easements from property owners whose lands 
over which access is dependent; and 

c: 'Development involving the sale oflots, tracts, or units for which the provisions of 
subsection (d)(l)a of this section cannot be met must include on the face of 
recorded plats and surveys and in the body of associated deeds, master deeds, 
covenants and restrictions the following disclosure statement: 

"It has been determined by BeaUfort County that access to all lots or units 
contained in this 'development are not clearly and legally established or 
defined at the time of approval of this development for construction and sale 
'oflots or units to the' general public." 

For development not involving the sale of lots or units which cannot meet the 
provisions of subsection (d)(l)a of this section; .the ZDA shall send notice of develop
ment intent by certified rilail to, all affected property owners whose land over which 
access to the proposed development property is dependent at least 14 days in advance 
of scheduled project review. 

(2) The DRT shall review,all applicatiCllls for physical adequacy of access on a case-by-case 
basis and may deny development approval where access is inadequate for emergency 
vehicles or users may experience unwarranted inconvenience. 

(3) Upon determination that reasonable access to adjoining property would be seriously 
affected by a proposed subdivision design, the ZDA will notify the adjacent property 
owner, 'by registered mail, ofhis findings and recommend that he take wbatever action 
deemed necessary based on that finding. This is merely for the purpose of notifying an 
adjacent property owner and in no way obviates existing laws regarding access to 
properties by right of necessity. 

(e) Public access. Accessibility is important for public health and safety and to promote the 
character of the community that the county finds desirable. If a developer wishes to build a 
gated community that prohibits general public access, the developer must meet the following 

standards: 

(1) No local residential street shall have a peak hour volume of greater than 240 trips. 
Such developments shall be designed to ensure this volume cannot be exceeded. 

(2) The county attorney, assisted by other county departments, shall determine if there 
are any water access areas that are subject to prescriptive right 'of use. If the county 
attorney issues an opinion that there is a prescriptive right of access and the applicant 
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refuses to acknowledge the prescriptive easement, no permit shall be issued until a 
final order resolving such question is entered by an appropriate coUrt, or the developer 
posts a bond which; in the opinion of the coUrt, protects the potential prescriptive 
users. 

(3) Public access to existing cemeteries shall be ensured. 

(4) Any roads designated by the DRT for providing adequate transportation to an area 
pursuant to an overall circulation plan affecting multiple land owners shall be public 
roads. 

(5) AIl developments proposed for restricted access shall submit, as part of the TIA, an 
analysis of the potential effects from such restricted access on the future road 
capacities in the vicinity of the project. 

(f) Access management standards for Robert Smalls Parkway (SC 170). The following access 
management standards apply to all properties within Beaufort County's jurisdiction on Robert 
Smalls Parkway (SC 170) between the intersection ofSC 280 (Parris Island Gateway) and the 
Broad River Bridge. 

(1) Signal spacing. The minimum spacing between full signalized access is 3,200 feet. The 
minimum spacing between directional signalized access is 1,900 feet. 

(2) Future signal locations. The specific signalized access locations shall correspond to the 
Future Signal Locations provided in Map 1 in Appendix I: Robert Smalls Parkway 
Joint Corridor Plan of the Beaufort County Comprehensive Plan. If a modification of 
the defined signal locations is desired to meet the demands of a specific development, 
the following conditions shall be satisfied: 

a. The modified location must meet the warrants for signalization with the proposed 
development as defined in the Manual on Uniform Traffic Control Devices 
(MUTCD) by the Federal Highway Administration (FHWA) with the analysis and 
specific application of traffic signal warrants to be approved by the Beaufort 
County traffic engineer. 

b. The modified location must provide adequate spacing (as defined in the spacing 
standards indicilted above) from eXisting traffic signals, programmed traffic 
signals, and future signalization of primary roadway intersectionS, including: 

Sc 170 at SC 280. 

SC 170 at WK Alston. 

SC 170 at Castle Rock Road. 

SC 170. at Broad River Road. 

SC 170 at SC 802. 

c. The modified location shall not have an adverse impact on existing or future LOS 
based on comparative analysis of conditions with the recommended signal 
locations indicated in Appendix I: Robert Smalls Parkway Joint Corridor Plan of 
the Beaufort County Comprehensive Plan above. The developer shall be required 
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to conduct LOS and signal system progression analysis to demonstrate compat
ibility of the proposed signal location with operation of the remainder of the 
signal system. 

(3) Driveway spacing. A minimum of one point of access to a property will be allowed. 
Additional access points above the one permitted may be granted provided the 
continuous roadway frontage of the property exceeds 500 feet. Single parcel access is 
strongly discouraged. Joint access driveways are encouraged for small parcels to 
.adhere to the 500-foot spacing. Driveways should be limited to the number needed to 
provide adequate access to a property. Factors such as aligrunent with opposing 
driveways and minimum spacing requirements will have a bearing on the location and 
number of driveways approved. Refer to Table 106-2796. 

TABLE 106-2796. MAXIMUM NUMBER OF DRIVEWAYS PER FRONTAGE 

Length of Frontage 

500 feet or less 
500+ to 1,000 feet 

1,000+ to 1,500 feet 
1,500+ to 2,000 feet 

More than 2,000 feet 

Maximum Number 
of Driveways 

1 
2 

3 
4 

4 plus 1 per each additional 
500feet of frontage 

For parcels with frontage both on Robert Smalls Parkway and a secondary road, a 
minimum spacing of 500 feet shall be maintained along Robert Smalls Parkway 
between a driveway and a signalized intersection. Within 500 feet of signalized 
intersections, access shall be off a secondary road. Driveway spacing shall be measured 
from the 'closest edge of pavement to the next closest edge of pavement. 

(4) Driveway design. Driveway width and turning radii shall conform to SCDOT's Access 
and Roadside Management Standards. 

(5) Driveway linkages. See section 106-2796 (c). 

(6) Deceleration lanes. Deceleration lanes shall be required when the volume of traffic 
turning at a site is high enough in relation to the through traffic to constitute the 
potential for disruption as indicated in the traffic impact analysis. 

(7) Retrofitting existing driveways. As changes are made to previously developed property 
or to the roadway, driveways will be evaluated for the need to be relocated, consoli
dated, or eliminated if they do not meet the access.management standards. 

(8) Traffic impact analysis, A traffic impact analysis study shall be provided for proposed 
developments along the Robert Smalls Parkway corridor anticipated to 'generate at 
least 50 peak-hour trips. The procedures and guidelines for a traffic impact analysis as 
set forth in article XI, division 5, section 106-2450 shall be followed. 
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(g) Access management standards for West Fording Island Road (US 278) and Okatie 
Highway (Se 170). The following access management standards apply to all properties within 
Beaufort County's jurisdiction on Okatie Highway (SC 170) from Old Baileys Road (8-18) to 
McGarvey's Comer (US 278); and West Fording Island Road (US 278) from the Jasper County 
line to McGarvey's Comer (SC 170): 

(1) Signal spacing. The minimum spacing between full sighalized access is 3,600 feet. The 
minimum spacing between directional signalized access is 2,000 feet. 

(2) Future signal locations. The specific signalized access locations shall correspond to the 
Future Signal Locations provided in Map 1 in Appendix J: West Fording Island Road 
(US 278) and Okatie Highway (SC 170) Joint Corridor Plan of the Beaufort County 
Comprehensive Plan. If a modification of the defined signal locations is desired to meet 
the demands of a specific development, the following conditions shall be satisfied: 

a. The modified location must meet the warrants for signalization with the proposed 
development as defined in the Manual on Uniform Traffic Control Devices 
(MUTCD) by the Federal Highway Administration (FHWA) with the analysis and 
specific application of traffic signaI warrants to be approved by the Beaufort 
County Traffic Engineer. 

b. The modified location shall provide connectivity to adjacent properties to give the 
properties aCcess to the signalized intersection. 

c. The modified location shall not have an adverse impact on existing or future. LOS 
based on comparative analysis of conditions with the recommended signal 
locations indicated in Appendix J: West Fording IslandRoad (US 278) lind Okatie 
Highway (SC 170) Joint Corridor Plan of the Beaufort County Comprehensive 
Plan. The developer shall be required to conduct LOS and signal system 
progression analysis to demonstrate compatibility of the proposed signal location 
with operation of the remainder of the signal system. 

(3) Driveway spacing. A minimum of one point of access to a property will be allowed. 
Additional access points above the one permitted may be granted provided the 
continuous roadway frontage of the property exceeds 1,000 feet. Single parcel access is 
strongly discouraged. Joint. access driveways are encouraged for small parcels to 
adhere to the 1,000-foot spacing. Driveways should be limited to the number needed to 
provide adequate access to a property. Factors such as alignment with opposing 
driveways and minimum spacing requirements will have a bearing on the location and 
number of driveways approved. Refer to Table 106-2796. 

MAXIMUM NUMBER OF DRIVEWAYS PER FRONTAGE 

Length of Frontage 

1,000 feet or less 
1,000 to 2,000 feet 

Supp. No. 18 

Maximum Number of Driveways 

1 
2 
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Length of Frontage 

More than 2,000 feet 

Maximum Number of Driveways· 

2 plus 1 pet ~ach additional 1,000 feet of frontage 

For parcels with frontage both on West Fording Island Road or Okatie Highway and a 
secondary road, a minimum spacing of 1,000 feet shall be maintained along the 
principal arterial between a driveway and a signalized intersection. Within 1,000 feet 
of signalized intersections, access shall be off a secondary road. Driveway spacing shall 
be measured from the closest edge of pavement to the next closest edge of pavement. 

(4) Driveway design. Driveway width and turning radii shall conform to SCDOT's Access 
and Roadside Management Standards. 

(5) Driveway linkages. See section 106-2796(c). 

(6) Deceleration lanes. Deceleration lanes shall be required when the volume of traffic 
turning at a site is high enough.in relation to the through traffic to constitute the 
potential for disruption as indicated in the traffic impact analysis. 

(7) Retrofitting existing driveways. As changes are made to previously developed property 
or to the roadway, driveways will be evaluated for the need to,lbe relocated, consoli
dated, or eliminated if they do not meet the access management standards . 

., 
(h) Access management standards for Buckwalter Parkway. The following access manage-

ment standards apply to all properties within Beaufort County's jurisdiction on Buckwalter 
Parkway between the interseCtion of US 278 and SC 46 (May River Road). 

(1) Signal spacing. The recommended spacing between full signalized accesses is 2,000 
feet. 

(2) Future signal locations. The specific signalized access locations shall correspond to the 
programmed signal locations provided in Figure 5 in Appendix L: Buckwalter Parkway 
Access Management Plan of the Beaufort County Comprehensive Plan. If a modifica
tion of the defined signal locations is desired to meet the demands of a specific 
development, the following conditions shall be satisfied: 

a. The modified location must meet the warrants for signalization with the proposed 
development as defined in the Manual on Uniform Traffic Control Devices 
(MUTCD) by the Federal Highway Administration (FHWA) with the analysis and 
specific application of traffic signal warrants to be approved by the Beaufort 
County traffic engineer. 

b. The modified location must provide adequate spacing (as defined in the spacing 
standards indicated above) from existing traffic signals, programmed traffic 
signals, and future signalization of primary roadway intersections, including: 

Supp. No. 18 

Buckwalter Parkway at US 278 

Buckwalter Parkway at Cinema South (2,800 feet south of US 278) 

Buckwalter Parkway at Sea Turtle South (2,050 feet south of Cinema South) 
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Buckwalter Parkway at Buckwalter 'Ibwn Center South (2,550 feet south of 
Cinema South) 

Buckwalter Parkway at Bluffton Parkway and the 'lbwnes of Buckwalter (this 

signal will be relocated once Phase5b of the Bluffton Parkway is completed) 

Buckwalter Parkway at Bluffton Parkway and Hampton Hall 

Buckwalter Parkway atH.E. McCracken Circle and Old Bridge Drive 

Buckwalter Parkway at SC 46 (May River Road) 

c. The future signalized intersection location shall not have an adverse impact on 

existing or future LOS based on comparative analysis of conditions with the 
recommended signal locations indicated in Appendix L: Buckwalter Parkway 
Access Management Plan of the Beaufort County Comprehensive Plan above. 

The developer shall be required to conduct LOS and signal system progression 
analysis to demonstrate compatibility of the proposed signal location with 
operation of the remainder of the signal system. 

(3) Driveway spacing. Additional access points above the full accesses indicated in 
subsection 106-2796(h)(2)b. may be granted for right-inlright-out or other controlled 
movement access with a minimum spacing of 500 feet. Single parcel access is strongly 
discouraged and connectivity to adjacent parcels should be provided. Joint access 
driveways are encouraged for small parcels to adhere to the 500-foot spacing. 
Driveways should be limited to the number needed to provide adequate access to a 
development. Factors such as alignment with opposing driveways and minimum 
spacing requirements will have a bearing on the location and number of driveways 

approved. For parcels/developments that have frontage on Buckwalter Parkway and 
have access to a signalized. intersection location recommended in the Buckwalter 

Parkway Access Management Plan, minimum spacing shall be 800 feet unless 
specified in Figure 5 of the Buckwalter Parkway Access Management Plan. 

(4) Driveway design. Driveway width and turning radii shall couform to SCDOTs Access 
and Roadside Management Standards. 

(5) Driveway linkages. See subsection 106-2796(c). 

(6) Deceleration lanes. Deceleration lanes shall be required when the volume of traffic 
turning at a site is high enough in relation to the through traffic to constitute the 

potential for disruption as indicated in the traffic impact analysis. 

(7) Retrofitting existing driveways. As changes are made to previously developed property 
or to the roadway, driveways wiU be evaluated for the need to be relocated, consoli

dated, or eliminated if they do not meet the access management standards. 

(i) Access management standards for Bluffton Parkway. The following access management 
standards apply to all properties within Beaufort County's jurisdiction on Bluffton Parkway 
between the intersection of SC 170 and US 278. 

{l) Signal spacing. The recommended spacing between full signalized accesses is 2,640 

feet (one-half mile). 
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(2) Future signal locations. The specific signalizedatcess locations shall correspond to the 
programmed signsllocations provided in Figures 2-A and 2-B in Appendix M: Bluffton 
Parkway Access Management Plan ofthe Beaufort County Comprehensive Plan. If a 
modification of the defined signsllocations is desired to meet the demands of a specific 
development, the following conditions shall tie satisfied: 

a. The modified location must meet the warrants for signalization with the proposed 
development as defined in· the Manusl on Uniform Traffic Control Devices 
(MUTCD) by the Federsl Highway Administration (FHWA):Wi.th the anslYSis and 
specific application of traffic signsl warrants to be approved by the Beaufort 
County traffic engineer. 

b. The modified location. must provide adequate spacing (as defined in the spacing 
standards indicated above) from existing traffic signals, programmed traffic 
signals, and future signalization of primary roadway internections, including: 

Bluffton Parkway and SC 170 

Bluffton Parkway and Lawton Station Access (1,750 feet east ofSC 170) 

Bluffton Parkway and Sandhill Tract (2;100 feet east of Lawton Station intersec
tion) 

Bluffton Parkway and Hampton Parkway (2,450 feet east of Sandhill Tract 
intersection) 

Bluffton Parkway and Parcel lOB (2,550 feet east of Hampton Parkway) 

Bluffton Parkway and Parcel 12A and 128 (2,600 feet east of Parcel lOB 
intersection) 

Bluffton Parkway and Buckwslter Parkway and the 'Ibwnes of Buckwslter (this 
signsl will be relocated once Phase 5b of the Bluffton Parkway is completed) 

Bluffton Parkway and Buckwalter Parkway and Hampton Hall 

Bluffton Parkway and Buck Island Road 

Bluffton Parkway and Simmorisville Road 

Bluffton Parkway and SC 46 (roundabout) 

Bluffton Parkway and Burnt Church Road 

Bluffton Parkway and MslphrusRoad 

Bluffton Parkway and Buckingham Plantation Drive 

c. .The future signalized intersection. location shall not have an adverse impact on 
existing or future LOS based on comparative anslysis of conditions with the 
recommended signsllocations indicated in Appendix M: Bluffton Parkway Access 
Management Plan of the Beaufort County Comprehensive Plan above. The 
developer shsll be required to conduct LOS and signsl system progresSion 
anslysis to demonstrate compatibility of the proposed signsl location with 
operation of the remainder of the signal system. 
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(3) Driveway spacing. Additional access points above the full accesses indicated in 
subsection 106-2796(i)(2)b. may be granted for right-inlright-out or other controlled 
movement access with a minimum spacing of 800 feet. Single parcel access is strongly 
discouraged and connectivity to adjacent parcels should be provided. Joint access 
driveways are encouraged for small parcels to adhere to the 800-foot spacing. 
Driveways should be limited to the number needed to provide adequate access to a 
property. Factors such as alignment with opposing driveways and minimum spacing 
requirements will have a bearing on the location and number of driveways approved. 
For parcels/developments that have frontage on Bluffton Parkway and have access to 
a signalized intersection location recommended in the Bluffton Parkway Access 
Management Plan, minimum spacing shall be 800 feet uuless specified in Fignres 2-A 
and 2-B of the Bluffton Parkway Access Management Plan. 

(4) Driveway design. Driveway width and turning radii shall conform to SCDOT's Access 
and Roadside Management Standards. 

(5) Driveway linkages. See subsection 106-2796(c). 

(6) Deceleration lanes. Deceleration lanes shall be required when the volume of traffic 
turning at a site is high enough in relation to the through traffic to constitute the 
potential for disruption as indicated in the traffic impact analysis. 

(7) Retrofitting existing driveways. As changes are made to previously developed property 
or to the roadway, driveways will be evaluated for the need to be relocated, consoli
·dated, or eliminated if they do not meet the access management standards . 

(Ord. No. 99-12, § 1 (14.110), 4-26-1999; Ord. No. 2004126, 8-9-2004; Ord. No. 2005/19, 

5-23-2005; Ord. No. 2008117, 5-5-2008; Ord. No. 2008/19., 5-19-2008) 

Sec. 106-2797. Street design standards. 

(a) Review. While it is the intent of this division to provide ample flexibility in the layout of 
subdivision streets, proposed street systems will be reviewed as to their design, safety, and 
convenience of users, as well as adjacent property owners, provided such review shall be 
conducted in accordance with reasonable street design standards and with generally accepted 
engineering and development practices. Emphasis should be placed on safety at curves and 
intersections. 

(b) General requirements. General requirements for street design are as follow: 

(1) Continuation of existing street pattern. The location, layout, arrangement, width, and 
grade of the proposed streets should be coordinated with the adjoining street systems, 
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adjoining properties, topography, natural features, and drainage system. Minor 
residential streets shall be laid out so that their use by through traffic will be 
discouraged. 

(2) Naming of streets. Proposed streets, which are obviously in alignment with other 
existing named streets, shall bear the assigned name of the existing street. Proposed 
street names shall not be phonetically similar to existing street names, regardless of 
the use of suffixes such as "street," "avenue," "boulevard," "drive,': "place: "court," etc. 
In no case shall a name be used which will be confused with other existing streets. A 
house or lot numbering (address) system shall be designed, utilizing an extension of an 
existing system in the area where one exists, and shall be placed on the final plat (see 
street naming in subdivision VIII of division 3 of article III of this chapter). 

(3) Street name signs. Street name signs, constructed .to county specifications, shall be 
installed at all street intersections at the developer's expense. Street names proposed 
by the developer must first be approved by theE-9Il Addressing Center, and then by 
the DRT. 

(4) Design drawings and certification. Professional engineers, registered in the state, shall 
prepare plans, profiles, cross sections, and specifications for all subdivision roads and 
streets. The engineers shall certify roads/streets are built to their approved plans and 
specifications. Cross sections shall be developed every 100 feet at intersections and 
break points in grade. Cross sections shall show travelways; shoulders; ditches or curb 
and gutter, if applicable; and utility location. 

(c) General design requirements. General design requirements are as follows: 

(1) Collector streets. Where a subdivision abuts or contains an existing or proposed 
collector or through street, the DRT may require marginal access streets, reverse 
frontage .with screen planting, deep lots, or other treatments as may be necessary for 
adequate protection of residential properties and to afford separation of through and 
local traffic. 

(2) VISual obstructions. No fence, wall, tree, terrace, building, sign, shrubbery, hedge, or 
other planting or structure or object capable of obstructing driver vision will be allowed 
at intersections. 

(3) Street jogs. Street jogs or centerline offsets in the horizontal aligninentofstreets across 
intersections ofless than 150 feet shall be prohibited. 

(4) Intersections. The centerline of no more than two streets shall intersect at anyone 
point. Streets shall be laid olit so as to intersect as nearly as possible at right angles, 
and no streets shall intersect any other street at less than 60 degrees. 

(5) Minimum curb and street radius. Thelot line radius at intersecting streets shall be not 
less than 20 feet, unless the developer demonstrates to the county engineer valid 
reasons to utilize less than 20 feet radii. The centerline radius of all curvilinear streets 
Shall be not less than 100 feet. 
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(6) Dead'end streets and CU/S-de'll(JC, Dead-'end streets, designed to' be so' permanently, 
shall be no longer than 1,800 feet and shall be provided with a cul-de-sac_ The 
culcde-sac:shall have a right-of"way radius of 50 feet and a solid paved'circular area 
with a radius of 40 feet. Temporary dead-end streets shall be provided with a 
temporary turnaround area which shall be designed considering traffic usage, main
tenance; ·andtemoval. Planned developments may utilize landscaping in.the center. of 
the cul'de'sacturnaround areas, or as approved by the county engineer. 

(7) Minimumright-o{-way and' pavement widths,·The standards for street.widths.varies 
withthetype of traffic anticipated and whether parking on the street is required. Table, 
106:'2797 provides the standards. 

(8Y Additw1Ial-right·o{-way. A proposed subdivision that includes a platted street which 
does notconfotlllto'the 'minimum right-of.way requirements of this .. chapter shall 
provide-for'thededication',of additional right'of~way along either one or. both sides. of 
the ·street, so that the: minimum rights·of-way required by this· chapter can. be 
·established. If.tlie proposed subdivision abuts only one side of the street, a minimum 
of'one-half of the required extra right-of-way shall be dedicated by such subdivision; 

TABLE 106'2797 ROAD STANDARDS 
" . -.,--". . ..... 

Milxim'um Peak . 

1Ype, . .. Hour Volume Parl<ingLanes Right-of· Way. Pavement . 

GuI-d<Ml'~' Io~ frontage more than 120 reet .. 20 None 50 20 

Uicijl.res\deiltial 240 None 50 22 

Lo.:a!. tesjcient;ial 240 1 50 26 

~ residential 240 2 60 34 

l,Ocaj Ii ....... ldentil'l 1,000 None 50 28 

Residential oolleetot 600 Nooe 50 22 

Collector· - N.A None SO 24 

G~Ueetor N.A. 2 60 38 

A,\erial N.A Per state requirements 

(d) Street construction specifications. Street construction specifications shall be as follows: 

(1) Reverse curves. The minimum distance between reverse curves shall be 100 feet 

(2) Construction of roads and streets, All new roads intended to become county roads shall 
be paved to meet the minimum requirements for road construction as follows, in 
accordance with referenced sections of the South Carolina Highway Department 
Standard Specifications: 

a. Commercial subdivisions. ,In commercial subdivisions state standards are as 

follows: 

1. The wearing surface shall have a minimum thickness of two inches of 
asphalt pavement, as specified in section 400 titled, "Bituminous Pave
ments," and section 403 titled, "Hot Laid Asphalt Concrete Surface CoUrse," 

type L 
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2. Base course shall be a minimum thickness of eight inches and shall comply 
with section 306, titled "Stabilized Aggregate Base Course." Prime coat shall 
meet the requirements of sections 304.14 and 401.22. 

b. Residential subdivisions. In residential subdivisions state standards are as 
follows: 

1. The wearing surface shail have a minimum thickness of 1'12 inches of 
asphalt pavement, as specified in section 400 titled, "Bituminous Pave
ments,." and section 403 titled, !'Hot Laid Asphalt Concrete Surface Course," 
type!. 

2. Base course will. be a . minimum thickness of six inches of stone and shall 
comply with section 306 titled, "Stabilized Aggregate Base Course." Prime 
coat shall meet the requirements of sections 304.14 and 401.22. 

(3) Shoulder slope. Maximum slope of shoulders shall be one inch per foot. Minimum slope 
of shoulders shall .be one-half inch per foot. 

(e) Minimum construction specifications fot unpaved roads. For the purposes ofthis article, 
unpaved road shall not mean dirt road, per se, but shall bereferred to as ·stabilized aggregate" 
road. Unpaved roads are to be utilized for residential, low volume traffic usage only. For 
subdivision of land, low volume traffic shall mean that the highest traffic potential of traffic 
that can be generated based on the underlying zoning district. All minor subdivisions ofland, 
as long as no more than four lots are served by tbeproposed road,. may utilize a stabilized 
aggregate road, per county standards. All major subdivisioJl1l shall require paved roads, per 
county standards. Unpaved roads shall reD).ain private roads and not be accepted by the county 
for maintenance or ownership. Construction specifications for unpaved roads are as follows: 

(1) Normal crown cross section transverse slopes shall be a two-percent minimum. 

(2) Longitudinal slopes shall be a one-percent minimum. 

(3) A soil report and analysis shall 'be performed by a qualified soil professi(jnal to 
determine if the soil is suitable for unpaved roads. The water table .elevation shall also 
be determined. 

(4) The road cross section shall consist of the following: 

a. Strip and remove all deleterious and organic material from subbase, and compact 
to a 95 percent of density in six-inch to eight-inch lifts, to a depth that will 
accommodate the vehicular loadings so structural failure will not occur. 

b. Six-inch stabilized aggregate base course, that conforms to the requirements of 
section 306 of the South Carolina Highway Department Standaro Specifications, 
with prime coat or other suitable approved means of dust control. Other 
techniques with similar performance may be approved by the county engineers. 

(5) Road shall consist of 20-foot roadway with four-foot shoulders and roadside ditches. 

(6) All intersections shall be designed to keep stormwater out of intersections. 
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. ' (1) All diScharges of stormwater in saltwater wetlands shall meet, or exceed the water 
quality cont~ot standards of OCRM: 

(8) Roads shall be designed so that potential for maintenance is reduced to a minimum 
(i.e., maintenance plan fot roadway): 

(9)' The' engineer' shaU design, so,that. runoff will not create an erosion problem, and; damage. 
ttli iltl'tlctutaI integrity of tile toad, 

(lO)'. Tlle'engmeer designing, the. road will produce a summary .oll'h6wthese criteria.arEl' 
accomplished, .. including the following: The existing tree root systems within. tha 
right-of-way shalliletrimmed'and cut back to: eliminate and'. reduce intrusion or' 
presence wlthin' tbEl road subgrade, including the 24-inChcompact subgrade. Nix· 
existing' standing trees: which are adversely hnpacted by the root pruningshalUle left. 
standiilgsuchthat they would, presents: dangElrousor hazardous condition withinthEl'. 
righ~f-way. Tfiedeveloper' or its contractor shall. use the services· of a qualified,. 
arboristor foresterln: determining the'impact and survivability of indiVidual trees .. 

(11) All lots in minor subdivisions in rural/rural residential districts shall ,take access from 
an access easement having a minimum right-of_way width of 50 'feet; The' .access 
easement'shall be hnprovedwith gravel and ditches for drainage;. A 4():'foot access 
easement maybe permitted' with documentation provided to the DRTthatemergency 
velii'des can, be accomil1odated. Landowners with private accesses are exempt from the'· 
width and improvement (gravel and. ditches) requirements with documentation .that 
emergenCy vehicles can be accommodated. 

(Otd: No. 99-12,§ 1 (14.120), 4-26-1999) 

~CII. los;;219S-1Q6:.2825, Reserved, 

DMSION 3. SERVICE STANDARDS 

Sec. 106·2826. Minimum service requirements. 

All development shall be provided with minimum services in conformance with this division. 
The property owner or developer, his agents or his assignees shall assume responsibility for the 
provision of basic services within the proposed development. The requirement of services, as a 
prerequisite for development, does not in any way obligate the county councilor its 
departments or agents to furnish suCh serVices. No development shall be undertaken if 
provision has not been made for the following basic services, where applicable: 

(1) Potable water supply of sufficient quantity to satisfy domestic needs; 

(2) Water supply of acceptable quality and sufficient quantity to satisfy commercial and 

industrial demand; 

(3) Means for treatro'ent and disposal of domestic sewage and other liquid waste; 
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(4) Means for collection and disposal of solid wastes, except for single"family residential 
subdivisions; 

(5) Vehicular access to existing streets or highways; 

(6) All driveways shall be paved, from the property line to the edge of the roadway 
pavement, except for private-dirt roads; 

(7) Power supply, normally electricity; and 

(8) Water supply for fireprotection (see subsection 106-2828(b)). 
(Ord. No. 99-12, § 1 (14.210), 4-26-1999) 

Sec. 106-2827. Sewer standards. 

(a) All public sewers in subdivisions shall be installed to the specifications of the water and 
sewer agency providing that service. The plans for such service shall be approved in writing to 
the county prior to final plan approval. A letter accepting the facilities as properly installed 
shall be submitted to the county prior to the release of surety or the issuance of occupancy 
permits. 

(b) All on-site systems shall be properly installed and shall meet the standards of DHEG. 
(Ord. No. 99-12, § 1 (14.220), 4-26·1999) 

Sec. 106-2828. Water standards. 

(a) Water supply for public use. All public water systems in subdivisions shall be installed 
to the specifications of the water and sewer agency providing that service. The plans for such 
service shall be approved in writing to the county prior to final plan appr~val. A letter from the 
water and sewer a.gency accepting the facilities as properly installed shall be submitted to the 
county prior to the release of surety or the issuance of occupancy permits. 

(b) Water supply for fire protection. All new development serviced by a public or quasipublic 
water system and approved by the state DHEG shall provide firefighting capability through 
the provision and placement of fire hydrants and adequate flow pressure. The location and 
spacing of hydrants shall be as follows: 

(1) Subdivisions. Fire hydrants shall be required for all subdivision of property except 
single-family subdivisions of four lots or less. Hydrants shall be placed along streets 
and roads at intervals not to exceed 1,000 feet. In no case shall the nearest property 
line of a subdivided lot exceed 500 feet from a fire hydrant. 

(2) Buildings. All properties where buildings or portions of buildings, other than one or 
two-family dwellings, are located more than 150 feet from a public or quasipublic 
water main shall be provided with approved fire hydrants connected to a water system 
capable ·of supplying the required fire flow, unless the fire dist~ict has approved an 
alternate fire protection plan. The location and number of such on-site hydrants shall 
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be as designed by the fire official with the minimum arrangement being so as to have 
a hydrant available within 300 feet of the building, and allow for distribution of hose 
to any portion of any building on the property at distances not exceeding 500 feet. 

(3) Exemptwn. Commercial buildings existing prior to the effective date of the ordinance 
from which this chapter derives shall not be required to meet fire safety standards for 
approved changes which do not involve or affect the structures. Refer to section 106-9 
pertaining to nonconformities for other requirements. 

(4) Private water systems. Private water systems shall be designed to handle fire flow in 
that subdivision by water mains or an approved alternative system, per fire safety 
standards. The required fire flow shall be established according to the 2006 Interna
tional Fire Code Table BI05.l. 

(5) Fire protection options. In providing fire protection for the development, the developer 
shall have one ·of the following three options: 

a. Tying into an existing public or quasipublic water systein capable of providing 
required jire flow; 

b. IllBtalling an approved alternate system, as listed in the National Fire Prevention 
Code, and illBtalled according to code; or 

c. Presenting an approved engineering system designed to meet the required fire 
flow. 

(c) Alternative water supply. An alternative method of water supply for fire protection can 
be utilized if first approved by the local fire official. The alternative method shall provide a 
degree of fire protection that is at least equivalent to that required by the adopted codes. In 
rural areas that have no suitable public or quasipublic water Bystem available, water supply 
for fire protection shall be provided that complies with National Fire Protection Association 
1142 as a viable alternative method of providing the required fire flow. 

(d) Other conditions for water supply. If required water supply will not be contrary to the 
public interest and where, owing to conditions peculiar to the property and not resulting from 
any action on the part of the property owners, an enforcement of this standard would result in 
an unusual and undue hardship, the local fire official may approve alternate protection 
systems. 
(Ord. No. 99-12, § 1 (14.230), 4-26-1999; Ord. No. 2008/36, 9-22-2008) 

Sec. 10.6-2829. Fire safety standards. 

(a) Compliance with other laws and codes. The fire safety standards prescribed in this 
section shall be in accordance with county Ordinance No. 89-5, as amended; with other life, 
fire, huilding and safety codes that are adopted by the county and the state; and shall apply to 
all development activity. The local fire official having jurisdiction shall review all new 
development for compliance with fire and life safety standards of the county. 
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(b) Development plan review. All proposed development site plans shall be reviewed by the 
lac,al fire official having jurisdiction as they relate to fire and life safety standards contained in' 
this article: Prior to the final plan approval, the local fire official shall make written 
recommendations to the DRT indicating approval of the design as, submitted or delineating 
needed design changes consistent with fire and life safety standards and practices. 

(c) Inspection. The local fire official shall inspect the completed development site for 
compliance with the approved plans and submit his findings to the ZDA prior to issuance of a 
certificate ofcompliance. 

(d), Building height restriction. All occupancies, excluding one- or two· family dwellings, that 
exceed 35 feet in height or exceed a total fire flow demand of 3,500 gallons per minute (gpm) 
as referenced in the insurance service organization (ISO) requirements for specialized 
equipment must have adjustments to plans appro~ed by the fire district fire chief and the 
county building official and, as necessary, reach finanCial arrangements acceptable to the fire 
district and the county council which provide assistance in purchasing the appropriate 
firefighting apparatus or equipment. This standard shall be applied to the fire management 
plan as defined for each fire district. 

(e) Emergency vehicular access. No development shall be constructed in any mBl\ner so as' 

to obstruct emergency vehicular access to the development property or assoCiated buildings 
and structures. 1b ensure that access will not be impaired in any emergency situation, 
attention should be giv,en to the design and layout of such features as signs, fences, walls, 
street intersections and curves, parking lots, sidewalks, ditches, lagoons, recreational limen
ities, landscaping, alleys and maintenance of roads. Where buildings are over 20,000 square 
feet in area, a wall is 'more than 300 feet from a fire hydrant, or over 35 feet in height, special 
all-weather fire access may be required to meet the local fire official's approval. 

(0 Combustibles. For all subdivisions and land developments of property, except single
family subdivisions of four lots or less, prior to bringing any combustibles to a site the 
landowner shall get a determiD.ation as to whether they are in quantities deemed hazardous by 

, the local fire official. The local fire official shall notify the county if they reqUire a temporary 
or permanent water supply prior to the start of construction, and adequate access, as approved 
by the local fire official. 
(Ord. No. 99-12, § 1 (14.240), 4-26-1999) 

Cross reference-Fire prevention and protection, ch. 42. 

Sec. 106-2830. General utility standards. 

(a) Compliance required. All proposed development shall conform with all applicable 
standards, regulations, specifications, and permitting procedures established by any duly 
authorized governmental body or its authorized agents, for the purpose of regulating utilities 
and services. It shall be the responsibility of the developer to show that the development is in 
conformance with all standards, regulations, specifications, and permitting procedures. 
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(b) Utility £asements. All proposed development shall provide adequate easements to 
accommodate all required or planned utilities and dramage. The developer shall also 
demonstrate that adequate provisions have been made for access to and maintenance of all 
easements. 

(cj Installation. All electrical, cable, telephone, and gil!! utility lines in a development shall 
be installed according to plans and specifications approved by the respective utility companies 
providing such service. In addition, all such utility lines shall be installed underground, unless 
it is'determined that a variance to allow for overhead facilities is warranted due to exigencies 
of construction, undue and unreasonable hardship, or other conditions to the development: 
Request and justification must be presented to the DRT by the respective utility company prior 
to final plan approval. 
(Ord. No. 99·12, § 1 (14.250), 4·26·1999) 

Sees. 106-2831-106-2855. Reserved. 

DMSION 4. STORMWATER MANAGEMENT STANDARDS 

Sec. 106-2856. Purpose. 

(a) All development shall provide adequate drainage and stormwater pollution control in 
conformance with this division. 

(b) All development shall provide adequate stormwater runoff water treatment in accor· 
dance with the latest version of the county's manual for stormwater BMPs. 

(c) No deVelopment shall cause an adverse increase in the surface runoff reaching adjacent 
or surrounding property. Surface runoff shall be dissipated by detention or retention on the 
development parcel, percolation into the soil, evaporation, or by transport by natural or 
manmade drainageway or conduit (protected by legal easement) to a county·approved point of 
discharge. 

(d) Where private drainage systems and easements have been previously approved as 
private facilities, prior to the effective date of the ordinance from which this chapter derives, 
as well as all neW projects, and have not been accepted by the county, such facilities shall not 
become county responsibility, and are to be so noted on any plat of subdivision or ·land 
development plan, as well as in the respective covenants and agreements which control or 
follow the property. 

(e) Additionally, the county has the right to enter, enforce maintenance an!\lor cause 
maintenance of any stormwater ,management facility, either privately o~ ,publicly owned. 
(Ord. No. 99·12, § 1 (14.310), 4-26;1999) 
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ZONING AND DEVELOPMENT STANDARDS § 106-2858 

Sec. 106-2857. Exemptions from site runoff control and drainage planning/design. 

(a) Exemptions from site runoff control and drainage planning/design are as follows: 

(1) Any maintenance, alteration, renewal use or improvement to an existing drainage' 
structure as approved by the county engineer which does not create adverse environ
mental or water quality impacts and does not increase the velocity, volume or location 
of stormwater runoff discharge; 

. (2) Developments where adequate drainage exists of less than four residential dwelling 
units not part of a phase of a larger development, not involVing a main drainage canal; 

(3) Site work on eXisting one-acre sites or less where impervious area is increased by less 
than two percent; 

(4) Site work on existing one-acre sites or less where impervious area is increased by less 
than two percent, and any earthwork that does not increase rwioff andlor eliminate 
detention/retention facilities andlor stormwater .storage; 

(5) Agricultural activity not involving relocation of drainage canals; or 

(6) Work by agencies or property owners required to JIiitigate ;emergency flooding 
conditions. If possible, emergency work should be approved by the duly appointed 
officials in charge of emergency preparedness or emergency relief. Property owners 
performing emergency work will be responsible for any d~age or injury to persons or 
property caused by their unauthorized actions. Prop,arty owners will restore the site of 
the emergency work to its approximate preemergency condition within a period of 60 
days following the end of the emergency period. 

(b) Golf courses are required to comply with the latest version of the county's manual for 
stormwater BMPs; however, both golf courses and private lagoons shall.be exempt from the 
flood control requirements of section 106-2859 subject to clear demonstration by the design 
engineer that no damaging flooding will occur during' the 100-year/24-hour storm and that all 
other safety concerns are addressed. 
(Ord. No. 99-12, § 1 (14.315), 4-26-1999) 

Sec. 106·2858. Drainage easements. 

(a) Purpose; required. Drainage easements are utilized to provide for the protection and 
legal maintenance of drainage systems riot within a right-of-way. Drainage easements shall be 
required in subdivisions over any portion of a drainage system not within a right-of-way and 
necessary for the functioning of the system. Drainage easements for all facilities must be 
shown on construction drawings and approved-by the county engineer. The easements shan be 
designated prior to issuance of a developinEmt permit and recorded in publicrecorde. The 
minimum allowable width of drainage easements shall be as follows: 
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TABLE 106-2858 DRAINAGE EASEMENTS 

Draindge Systems Minimum Easement Width 
Closed drainage systems (diameter + 4 feet + 2D)-
Open dralnage systems 

Bottom width 20 feet or less 15 feet + BW + 28D (30 feet minimum)"-
Bottom width 20 feet to 40 feet 30 feet + BW + 280-' 
Bottom width greater than 40 feet . 40 feet + BW + 28D--

'Where: 
D = Depth from grade to pipe mvert (20-foot minimum) 

"*Where: 
BW, = Bottom width 

S = Side slope 
D = Depth of opening 
Note: The minimum required width of drainage easements may be increased if deemed 
necessary by the COUlity engineer, only for justifiable reasons. 

, 

(b) Lorotion of drainage easements. Location of drainage easements shall be as follows:' 

(1) Platted Bubdivisions (greater than ten acres). Drainage easements which ate required 
Within a platted subdivision shall be clearly identified on the face of the plat and 
included in the dedication of rights-ilf-way and easements. Retentionldetention ponds 

within platted subdivisions shall be protected and platted as a separate tract of land 
dedicated to the entity responsible for its maintenance. If it is desired to place all or a 
portion ofa detention/retention pond on a buildable lot, not more than 50 percent of the 
buildable lot can be used ·for this purpose, and the detention/retention pond shall be 
clearly marked on the recordable surveyor plat of the lot indicating the location of the 
25-year and 100-year storm. Additionally detention/retention ponds may be placed 
within the open space as permitted by this chapter. Public drainage facilities, which 
are located within Ii private subdivision, shall be granted Ii drainage easement by 
conveyance recorded in the official record books of the county. 

(2) Unplatted land. Developments may contain drainage systems which traverse property 
not included in the plat. These may be adjacent lands which were not platted, future 
phases of the development to be plattedat a later date, or may be part of an overall 
master plan. The drainage systems must be provided with an easement granted by 
conveyance recorded in the official record books of the county. 

(3) Off site. Developments may require off-site drainage improvements in order to ensure 
the proper functioning of the on-site system. Such off-site improvements shall be 
provided with a drainage easement granted by conveyance and recorded in the official 

record books of the county. 
(Ord. No. 99-12, § 1 (14.320), 4-26~1999) 
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ZONING AND DEVELOPMENT STANDARDS § 106-2860 

Sec. 106-2859. Flood control design criteria. 

(a) Minimum standards. The minimum,_standard for the design of stonnwater facilities 
shall be as follows: 

TABLE i06-2859 FLOOD CONTROL DE!;!IGN STORM FACILITIES (MINIMUM) 

Facility Design Storm 
Retention/detention ponds (with positive outfall) 25~yearl24-hour 
Retention/detention pOnds (landlocked, wlo pos- 100-yearI24-hour total retention 
itive outfall) 
Collector, local streets and closed drainage 25-yearl24-hour hydraulic gradient line 1.0 
systems feet below gutter line 
Roadside swales 25,year/24-hour 
Canals, majorditchea 25-yearl24-hour 
Bridges 100-year 

As an alteniative to providing for the 100-yearI24-hour storm, if the design engineer can 
clearly demonstrate that the 100-yearl24-hour storm causes no flooding that is damaging 
within the subdivision upstream and/or downstream ofthe subdivision, the county engineer, at 
his discretion, may approve such a drainage system-ifit meets the intent of this chapter. 

(b) Hydrologic models. The two accepted hYdrological methods for computing 'surface runoff 
are the rational method and USDA SCS TRe55. Other methods approved by the county 
engineer are allowable. The rational-method may only be uiilized for developments up to 50 
acres. TR-55 or other approved method can be used to model developments of any size. 
Proposed development design shall consider the hydrological features within the total 
watershed including the development site, upstream and downstream areas. 
(Ord. No. 99-12, § 1 (14.330), 4-26-1999) 

Cross reference-Floods, ch. 78. 

Sec. 106-2860. General planning and design requirements. 

(a) Standards. General planning and design requirements for stormwater management are 
as follows: 

(1) Stormwater discharges from development including streets, parking areas, rooftops, 
and lawn surfaces may adversely impact water quality in county streams, lakes and 
tidal water bodies.·Therefore,' ail proposed deVelopment shall comply with the 
stormwater pollution control requirements iIi the latest verSion of the cOunty's manual 
for stormwater BMPs. 

(2) Priority wetlands or other significant wetlands identified on the official county 
conservation'district maps, or the federal National Wetlands Inventory, U.S. Depart
ment of Commerce, should not-be iIUuredby the construction of detention ponds in or 
near them, which deprives them of required runoff or lowei's'their normal water table 
elevations. Adjacent detention ponds that benefit retention of normal wetland water 
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table elevations are acceptable. If a retention or detention pond's proposed location is 
near a ptiority wetland, the applicant must provide data showing that impacts will not 
'bedetrioiental to the wetland. 

(3) Detention and retention ponds shall be designed with relatively flat side slopes ,along 
the shoreline, and with meandering shorelines where possible to increase theJength of 
shorelirie, thus offering more space for the growth of littoral vegetation for :pollution 
contr,olpurposes. 

(4) ,Det.entionand retention ponds shall be designed to provide at least one footofvertical 
deteo.tionstorage yolume for runoff' above the proposed ,.design ~levation. Major 
.drainage omals shall not be used for storage where this may impact :the storm, 
hyQnilOjp" upstream and downstream. Use of rectangular weir outlets will be allowed 
only where this weir wiJrprovide better outlet ,control needed for a given situation than 

"that provided by a V-notched wilir. V-shaped ,or V-notched weir outlets arerecom
mended to achieve detention storage. Use of innovative outlet.structures, such as 
piWculvert combinations, perforated riser pipe, or special graduated opening outlet 
control boxes, is encouraged as ways of reproducing predevelopmentrunoff conditions: 
Design data for storage volume and detention outlet requirements shall be submitted 
and approved by the county engineer prior to final plan approval, with the' design of the 
stormwater pollution control components to be based on the latest version of the 
county's manual forstormwater BMPs. 

(5) Where cleared site conditions exist around detention or retention areas, the banks 
shall be sloped to the proposed dry weather water surface elevation and planted for 
stabilization purposes. Where, slopes are not practical or desired, other methods of 
bank stabilization will be used and noted on plans submittedfor preliminary approval. 

(bi Direct stormwater discharge. Planning and design requirements for direct stormwater 
discharge are as follows: 

(1) Channeling runoff directly into natural water bodies from swales, pipes, curbs, lined 
channels, hoses, impervious, surfaces, rooftops or similar methods shall not be 
approved for new development unless the county engineer has approved a stormwater 
pollution control plan which complies with the latest version of the county's manual for 
stormwater BMPs. 

(2) Where specific site hardships require a modification to allow direct discharge into tidal 
areas without adequate stormwater pollution controls, prior app~al by OCRM, 
DHEC, county engineer, corps of engineers (cOE) and water, resources commission 
approval is required. Granting of a modification by the county engineer will be based 
upon unique site hardships and the use of best available technology to reduce the water 
quality impacts of stormwater discharges. 

(3) Dredging, clearing, deepening, widening, straightening, stabilizing or otherwise alter
ing nat~ral.water bodies or canals may be permitted by the county engineer only when 
a positive benefit can be demonstrated. Such approval by the county does not obviate 
the need for state or federal agency approvals where applicable. ' 
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ZONING AND DEVELOPMENT STANDARDS § 106-2860 

(4) Vegetative strips shall be retained or created along the banks or edges of all wetlands 
as part of the required setback distance. The foHawing minimum setbacks sltall be 
established (unless already established by OCRM Charleston, S.C. District, whichever 
is greater) for construction from the edge of all wetlands: 

a. Single-family residential: 20 feet. 

b. Multifamily residential: 50 feet. 

c. Commercial or industrial: 50 feet. 

d. Impervious parking areas: 30 feet. 

Vegetative strips are areas completely pervious to the ground in nature and are 
intended to prevent pollutive runoff into fragile wetland systenis. For this purpose, 
they shall be at least 15 feet in width and contain living plant material including but 
not limited to· trees, shrubs, vines, ferns, mosses, flowers, grasses, herbs and ground 
cover. Slatted lawn furniture, accessories and decks are permitted in the vegetative 
strips. 

A modification may be granted by the county engineer if the specific project design 
provides for the drainage or ch~eling (jf runoff .away from natural watercourses, 
marshes, wetlands or tidal areas and if such. runoff is filtered through a v~tated 
strip. Vegetative strips shall be retained or created in a natural vegetated or grassed 
condition to allow for periodic flooding, provide drainage access to the water body, and 
to act as filter to trap sediment and other stormwater pollution. 

(5) No new stormwater discharge shall be permitted onto any beaches/shorelines. 

(6) Final landscape designs and plantiugs shall not adversely impact the stormwater 
runoff controls and drainage concepts approved as part of the.' development permit 
approval process. Landscape design and plantings should enhance opportunities for 
percolation, retention, detention, filtration and plant absorption of site-generated 
stormwater runoff. 

(7) The developer shall provide adequate outfall ditches, pipes and easements downstream 
from his proposed discharge if adequate public or private drainage facilities do not . . 
exist to carry the proposed discharge. If the outfall ditches, pipes and easements 
required for adequate drainage are larger than those needed to carry the additional 
proposed discharge from the development sought by the applicant, the county may 
bear those incremental costs which are greater than those properly aIloc~ble to the 
development. The county shall have the authority, however, to cOlUlition use of such 
expanded system by subsequent users on contributions by su~h users for allocable 
portions of the cost borne by the county. 

(c) Water. surface elevations. Planning and design requirements for water surface elevations 
are as follows: 

(1) No developer will be permitted to construct, establish, maintain or alter the surface 
water elevation of any water body or wetland in such a way as to adversely affect .the 
natural drainage from any upstream or to any downstream areas of the drainage basin 
on a permanent basis. 
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(2) .. Thecounty'~!1gineer shall review and,approve any watersurfacecelevations ,proposed 
, for..iilgeons,or. water ·bodies. The .developer will submit. slifficiimt; groundwatell.and 
· .topoglCaphicelevation .data 'aroimdtheproposed water body site .toassist in establish
ing the water surface:elevations . 

. (3) . It.tn.ay,be.requiredas a conditionofdr.ainage pian approvalthat a<ljustmentS,be made 
· to ,exii;tipg. ·or. ,approved water· surface ,elevations: If ,upstream.:or:·.downstream,.,areas 
require such,a<ljustments.to provide· required drainage' flows, The':countymayassist 
the developer.in negotiating withthe :affected pamesonan equitable·mstribution 'of 
cost under a.uch coilditions 'aild, If necessary, initiate condemnatioIl' proeeedings'if the 

.cOUljty,couljcil·sodeems'appropriate and the developer paYsalJ,-costs.,·associated· with 
"any. condemnation .. proceedjngs. 

,i{Or,VNo,'99:12j § 1:;(14.340)j4-26'1999) 

:'.Sec;;-106--286.1l',&teJitionldetentiori.Iadlitie~ . 

. {a}';De~ign,(riteriafor; deuelopments;"Retentionldetentioli facil!ty des.ign 'criteria::fot:devel
·.opmentsareas·follows: 

, '(1)' Peak. attenuatwn. : The peak discharge, as computed from. the:.~design:::storm for 
,postdev'e1opment .'sh:all:, not .exceed· :the .. pealL discharge: . for :the::desiglh'storm:· for 
rpredey$pmentor .existing:conditions . 

. '.(2) ·t:zbtal.,tetentwn.: :Developments. ·which.are • unable' 'to,·secure; a:;'pOsitiVe"'Otitfall"for 
· disch~e :sluillretain all runoff. resulting :from the: desigrrstorm' ag·.col)lputed: for 'the 

,j liev:eI9peci,coridition .. AI; . an, aI temate/. :the Jdesign-engineer .can:.comply,<W:lth:·"section 

i'I06-2859. 

" (3) \iWater: quality.controL·All proposed development shall comply with :th,Hatest version. Of 
,ithe·.county's:manuai. forstormwatetBMPs. 

, ;(b)' Designcriteria,for .redeveloped sites .. RedeveIppmentwhich ,has':nri <increase:or.'a ,net 
"decrease in.i1p.pervious area yet lacks evidence of a functioning retentionfdeteritiorifaCility may 
. be required, by.!thecounty engineer to retrilfiUhe· site to current county staridatdJH6~ peak 
attenuation arid water quality control. 

(c) Design based on soils. Design based on soils is as follows: 

(1)' The design of stormwater management facilities should be based upon soil conditions. 
In areail where soils have been classified under the Soil Conservation Senrice (SCS) 
Hydrologic Soil Classification System as typeAor B (pervious), the overall stormwater 
manageme'nt strategy should be that of on-site retention and infiltration into the 
ground. 

(2) In areas where the soils have been classified under the SCS Hydrologic Soils 
Classification as types C and D (impervious) or AID, BID, and CID (high groundwater 
isble areas), the overall stormwater management system shall be that of providing 
detention. basins to attenuate peak from the contributory drainage· area and to settle 
soiids washed off or eroded therefrom. 
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ZONING AND DEVELOPMENT STANDARDS § 106-2862 

(3) Other standards are as follows: 

a. Detention ponds shall be designed to attenuate peak outflows to predevelopment 
rates and to comply with the water qu,ality control requirements in the latest 
version of the county's manual for stormwater BMPs. 

b. Retention ponds intended to attenuate postdevelopment peak outflows shall be 
designed to provide for total retention of the design storm as computed for the 
developed condition, and to comply with the water quality control req;Urements 
in the latest version ofthecounty's manual for,stormwater BMPs. 

c. Exfiltration sys'tems intended to attenuate postdevelopment peak outflows shall 
be designed to store and exfiltrate over the duration of the· storm the difference in 
runoff volume between predevelopment and postdevelop~ent. Exfiltration sys
tems shall be designed with a safety factor 1.5 (design uSing 75 percent of the 
permeability rate or 75 percent ofthe fune for drawdown), and to comply with the 
water quality control requirements in the latest version of the cqunty's manual 
for stormwater BMPs. 

(d) Outfall. Unless otherwise approved by the county engineer, outfall structures shall be as 
simple as possible and shall employ fiXed control elevations (Le., no valves, removable weirs, 
etc.). Design criteria are as follows: 

(1) Detention ponds shall be required to have an outfall structure to limit peak off-site 
discharges to·predevelopmentrates. 1b achieve water quality control, the location of 
the structure' and the .shape of the pondsha1l be designed to comply With the water 
quality control requirements in the latest versio,!, of the county's manual for stonnwater 
BMPs. 

(2) Retention ponds may be required to provide outfall structures where deemed necessary 
by the county engineer. In all cases ~etention ponds shall be deSigned considering the 
event of a possible overflow . .A path for such overflow shall be determined, and no 
structures in the development can be situated such that flood damage can occur either 
on site or off. site. 

(3) Exfiltration systems may be required to connect to an outfall system as deemed 
necessary by the county ~ngineer. In all cases, exfiltration systems shall be designed 
considering the event of a system surcharge. A pathway for excess runoff shall be 
determined and structures in the development shall be situated such that no flood 
damage shall occur either on site or off site; 

(Ord. No. 99-12, § 1 (14.350), 4-26-1999) 

Sec. 106-2862. Open drainage systems ditches and ponds. 

(a) AccesS eaSement. An access easement shall be provided to all drainage ponds and 
ditches. 

(b) Maintenance access, Maintenance access shl!ll be built and protected by drainage 
easements, as follows: 
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TABLE 106-2862(b) DITCH AND CANAL MINIMUM. ACCESS 

Ditch or Canal Width Minimum Unobstructed Access 
20 feet or less 15 feet, one side 
20 tlr40 feet 15 feet, both sides 
Gte.ater than 40 feet 20 feet, both sides 
PoIi!is, with fencing 20 feet around pond 
Ponds; without fencing 15 feet around pond 

The cross slopes of maintenance berms shall be 15:1 

(e) Orhding, Areas adjacent to open drainageways and ponds shall be graded to preclude 
the entrance of stormwater except at planned locations, 

(d} Side slopes without fencing. Maximum sid!! slopes permitted without fencing shall. be 
allowed as follows: 

TABLE 106-2862(d) MAXIMUM SIDE SLOPES WITHOUT FENCING 

Open Drainageways Side Slopes 
Swale, ditch, or Canal 3:1 
Ponds (normally dry) .3:1 
Ponds (normallY wet) 4:1 (to 3 feet below the normal water level) 

2:1 (fi'om3 feet to pOnd bottom) 
Minimum bottom width for ditches or canals shall be two.feet,· 

(e} Slope protection. The disturbed areas in and around the ponds and ditches shall be 
revegetated as follows: 

(1) Side slopes and berms: sod or hydtoseed with maintenance bond, 

(2) Bottom (dry ponds): grass seeded, 

(0 Fencing requirements if necessary for safety. The following fencing recommendations are 
not required; however, the design engineer shall carefully take into account the following 
fencing Criteria and determine or render' a professional opinion as to the necessity of fencing as 
discussed: 

(1) Canals will not be approved which, along easements orrights-of-way, do not meet the 
provisions of subsection (d) of this section. 

(2) Ponds, which present a hazard, should have a six-foot chainlink fence or other 
accessproof fence to prevent entry to the facilities, Fences will be required for 
retention/detention areas where one or more of the following conditions exist: 

a, Rapid stage changes that would make escape practically impossible for small 

children . 

b. Dry bottom ponds where' side slopes are steeper. than 4:1 lind the design high 
water elilVatlon exceeds two feet. 
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ZONING AND. DEVELOPMENT STANDARDS § 106-2863 

c. Wet bottom ponds where the Side slopes are steeper than 4:1 (to three feet below 
the normal water level and 2:1 to pond bottom). 

(g) Freeboard. Open drainageways .and ·ponds shall have a one-foot minimum freeboard 
above design high water elevation except retention ponds with positive outfall depending upon 
the design of the outfall structure. 

(h) Berms constructed on fill.· Where fill berms are proposed, calculations supporting the 
stability of the fill berms are to be submitted by the d~sign engineer. Where excess seepage 
may be expected through the berm, a clay core may ·be required. 
(Ord. No. 99-12, § 1 (14.360), 4-26-1999) 

Sec. 106-2863. Roadway drainage planning and design standards. 

Good roadway drainage design consists of the proper selection of grades, cross slopes, curb 
types, inlet location, etc., to remove the design stoim ·rainfall from the pavement in a cost 
effective manner while preserving the safety, traffic capacity and integrity of the highway and 
street system. These factors are generally coruiideredto be satisfied, provided thai excessive 
spreads of the water are removed from the vehicwar traveled way and that siltation at 
pavement low points is not allowed to occur. All·proposed development shall comply with the 
following· standards: 

(1) Roadway grade. The minimum allowable centerline grade for all streets shall be 0.5 
percent, unless otherwise approved by the county engineer only under extenuating 
circumstances. 

(2) Minimum centerline elevation. Minimum centerline elevation shall be 7.5 feet NGVD. 
(NGVD is very close to MSL; however it is a more accurate measUrement.) 

(3) Minimum cross slope. Minimum cross slope for all streets shall be one-quarter inch per 
foot. All streets shall draiiJ. from the road centerline to curb and gutter or drainage 
ditches. Inverted crown roads shall not be permitted for roads intended for county 
acceptance andlor maintenance. 

(4) Drainage structures. All drainage struct~s, unless specifically detailed in these 
guidelines, shall conform to the latest edition of the SCDOT standards or designed in 
conformance with good engineering practices and shall require approval by the county 
engineer. 

(5) Design criteria for underdrains. All new streets shall be designed to provide a 
minimum clearance of one foot between the bottom of the base and the estimated 
seasonal high water table, or the artificial water table induced by an underdrain 
system. The following requirements and limitations apply to the design ofunderdrains: 

a. The underdrain trench bottom· should not be placed below the seasonal low water 
table· elevation. 

b. The distance between the bottom of the underdrain trench and the bottom of the 
\ . 

roadway base shall not be less than 24 Inches. 
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c. . ,The bottom of the. base course of under drains shall be placed.more .than 24 inches 
below the seasonal high water table' elevation, 

d. ·'Ute.deveJoper's.Msign engineer.shall provide the followIng design certification: 

. ,This, is to certify tbat .tha underdraindesign for ' .. road, 
':.~!lding. from. station .tostation ... haS .• been.de-
, ~ignad such that .. thesepar.ationjletween .. the bottom of the .. base"and 'the 
'isdificiallyinduced wet season water table is no less:tban.oneiooHor the· entire 

.;;wi.dth;of pavement . 

. ;. e. ; irheJns.talIatioIl;shilll.be.inspectedby the project design,engineer. who:.shilU then 
'·icertify.tbattbe .unde);drain insta1iation.·procedures·and materials 1ll'eoin . .accor
.i~danca withJhll:!lppr.ovell·plans. 

• f. .; Xbe .. ,atol'lllwatez:· .facilities"sball be.·de!lignad to .accommOdate. :~ctedflow 
"'J;onmb.u,ted)lYitheUf\dercifam;8yslllm. 

:,g. ; !fhe:CQUf\ty. ;sJJllll· .iI\spect. the .•• underdrain sYBtemfor.co~pliance:''Prior.' to f the 
; "iBll1W)Ce :of final :approval. 

:., (6) i' R~i<k..8waleS. Sw.a1e drainage. will. be penilittedonly when the. wet season water 
,·table is aminimum;of one .foot·below·the invert·'ofthe swale. Whereroadside.swalesare 
nr!l<lui~, ~ .. posiiive.outfall forithedrainsge. may .be requirad depending.;on'the'soil 
·:cJBII~~i9n:and·topography;,Roadside .sWales. used for· water: quaIity:controllshall 
".~ply,wjth the.late.stwers;ion :of:the COIlI}ty's manual Joz::stoz:mwater.BMPs. 

! . p) .'. C/lfb~a7J.d {I4tters. All· roadway drainage not considered ·s.uitable iorswale .and/or ditch . , - - , '. ". 

· :.~ 4r.aiqage;shaIl.be.designed<lS~e :<)f1the.foUo~g: 

:,a. .:,M9.l!JlI;able,CJIJ'h.and, gutter section~ roaximum:600feet:run·hetw.een,in1ets. 

" b. ·.St.anliard .~urb, and gutter:Bection: maximum 1.200 feet ruil.between. inlets. 

,.C. ~Y' mO!iification .. to ;the.runs.in subsection (7)a .or,. b:of,this ,section; must, be 
".~J,lbst.lmtiatad withcaIculations. 

<! d. TThe·width of.curb and guttershall.be a minimum of 18 inches. and shli.nbe,~lther 
.,stl!Ildard.or mQuntable(subdivisions .only) curb anci gutter,dependi.l).g~poriflow 
.to.be: handled. 

· e. There .shall be stabilizad subgrade beneath all curbs and gutter for one foot 
beyond the back of curb. 

f. No new water valve boxes, meters, portions of manholes, or other appurtenances 
of any kind relating to any underground utilities shall be locatad in any portion 
of a curb and gutter section. 

g. The minimum allowable flow line grade of curbs and gutter shall be 0.5 percent, 
except.in intersections where fl.atter grades shall be allowable. The tolerance for 
pondad water in curb construction is one-fourth inch maximum; if exceedad, the 
section of curb shall be removed and reconstructad tograde. 

h. Plastering shall not be permitted on the face of the curb. Joints~hall be sawed, 
unless. an· alternate,method is. used, at intervals of ten feet, except where 'shorter 
.intervals. are required for closures, but innocase less thah four. feet. 

- . 
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i. After concrete has set sufficiently, but in no case later than three days after 
construction, the curbs shall be backfilled. 

J. All cross-street valley gutters shall be constructed of concrete. 

(8) Runoff determination. The peak rates of runoff for which the pavement drainage 
system must be designed shall be determined by the rational method. The time or" 
concentration, individual drainage areas and rainfall intensity amount shall be 
submitted as part of the drainage plans. A separate rational runoff coefficient (C) shall 
be determined for the specific contributing area to each inleticatchbasin within the 
proposed storm sewer syStem. A composite C vatue shall be computed for each 
contributing areabased on an Individual C value of 0.9 for the estimated impervious 
portion of the actual area and an individual C value of 0.2 (or the remalning pervious' 
(grassed) portion ofihe actual area. 

(9) Stormwater spread into traveled lane. Inlets shall be spaced at all low points, 
intersections and along continuous grades so as to prevent the spread' of water from 
exceeding tolerable limits. The acceptable tolerable limits for collector roadways is 
defined as approximately on~half the traveled lane width. Acceptable tolerable limits 
for interior subdivision roadway are defined asa maximum of one inch above the crown 
of the road. 

(10) Low point inlets. All inlets at low points (sumps) shall be designed to intercept 100 
percent of the design flow without exceeding the allOwable spread of water onto the 
traveled lanes as defined in subsection (9) of this section. On cOllector roadways, in 
order to prevent siltation and to provide for a safety factor against dogging of single 
inlet in a sump location, 'it is required to consider constructing multiple inlets at all 
sump locations or provide for other safety factors agalllst clogging. Preferably two 
inlets should be constructed on each side of the roadway. Open ,bottom inlets are 
encourage in effective recharge areas. 

(Ord. No. 99-12, § 1 (14.370), 4-26-1999) 

Sec. 106-2864. Storm sewer design standards. 

(a) Generally. Storm sewer design standards shall be as follows: 

(1) Design discharge. Storm sewer system design is to be based upon a 25-year frequency 
event. The system shall be designed to handle the flows from the' contributory area 
within the proposed subdivision. Then, the !!ystem shall be analyzed a second time to 
ensUre that any off-site flows can also be accommodated. This second analYSis shall 
consider the relative timing of the on-site and off-site flows in determining the 
adequacy of the designed system. 

(2) Minimum pipe size. The minimum size of pipe to be used in storm· sewer systems is 15 
inches or equivalent elliptical. Unless otherwise approved by' the county engineer, 
designs shall be based upon six-inch increments in sizes above 18 inches. 

(3) Pipe grade. All storm sewers shall be designed and constructed to produce a minimum 
velocity of 2.0 Cps when flowing full, unless site conditions do not allow, No storm sewer 
system or portion thereof will be designed to produce velocities in excess of ten Cps. 
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(4) Pipe clearance. Unless otherwise authorized by the county engineer, the minimum 
clearance for all storm piPes shall be as follows: 

a. From bottom of roadway base to outside. crown of pipe: 1.0 foot. 

b. Utility crossing, outside edge' to outside edge: 0.5 foot. 

(5) Roa4l1Jay cross pipes. All pipes crossing arterials and collectors shall be reinforced 
COncretil pipe. 

(6) Interference manholes. Interference manllOles shall be used only when there is no 
reasonable alternative design. Where it is necessary to allow a sanitary line or other 
utility to pass throllgh a manhole, inlet or junction box, the utility shall be ductile iron 
or another suitable material. A. minimum of one foot vertical clearance shall be 
required between the bottom of the manhole and face of utility pipe. Interference 
manholes shall be oversized to accommodate the decreased maneuverability inside the 
structure 8Ild flow retardant. 

(7) MaximuTTllengths of pipe. The following maximum runs of pipe shall be used when 
spacing access structures of any types: 

TABLE 106-2864(aX7) PIPE SIZE AND RUN 

Pipe Size Maximum Run of Pipe 
(inc#lell) (feet) 

15 300 
18 300 
24 to 36 400 
42 and l¥ger 500 

(8) l)esign tailwater. All storm sewer systems shall be desIgned taking. into consideration 
the tailwater of the receiving facility. When the detention pond is the receiving facility, 
the design tailwater level can be estimated from the information generated by routing 
through the pond the hydrograph resulting from a 25-year frequency storm of duration 
equal to that used in designing the pond. Then the design taihvater level can be 
as~umed to be the 25-year pond level corresponding to the time at which peak inflow 
occurs from the storm sewer into the pond. In lieu of the detailed anal~is,.however, a 
simpler design tailwater estimate can be obtained by averaging the established 
25-year design high water elevation for the pond and the pond bottom elevation for dry 
bottom ponds or the normal water elevation for wet bottom ponds. 

(9) Hydraulic gradient line computations. The.hydraulkgradient line for the storm sewer 
system shail be. computed taking into consideration the design tailwater on the system 
and the energy losses associated with entrance into and exit from the system; friction 
through the system, and turbulence in the individualmanholeslcatchbasinsljunctions 
with the system. The energy losses associated with the turbulence in the individual 
manholes are minor for an open channel or gravity storm sewer system and can 
typically be overcome by acljusting (increasing) the upstream pipe invert elevations in 

CDl06:332 

r-( .. \ 

372 



4l;, 
[ ...... -., 
\ J 

~'.' ,;,,: .. :-;.,. 

-"" 

ZONING AND DEVELOPMENT STANDARDS § 106-2864 

a manhole by a small amount. However, manholes can be significant for a pressure or 
surcharged stot'm sewer systeni and must be accounted for in establishing a reasonable 
hydraulic gradient line. Acceptable head loss coefficients (K) for various types of 
surcharged manholes/catch basins/junctions shall be used. 

(b) Culvert design. Culvert design standards are as follows: 

(1) Minimum size. Minimum size shall be as follows: 

a. Pipe. The minimum size of pipes to be used for culvert installations under 
roadways shall be 18 inches. The minimum size of pipes to be used for driveway 
crossings shall be 12 inches or equivalent elliptical. 

b. . Box. Unless otherwise approved by the county engineer, box culverts· shall be 
three feet by three feet minimum. Unless otherwise approved by the county 
engineer, increments of one foot in height or width should be used above this 
minimum. 

(2) Maximum pipe grade. The maximum slope allowable shall be a slope that produces ten 
Cps velocity within the culvert barrel. Erosion protection and/or energy dissipaters 
.shall be required to properly control entrance and outlet velocities. 

(3) Maximum lengths of structure. The maximilm length of a culvert conveyance structure 
without access shall be as allowed in table lOE!~2864(a)(7). Note: For box culverts use 
500 feet maximum. 

(4) Design tailwater. All culvert installation shall be designed tsking into consideration 
the tailwater of the receiving facility. 

-
(5) Allowable heiulwater. The allowable headwater of a culvert installation should be set 

by the designer for an economical installation. When endwalls are used, the headwater 
should not exceed the top of the endwall at the,!,!ntrance. If the top of the endwall is 
inundated, special protection of the roadway embankment and/or ditch slope may be 
necessary for erosion protection. 

(6) Design procedure. The determination of the required size of a culvert installationcan 
be accomplished by mathematical analysis or by the use of design nomographs. 

(c) Material specifications. Material specifications for storm sewers are as follow: 

(1) Pipe. Reinforced concrete pipe shall conform to the latest edition of the SCDOT 
Standard Specifications for Highway Construction. Corrugated aluminum pipe shall 
conform toAASHTO M-196, M-197, and federal spec. WW 442-C. Corrugated polyeth
ylene pipe shall conform to AASHTO M-252, M-294, type S. All pipe shall have a 
minimum cover so as not to pose structural damage to pipe and as per the manufacl!Irer's 
technical specifications and recommendation. 

(2) Inlets, manholes and junctiOn boxes. All materials used in the construction of inlets, 
manholes and junction boxes shall conform to the latest editions of the SCDOT 
Standard Specifications for Highway Construction. 
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(3) Underdrainslexfiltration systems. All materials used in the construction ofunderdrains 
sball conform to tbe latest edition of ~he.sCDOT Standard Specifications for Highway 
Construction. The following is a.list of underdrain materials acceptable for use in the 
county: 

a. Perforated corrugated tubing. Corrugated, polyethylene tubing perforated through
out and meeting the requirements of AASHTO M-252 or M-294. 

b. Perforated PVC pipe. Polyvinyl chloride pipe conforming to the requirements of 
ASTM D-3033:The perforations shall meet the requirements of ASTM C-50B. 

c. Exfiltration pipe. The following is a list of pipe materlills acceptable for use in 
exfiltration systems: 

L Aluminwil pipe perforated 360', meeting the requirements of AASHTO 
M-196. 

2. Perforated class III reinforced concrete pipe with perforations meeting the 
requirements of ASTM C-444. 

3. Polyvinyl chloride pipe perforated 360', meeting the requirements of ASTM 
D-3033. 

d. Coarse aggregate. Clean stone containing no friable materials and a gradation 
equivalent to size number 56 or 57. 

(4) DraitUige structures. All materials used in the construction of drainage structures shall 
conform to the latest editions of the SCDOT Standard Specifications for Highway 
Construction. Riprap Is not .an acceptable material for drainage structure, but can be 
used for erosion control. 

(5) Fencing. Unless otherwise approved by the county engineer, all fencing shall be six·foot 
chainliilk or access proof fence with a miuimum 15-foot-wide double gate opeuing 
conforming to the SCDOT specifications. 

(6) Bod, Seed, hydroseed and mulch. All sod, seed, hydroseed and mulch materials and 
installation shall conform to the latest edition of the SCDOT Standard Specifications 
for Highway Construction. See article VI of this chapter. 

(7) Modification of specifications. The materials specifications can be modified by the 
county engineer based on newandlor proven technology. 

(Ord. No. 99-12, § 1 (14.3BO), 4-26-1999) 

Sees. 106-2865-106-2890. ReserVed. 

DIVISION 5. PARKING AND LOADlNG STANDARDS· 

Sec. 106-2891. Applicability. 

The standards and requirements contained in this division shall apply to all proposed 
vehicle parking areas. 
(Ord. No. 99·12, § 1 (14.410), 4-26-1999) 

·CroS8 reference-Parking, § 70·26 et seq. 
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ZONING AND DEVELOPMENT STANDARDS § 106,2892 

Sec. 106·2892. Parking spaces required. 

(a) Determine base number of spaces. Table 106-2892(a) lists the base number of parking 
spaces according to use that is allowable under this chapter. The following guidelines shall be 
adhered to when calculating the total number of parking spaces for all new development: 

(1) The base parking space requirement may be reduced by up to 20 percent if a lower 
requirement is documented and certified by a transportation engineer and the request 
is approved by the DRT and the county transportation planner. 

(2) The base parking space requirement may be increased by up to 20 percent if the 
additional area has a pervious surface. 

TABLE 106-2892(a). OFF-STREET PARKING REQUIREMENTS FOR SPECIFIC USES 

Base Spaces Permitted 

Per 
1,000 Sq. Ft. Per Dwelling 

Uses of Floor Area Unit Other Standard 

AGRICULTURAL 

Agriculture - - -
Forestry -' - -
Clearcutting - - - -
Farmstead - 4.0 -
Agricultural support service 2.5 - ~ 

RESIDENTIAL 

Single-family detached - 3.0 -
Single-fainily cluSter - 3.0 -
Family compound - . 1.25 -
Planned - 2.5 -
Multifalnily (two or less bedrooms) - 2.0 -
Multifamily (three or more bedrooms) - 2.5. -
Commercial apartment - 1.0 -
Community· small scale - - Per individual Use type and articles 

VI andXI 

Community - medium scale - -
Community - largo .. caIe - - ,. 

Groupbome - - 1 per bedroom 

Manufactured home community - 2.25 -
Small Bingle-family. affordable - 1.25 -
HOME USES 

Day care, family - 3.0 P~us 1 in driveway 

Home occupation - 3.0 -
Home business - 5.0 -
Cottage industry - 7.0 -
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Base Spaces Permitted 

Per 
1,000 Sq. Ft. Per Dwelling 

Uses of Floor Area Unit Other Standard 

INSTITUTIONAL 

Auditorium, public - - 1 per 3 seats 
Church - - 1 per 3 seats or per six feet of pews, 

.- whichever is greater 
Clubs and associatiot:lB (no food ser- 8.0 -
vice) 

Day care, commercial - - 1 per staff, 1 p~r 8 students and 1 
vehicle 

Fire station" - - 4. per vehicle bay 

Li.brary or museum 3.5 - PI us bus spaces, calculate auditorium 
separately at 0.75 rate 

Local utility 1.0 - -

Nursing home - - 0.33 per room 

School: _ college and prof~ssional - - 1 per student plus 1 per teacher 

School, neighborhood: elementary and - - 2 per classroom 
middle 

School, community. senior high - - 0.25 per individual 

Trade school - - 1.1 per student 

Institutional residential, monastery, - - 1 per bedroom 
convent 

Roominghouse and boardinghouse - - 1.5 per lodger 

Police station 4.0 - e'·'· .r--, -, 

Post office - - 6 per 1,000 sq. fl service area and 1 
per vehicle 

Public service 3.5 - -
COMMERCIAL USES: OFFICE 

General 3.5 - -
Governmen.t office 4.0 - -
Medical 4.5 - -
BilnkIfinancial 4.5 - -
COMMERCIAL USES: COMMERCIAL RETAIL 

General 4.0 - -
Shopping center 4.0 - -
Retail,·freestanding 4.0 - -
Furniture, carpet store 2.5 - -
Hardware, paint and home improve- 4.0 - -
ment 

Flea market - - As required by ZDA 

COMMERCIAL USES: VEHICULAR SALES, RENTAL, SERVICE 

AulD sales 15.0 - -
General 1.5 - Or 4 per bay, whichever is greater 

Carwash (single car, automatic bay) 2.0 - PI us 6 stacking spaces per bay and 1 
drying 

Carwash (multiple car, automatic bay) 4.0 - Plua 12 stacking spaces per bay and 2 
drying c., 
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Maximum Spaces Permitted 

Per 
1,000 Sq. Fl. Per DweUing 

Uses. of Fleor Area Unil Ollw Standard' 
Carwash (self-wash bay) - - 3 per bay 

Gas station - - 1 per vehicular fueling position 

Vehicle repairlservice 1.0 - 5 per bay 

COMMERCIAL USES: SERVICES 

Adult use 5.0 - Or 1 per seat, whichever is greater 
Barbershop .4.0 - -
Beauty shop 5.0 - -
Commercial laundry and dry cleaner 3,0. - -
Funeral home 6.0 - -
Laundromat - - 0.8 space per washer/dryer 

Restaurant 12.0 ~ -
All others 2.5 - Plus 1 per employee and 1 for each 

company vehicle 

COMMERCIAL USES: DRIVE-IN FACILITY 

Restaurant w/dri't.:e-in window 14.0 - Plus 5' stacking spaces per window 

Banking facility w/drive-in window 4.5 - Plus 5 stacking spaces per Window 

Other w/drive-in window 5.0 - Plus 3 stacking spaces per window 

COMMERCIAL USES: COMMERCIAL LODGiNG 

Comerence center wllodging - - 1.2 per lodging room; if meeting space 
piovided, 10 spacesll,OOO sq. It. 

Hotel, motel. -inn. suite, .w/o confer- - - 1 per guestroom 
ence center 

Bed and breakfast ~ - 1 per ~oo~ including m~a:gement ' 
spaces 

Campground - - 1 per each tent, RV and trailer space 

Resort - - 1 per room 

COMMERCIAL USES: HEAVY RETAIUSERVICE 

General 4.0 ~ -
Building materials 2.0 -
RECREATION AND AMUSEMENT USES: OUTDOOR RECREATIONAL 

Camp, day or youth - - 1 per employee, plus bus ' 

Golf course - - 3 per hole 

Miniature gulf course - - 2 per hole 

GoI(driving range or rine range - - 1.25 per station 

Park, playground - - 1 per 4,000 sq. It. orare. 

Stable, commercial, equestrian facil- - 1 per 4 stalls;plus lper 2,000 sq. It. of 
ity riding area 

Swimming pool - - 1 per 400 sq. It. pool surface area 

Tennis court - - 3 per court 

Athletic field - - 1 per Heet of bleacher are. or30 per 
field, whichever is greater 

'All other active recreation facilities - 1 per 10,000 sq. ft. 

"All other passive reereation facilities - 1 per acre; areas more than 60 acres: 
1 per 3 acres over 60 
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-Maximum· Spaces PermUted 
Per 

l;OOO'Sq; Ft. Per 'Dwelling 
, Use.. .·.,Floor-Area UTlit 
· RECREATION ANDAMUSEMEN'l' USES: INDOOR RECREATIONAL 
· Swimming'poOl 

· AlI'~i"s . , 4.5 .. 

, General 

, Outdoor arena 

Othe,.. Standard 

. 2' per '200, sq. ft..·pool,. plus 1,·per 
employee 

1. per: 3·seats'·"r. t,25,pOr.·pliIying 
: stati~n;. wl:Ucliev.edB·~~ . i' 

t· pei 3"seats'or:'pe'" 6" ft/"f,'beri'cli 
.:Iength 

·1ulCREA'1'IONANJ);AMUSEMENT.U8ES:INDOORCOMMERCIAL AMUSEMENT 
, General 6.0 .. 

. ' Bowling'·auey/poal:room 

, Indoor arena 
. 

:INDUS'rRIALUSES 

2.0 

·3.S 

!ruclring'(no Ioitliing or waiehousing) 3.0 

. Warehousing/distribution '0.15 

· Waste transfer etstion 

Recycling/salvage 

TEMPORARY USES 
Christmas .tree sajes 

Construction staging or plant 
Contractor's office. 4.0 

ROadside stand 

MOdel home sal .. office 

Temporary sales 

Public interestlspecialevent 

CDl06:338 

, 5· per Ian., 2: perpool/billiilhLt'ablei 

1 pei- 3 seats"or l'per'30·sq,·ft;;orfli1Or 
area·"usoo:tbrseating; 'or l-per-·6\ftYOt 
bencli·length,whiebeverilr.llpproprl. 

'1~8te . 

. "Plu,; 1 per vehicle. 

·l·per employee-aDd 1 per vehicle , 

1 per employee 

. 'Plus l'per v..hic1e .operste,Hrom sill! 

. 1 per employee arid 1- perv<!hicle : 

1 per' 2;000 sq.·ft.storsge'plusl·per 
vehicle 

1 per 500 .. sq. ft. display area 

1 per employee and 1 per vehicle 

1 per 100 sq:ft. product area 

4 per unit and 1 per employee 

As required by ZDA. 

As required by ZDA 
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(b) Existing nonconforming parking. When an existing nonconforming parking lot is to 

incorporate additional spaces, either within the confines of the existing parking lot or through 
construction of new parking spaces, the parking shall be brought into conformance with this 
chapter. 

(c) Employee parking allowanCe. When an applicant for development can demonstrate that 
the parking standards do not provide for sufficient employee parking, the applicant may 
submit a list of employees for each shift, which soall be evaluated by the miT. The DRT may 
allow up to one additional parking space per each two employees not to exceed 50 percent of 
the total required parking spaces according to table 106-2.892(a) .. 

(d) Shqredand mixed use development parking. The purpose of this subsection is to permit 
a reduction in the total number of parking spaces which woUld otherwise be required when any 
land and/or building is )lseq.. or occiIpiedby two or more uses which typically do not experience 
peak parking demands at the same time; Notwithstanding table 106-2892(a) pertaining to 
off-street parking requirements for .specific uses, when any land or building is used for two or 
more distinguishable purposes listed in table 106-2892(d), the minimum total number of 
required parking spaces for land or building shall be determined by the following procedure: 

(1) Multiply the minimum parking requirement for each individual use as set forth in 
table 106-2892(a) by the appropriate percentage as set forth in table 106-2892(d) for 
each of the five designated time periods. 

(2) Add the resulting sums for each of the five vertical columns in the table. 

(3) The miniOlUm parking requirement is the highest sum among the five columns 
. - resulting from the calculation in subsection (d)(2) of this section. 

TABLE 106-2892(d) SHARED PARKING FACTORS 

Weekday Weekday. . Weekend Weekend 
Daytime: Evening: Daytime: Evening: Nighttime: 
6:00 a.m. 6:00 p.rn. 6:00 a.m. 6:00p.m. Midnight to 

10 6:00 p.m. (%) to midnight (%) . 10 6:00 p.rn: (%! to midnight (%) . 6:00 a.m: .(%) 

Residential - 60 90 80 90 100 
Officefmdustrial "100 10 10 5 5 

Retail 60 90 100 70 5 
Hotel, motel, inn 75 100 75 100 75 
Restaurant 50 100 100 100 10 .. 
Entertainmentl 40 100 80 100 10 
recreational 
Church 10 30 ' 100 30 5 
School 100 30 30 10 5 
All other uses 100 100 100 100 100 

(4) Mixed use development. The following conditions shall apply to any parking lot for 
mixed use development: 

a. The mixed use property and shared parking lot must be located within 600 feet 
walking distance of the entrance to the establishment to be served. 
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b. The DRT shall determine, at the time of parking plan approval, concept plan 
approval or preliminary plan approval, whichever is applicable, that shared 
parking is possible and appropriate at the location proposed. Particular attention 
is needed to ensure that sufficient and convenient shortterm parking will be 
available to the commercial establishments during the weekday-daytime period, 
The shared parking spaces must be located in the most convenient and visible 
area of the parking facility nearest the establishment being served. 

c. A subsequent change in use requires a new certificate of use and/or occupancy 
and proof that sufficient parking will be available. 

d. Cross-acceSs easements shall be established and noted on the parking plan. 

e. The plat of subdivision or land development plan shall contain additional open 
areas in amounts equivalent to that needed to ,accommodate the total number of 
parking spaces required without applying the reductions penuitted by this 
section. 

(Ord. No. 99-12, § 1 (14.420), 4-26-1999; Ord., No. 99-21, 8-23-1999; Ord. No. 2000-14, 
3-13-2000) 

Sec. 106-2893. Parking lot design st'andards. 

(a) Surfacing. The DRT shall encourage the use of pervious surfaces in parking lots 
wherever possible. Pervious surfaces may be required as part of the water quality plan for 
developments in the river quality overlay district. Alternative means of surfacing materials 
may also be authorized by the DRT in remote areas of large parking lots serving places of 
public assembly. Parking spaces, aisleways, and access/egress lanes shall be paved and 
permanently maintained with asphalt,concrete or any other all,weather surface approved by 
the DRT. 

(b) Striping. All parking spaces provlded in conjunction with every use, with the exception 
of residential units with parking in garages and driveways, shall be appropriately'striped and 
terminated with curbs, bumper blocks, or other approved marking. 

(c) Arrangements and TMrkings. All off-street parking areas shall be arranged and marked 
so as to provide for orderly and safe loading,unloading, parking and storage of vehicles, where 
rie'cessary. Incidental parking spaces, aisleways, approach lanes, and maneuvering areas shall 
be clearly marked with directional arrows and pavement lines and markings to properly direct 
traffic. Each space C)r area for specialized parking (i.e., handicapped, employee, loadingl 
unloading) or movement (fire lanes) shall be clearly marked or signed to indicate the intended 
use and shall be designed in accordance with the appropriate regulations. Dead-end parking 
aisles shall not be permitted unless there are no alternatives. 

(d) Curbs and wheel stops. The location and placement of curbs and wheel stops shall take 
into consideration the need to manage stormwater and site drainage. 

(1) Curbs. A continuous, minimum six-inch-high concrete curb or permanent border shall 
be installed around the entire parking .lot. The function of such curb shall be to: 

a. Serve as a wheel stop to prevent" parked vehicles from extending beyond edges of 
parking lots;, 
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ZONING AND DEVELOPMENT STANDARDS § 106-2894 

b. Serve as edging for planting areas imd islands; 

c. Protect walls, buildings, and other structures; 

d. Clearly define the limits of vehicular areas; 

e. PhysicaJJydelineate entrances and exits; and 

f. Functionally separate vehicular ways from pedestrian ways. 

(2) Wheel stops. Wheel stops shaJJ be iJ.IstaJJed within individual parking spaces, where 
landscaped median or islands exist to protect landscaped areas, but shaJJ not be used 
in lieu of required curbs or to delineate required interior islands. 

(e) Parking spaces in driveways. Garages may be considered as reqUired off-street parking 
spaces for aJJ detached housing types. For attached dwellings, required parking shaJJ be 
provided on driveways. 

(f) Backing movements. With the exception of single-family or single-family attached 
dwellings on local streets, all required parking spaces shaJJ be designed to prohibit backing 
directly onto a street right-of-way or sidewalk from the parking space. 

(g) VehiCular circulation and access. Parking areas shaJJ be designed to safely, conveniently 
and efficiently accommodate the maneuvering of allvehicles including delivery, emergencY and 
public transit vehicles, where appropriate. For parking lots with 50 or more spaces, a minimum 
40-foot deep channeled entrance/exit driveway free of turning movements shaJJ be provided as 
measured from property lines. 

(h) Location of parking spaces. Location of parking spaces shaJJ be as follows: 

(1) All parking shall be located on land zoned for the use which the parking is intended to 
serve. Required parking spaces shaJJ be located not more· than 600 feet from ~he 
building or use to which they are assign.ed. However, with the approval of the DRT, a 
maximum of tenperceri.t of the. spaces may be located 'beyond 600 feet. Valet parking 
may also be located over 600 feet away with DRT approval. 

(2) Improved parking design and aesthetics shaJJ be strongly encouraged through distri
bution of all or a percentage of parking spaces toward the rear and side areas of the 
proposed development. 

(i) Shared parking. The parking spaces for separate buildings or uses may be cOIilbined in 
a single parking lot, provided that the number of parking spaces in the lot shall be equal to or 
greater than the sum of the parking spaces required for each building and use (see subsection 
(d) ofthis section). 
(Ord. No. 99-12, § 1 (14.430), 4'26-1999) 

Sec. 106-2894. Parking stall dimensions. 

(a) Dimensions. The size of a typical parking space for one vehicle shall consist of a 
rectangular area, having dimensions of not less· than nine feet by 20 feet, or ·according to table 
106-2894, plus adequate area for ingress and egress. Parking accessibility standards for people 
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with disabilities ate set forth in the Standard Building Code, 1997, table 1104.3,oraS 

subsequently amended. Figure 106-2894 and table 106-2894 specify the minimum dimensions. 
for standard patiting ~ows and aisles. . 

(bl VertiCal deilfance. Parking spaces loCated within a patking structure shlill.havea . 
vertical. c1eiltruice of at least seven feet. 

TABLE 100"2894 PARKiNG SPACE nIMENSIONS 

0' Parallel 30'.AngIe 45' Angle 60' Angle 
Di~ni;ionfr:.in flgurel06,2894 (in feeti (in,..!) (i;'f'~!) . (inleei) .. 
a 8 ... 9 .. 9 9 

b 21 18 18 18 .. 

c· 'o,ile·'!4y". .. 12. 1" 16 18 
c':- tyvo-way 22 22 22 22 

Figure 106-2894 PARKING SpACE DIMENSIONS 

de. ~ . C. " ..... 
_ C , 

(aid. No. 99-12, § 1 (14.440), 4-26-i999) 

Sec. 106-2895. Handicap parking. 

80" Pirkl"iI 
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(a) All uses, other than residential served by on-lot parking, shall provide parking spaces 
for motor vehicles which transport disabled persons in accordance with this section's standards _. 
and the Americans with Disabilities Act of 1990 (ADA), or as may be amended, whichever is 
more restrictive. 

(b) Handicap parking spaces shall be a minimum of eight feet wide by 18 feet long with an 

adjacent parallel access aisle five feet wide. The adjacent parallel access aisle may be shared 
by two accessible parking spaces. One in every eight accessible spaces shall have an access 
aisle a minimum tifeight feet wide (rather than five feet) and sha:!1 be signed "van accessible.· 
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(c) Handicap pilrking spaces shall be located as close as possible to an entrance which 
allows such persons to enter and leave the parking area and building without assistance, 
Where feasible, this means locations where there is no need to cross vehicular access lanes or 
aisles, Ramps shall be provided at curbs, 

(d) Handicap parking spaces shall be posted and marked with both a ground-moimted sign 
and pavement markingwhich includes the international symbol for barrier-free environments 
and a statement infOrming the public that the parking space is reserved for use by disabled 
persons, 

TABLE 106-2895 REQUffiED NUMBER OF OFF-STREET HANDICAP PARKING SPACES 

Number of Parking 
Spaces Provided Number of Handicap Spaces Required 

1-25 1 
26-50 2 
51-75 3 
7.6-100 4 
101-150 5 
151-200 6 
201-30(l 7 
301-400 8 
401-500 9 

.501-1,000 2% 
1,001 or more 20 spaces + 1% of spaces over 1,000 

(e) Residential units designed for occupancy by disabled persons shall provide one handicap 
parking space for each dwelling llnit designed for such occupancy, 

(f) Off-street parking spac~ required for the disabled by this article shall count toward 
fulfilling this article's total off-street parking requirements, 

(g) Other code guidelines for handicap accessibility to public facilities shall be in accordance 
with regulations issued by federal agencies, including the United States Department of 
Justice, under the Americans with Disabilities Act of 1990, More specifically; these regulations 
include 28 CFR 36 "Nondiscrimination on the Basis of Disability by Public Accommodations 
and in Commercial Facilities, Final Rule," 
(Ord, No, 99-12, § 1 (14.450), 4-26-1999) 

Sec. 106-2896. Loading'. 

(a) Number of areas, The number of loading areas shall be governed by table 106-2896, 

(b) Site plans, Site plans involving uses which require loading facilities must be designed to 
ensure the functional separation between loading spacealtruck turnaround areas, and between 
vehicular/pedestrian areas, 
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·(c) Jnternal site. circulation lanes: Internal.site circulation: lanes-are -to,be-designed:with 
lldeimate..turning radii to accommodate.the size-ahdefficientmaneuveringofdelivery vehicles. 

cedi Outdoor. loading bay area standards. Outdoor loading bay area standards are as follows: 

(1) ···Dimerzsions.' Each.outdoor Ioilding bay:.area's--Iilinimum dimensions!.shallbe.12.-feet 
,wide·aild,60·feet!Qp.g,Atno timeshill};l\IiY. pa1't'of atruck.or .vah· be-allowed:tocextend 
· -:into a publico-thoroughfare 'or rightcof'",ay-while-the trUck Or .van-iiv being loaded,-or 
.. ~oaded.·Ifthe.outdQor:loading:areais.covered, but not totiJ.lly·ericlosed,thelilinimum 
· -hj1ight.oftheputdoodoilding,bay,area;shall,be -l4feet. 

;(2) ,.'Maneuver(ng:space .. Adequate·off,streeHruckmaneuvering-space;shilll-be'prov:ided.on 
c'ithelot 'lIIld .not within'lIIlyptiblic'street_J:'ight'of~way:or:other ·,public.!ands. 

1.3) ·,i.Qcation.:·.AllJpading.-areas,are.r~quiredto-be'located-on·tbesameJotas·the·biiildi,ng 
.. :.ot .1ot..serv.ed.'by'the: lOildiJlg .ru:ea . 

. i 4) '-Obst11lctions:·;Allloilding ,spaces.aild·maneuveringspaces shallbe,;accessible:abi~l 
· : times .. 

. -(5) . Fire .exit or·emergencyaccess; Off'street loading facilities shall·be:'designed to ·not 
.' ·interferewith any'fire exitsor.emergency·access facilities to either a bUilding 'or site . 

. TABLE '106·2896 . .LOADINGSTANDARDS· FOR;.sPECIFIC,,,(JSES 

i -elses i.Loading· Areriilq!quirement 
AGRICliL-'l'URl\L 

··Agricuitural.support,service , 1 per 10;OOO·sq:-ft. 
; HOME USES 
. Gott!iie· industry .. . lispace 

; iNSTITUnONAL 
. Assembly .As·requiredby. ZDA 
Schoolscall . Asrequiredby ZDA 

; Protective·care As·.required' by.ZDA 
Local utilities 1 space 
Public"services As required by ZDA 
Government office As required by ZDA 
Recreational institutional As required by ZDA 
COMMERCIAL USES: COMMERCIAL RETAIL 
Convenience store (no gas) As required by ZDA 
Paint, glass, Wallpaper, hardware 1 per 25,000 sq: ·ft. 
General merchandise 1 per 25,000 sq. ft. 

. Food 1 per 15,000 sq. ft . 
Apparel and accessory 1 per 25,000 sq, ft. 

. Home furnishings 1 per 25,000 sq .. ft . 
ConSumer electronics 1 per 15,000 ·sqdl;. 
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Uses Loading Area Requirement 
Miscellaneous retail 1 per 20,000 sq. ft. 
Art 1 per 25,000 sq. ft. 
Gifts 1 per 25,000 sq. ft. 
Sporting goods. 1 per 25,000 sq. ft. 
Drug 1 per 25,000 sq. ft. 
Liquor 1 per 5,000 sq. ft. 
Books 1 per 25,000 sq .. ft. 
'!bys 1 per 25,000 sq. ft. 
Camera None 
Garden center 1 per 25,000 sq. ft. 
Video rental None 
Movie theater None 
COMMERCIAL USES: OTHER COMMERCIAL 
Adult uses As required by ZDA 
CommerciaUodging (hotel and motel) 1 per 10,000 Sq. ft. 
Conference center 1 per 60,000 sq. ft. 
Convenience store with gas As required by ZDA 
Drive-through restaurant 1 per 25,000 sq. ft. 
GovetnInentoffice 1 per 60,000 sq. ft. 
Office 2 per 40,000 sq. ft. 
Restaurant 1 may be in parking 
Vehicular sales, rental and service 1.5 per bay 
RECREATION AND AMUSEMENT 
Campground 1 
Commercial amusement, outdoor 1 
Indoor recreation 1. 
Outdoor recreation 1 
Resort 1 
Miniature golf course 1 per 33,000 sq. ft. 
Stable, commercial/equestrian facility 1 per 40 stalls 
INDUsTRIAL USES 
Airport . As required by ZDA 
Heavy industry 1 per 15,000 sq. ft. 
Light industry .1 per 25,000 sq. ft. 
Mining/resource extraction 1 per 15,000 sq. ft. or'1.25 per bay 
High technology industry 1 per 25,000 sq. ft .. 
Recycling/salvage 1 per 10,000 sq. ft. 
Regional utility 1.25 per bay 
Wareliousing/distribution 1.5 per bay 
Waste transfer station 1 per 20,000 sq. ft. or 1 per bay 
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Uses Loading Area Requirement 
. TEMPORARY USES 
Model home sales· office 1 per vehicle 
Temporary sales' 1 per vehicle 

(Ord .. No; 99-12, § 1 (14.470), 4-26-1999) 

Becs. 106-2897.0:..106-2925. Reserved. 

DMSION 6. SURVEY AND ENGlNEERlNG REQUIREMENTS 

Sec.: 106-2926~ Certificate of compliance. 

Alhubdivision plats and land development plans shall include a certificate of complianCe;, 
signed'by thecounty'engiile!3l', settingforlh that the' development complies with the standards. 
set forth in thiscluipter and,the'specifications as approved by the DRT. 
(Ord; No.99~12, § 1 (14.500), 4-26-1999) 

Sec. 106-2927. Survey requirements. 

(a) Ge1U?rally. Survey requirements for subdivisions specified in this chapter.are only for 
control survey connections between geodetic survey monimients and land ,parcelS. Boundary 
surveys shall be performed,in accordance with the state minimum standards published by the 
state board of registration for professional engineers and land surveyors unless more ,stringent 
requirements are specified; Insofar as possible, control surveys between: geodetic.monuments· 
and,property boundaries shall· be extended 'from the nearest geodetic monument. County 
specifications for horizontal control are as provided in this· section. 

(b) Survey ties to geodetic control monuments. All subdivision and land development 
exceeding .ten acres shall tie control of the survey to 'geodetic control monuments, as follows:, 

(1) State plane' coordinates will be shown on the plan/plat, for at least two property 
corners. The geodetic monuments used for control will be shown on the plan/plat, with 
the grid distance and azimuth to the coordinated property comers shown, 

(2) Horizontal ground distances (not grid distances) will be shown on the plan/plat for all 
segments of the boundary survey. A combined state plane coordinated, sea: level 
reduction factor will be noted on the plan/plat. Area will be based on horizontal ground 
distances. 

(3) All bearings will be referenced to state plan coordinate grid north. 

(4) It is considered very desirable for surveyors to tie all surveys, whenever possible, to the 
state plane coordinate system. With the exception of closinglloan or mortgage surveys 
in existing subdiVisions, all surveys not tied to geodetic control shall have two locator. 
ties. A locator tie is defined as: a bearing and distance tie from a property cOmer to the 
nearest tie pointj intersections of a street or right-of-way; andlor property corners on 
adjoining properties used in the establishment or verification of properly comers. 
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(5) All locator tie points must be described onthe plan/plat, with data given to show their 
location and type. The tie line shall be shown between the locator tie point and the 
property corner, with its bearing and distance, to an accuracy consistent with the class 
of survey. 

(c) Terrestrial surveys. Standards for terrestrial surveys are as follow: 

(1) If control is extended no more than one-half mile from control monument to property· 
boundary, third-order class I (1110,000) specifications shall be followed. 

(2) If control is extended more than one-half mile from the control monument to the 
property boundary, second-order class II (1120,000) specifications shall be followed, 

(d) Olobalpositioning system (OPS) surveys. IfGPS is used, procedures shall be followed to 
ensure compatibility with the nearest geodetic control monuments to the accuracy specified 
under subsections (b)(l) and (2) of this section or two-tenths foot, whichever is the most 
stringent. 

(e) Electronic copy. All subdivisions shall be required to submit a final copy of the lartd 
development plan or SUbdiviSion plat in an electronic file copy. 

(0 Monuments and markers. Standards for monuments and markers are as follows: 

(1) All property corners .shall be identified with a concrete or iron rod monument. For 
horizontal control and to reestablish lost monuments, concrete control monuments 
shall be placed on each corner of the property boundary. 

(2) 'Ib establish vertical control for use with setting finished floor elevations, construction 
of drainage systems, and benchmark monuments referenced to NGVD 1929, shall' be 
located a minimum of one every four acres, and reference elevations shall be placed on 
the plan or plat. 

(Ord. No. 99-12, § 1 (14.510),4-26-1999) 

Sec. 106-2928~ Mapping criteria for natural or manmade features. 

For subdivisions and land developments, mapping criteria for natural or manmade features 
are 8S follows: 

(1) Streams (perennial, intermittent, mapped, and unmapped) with identifiable banks and 
beds shall have their boundaries set at the top of the bank. 

(2) Initial identification of the watercourseslwater bodies shall be made using the U.S. 
Geological Survey quadrangle maps or more accurate information, as available. Field 
survey verification to determine evidence and location of channelized flow is required 
for preliminary subdivision plats and land development plans. Vegetation shall be 
measured by the canopy line for the determination of areas of fo~st, woodlands, or 
trees. Other vegetation types shall be measured from the middle of the vegetation 
transition. Wetlands shall be measured by the U.S. Army Corps of Engineers criteria. 
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(3) Measurements for the boundary are to be made horizontally, perpendicular from or 
radial frOm any feature or point. 

(4) Boun:daries that are dependent on elevation shali be based on site elevations and shall 
not be interpolated. . 

. (~) 'Ibpographic.lines shall be at one-fooLintetvals. Where>slopes exceed 25 .. percent, 

twO'footcontotir intervals are permitted. Five-foot intervals are permitted fot slopes in 
excess of 50 percent. . 

(G) . The. width of existing impeIYious area .suchasroadways, parking lots, structures, 
sidewa1k8,etc., shall not count towards the. area of any. natural resource. 

(Ord .. No:.9~-12, § i (14.520), 4-26-1999) . 

8eC;. 106"2929_· Drainage pl!Ul requirements.·· 

(a) Gelleral plan info.rmation. A master drainage for a subdivision or land developmentpllin 
showing all existing and proposed features shall be included in the construction plans. ·The ,. 
pllin is to be prepared preferably on a standard 24-inch by3G-inch sheet, at a scale not to 
exceed one inch equals 200 feet. When the drainage area will not fit on the sheet, and with the. 
approval {If the county engineer, a larger scale may be ilsed. The folloWing features are to be 
included on the drainage plan: 

(1) Drainage bounds, including all.off-siteareas draining to the proposed.development .. 

(2). Sufficient topographical information with elevationS to verify the.location of all ridges, 
streams, etc., at·one-foot contour intervals. 

(3) High water data on existing structures upstream and downstream from . the .develop, 
ment. 

(4) Notes indicating sources of high water data. 

(5) Notes pertaining to existing standing water, areas of heavy seepage, or springs. 

(G) Existing .drainage features (ditches, roadways, ponds, etc.), are. to be shown a 
minimum of 1,000 feet downstream of the proposed development unless the ultimate 
outfall system is a lesser distance. 

(7) Drainage features, including location of inlets, swales, ponding areas, etc. 

(8) Delineation of drainage subareas. 

(9) Include water quality control facilities, including ingress/egress areas, supplemental 
BMPs (e.g., swales), dedicated natural open space boundaries and other information 
required to comply with the latest version of the county's manualforstormwater 

BMP ' . s. 

(10) General type of soils according to the latest soil survey of the county .. 

(11) Flood hazard classification. 

(12) Description of current ground cover andlor land use. 
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(i3) Cross sections'and/or profiles ofretentionJdetention facilities, typical swales, ditches or 
canals. 

(14) All driveway pipe size and inverts will be shown on the site plan and installed at time 
of and as part of the building and driveway construction. Minimum driveway pipe shall 
be 12-inch RCP with all pipe having flared ends or similar as approved by the county 
engineer. 

(15) Drainage rights-of-way, or easements. 

(16) Typical fencing detail. 

(17) Note on the drainage plans that an erosion control plan will be submitted to the ZDA 
or DRT. The,erosion control plan shall,be in accordance with state and/or federal laws 
concerning erosion control, and shall require county engineer approval prior to any 
construction and permitting. 

(b) Final plat. The overall drainage plan shall be placed on the final plat, showing proposed 
finished contour elevations for the entire subdivision and proposed' minimum first floor 
elevations of all proposed structures. This overall drainage, plan shall be prepared by a 
professional engineer and shall require approval by the county engineer. 

(c) Subsoil investigation. A subsoil report by a professional engineer may be required by the 
~ounty engineer. A minimum of two locations per retention/detention area shall be delineated 
in order to determine the location of groundwater elevation and/or soil conditions. 

(d) Stormwater calculations. Stormwater calculations for retention/detention areas; includ
ing design high water elevations for the 25-year and/or 100-year storm events, shall include 
but not be limited to the following stonn sewer tabulstions: 

(1) Locations and types of structures. 

(2) Types and lengths of line. 

(3) Drainage subarea tributary to each structure. 

(4) Runoff coefficient per subarea. 

(5) Time of concentration to structure. 

(6) Hydraulic gradient for the 25-year frequency stonn event. 

(7) Estimated receiving water (tsilwater) elevation wi thsources of information, if avail-
able. 

(8) Diameters of pipe. 

(9) Outlet and other pipe velocities. 

(10) Calculation worksheet which demonstrates that the proposed water quality controls 
comply with the latest version of the county's manual for stormwater BMPs. 

(e) Off-site improvements. Cross sections showing all existing and proposed topographic 
features within a right-of-way shall be plotted at 50-foot intervals or as approved by the county 
engineer, and at all locations where the roadway features change significantly. Plotted 
centerline profile of the existing and proposed roadways shall also be required. 
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,(t)Pl(w.TJ,ing p.rul ,de8igTJ, certijicatioTJ,.Planning ;and design certification is. 115 follows: 

{l)ProfessionaLengineers, registered in the state, shall prepare a detailed drainage report 

and .designplan and certify all subdivision grading, drainage, roads,. parking lots, ,and 
w.ater and sewer systems. Tier B land surveyors, registered in the state, may .design 
and ,certify drainage systems 115 limited by state .regulations. An.as-built field survey 

shall· :be subDritted to the county ~ngineer 1!howing eon trolling stormwater invert 
elevations and spillways and outlet structures .of commercial and industrial develop
ments .and. residential developme$ req.pring ,drainage systems. 

(2) Land8Ca~ architects, registered in the state, shall rectify drainage features pertinent 
19 their landscape .design draWings. Design engineers or landscape arcllitectsmay 
perform; . .\lesign andlor certify ,their plans in accordance with 1!tate rules and regula, 
tions.gQ¥llrning their professions. 

(Ord. No. 99-12, § 1 (14.530), 4-26-1999) 

Secs. 106-2930.-106-2955. Reserved. 

DIVISION 7. PERFORMANCE GUARANTEES 

Alliinprovemente required by this chapter for roads, water, sewer, drainage, and detention, 
as well as . other improvements such as lighting, landscaping, and buffel}'llI'ds;. shall be 
installed prior to obtaining a certificate of occupancy or recording the plat. A developer may 
also submit surety. 
(Ord. No. 99-12, § 1 (14.610),4-26-1999) 

. Sec. i06-2957.Cost estimates,and surety. 

If surety is offered pursuant to this chapter, the developer's engineer shall submit a cost 
estimate for road, water, sewer, storm drainage, detention, lighting, and any off-site improve
ments. The designers of the landscaping,:1)uffers, andlor other improvements shall submit cost 
estimates. Valid bids from contractors may be substituted for cost estimates. The DRT shall 
review all bids, checking'for c~hSistency with'6itnilar bids or public bids, to ensure they are 
reasonable. A surety shall be required in the amount of 125 percent of the cost estimates. 
Surety shall be valid until released by the ZDA andlor county engineer. 
(Ord. No. 99-12, § 1 (14.620),4-26-1999) 

Sec. 106·2958. Form of IlUl'ety. 

Surety required under this chapter shall be cash, an irrevocable letter of credit approved by 

the county attorney, or other such equiValent surety. 
(Ord. No. 99.12, § 1 (14.630),4-26-1999) 
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Sec. iOO·2959. Release of surety. 

Upon completing all or part of required improvements under this chapter, the developer may 
request a reduction or closure of the surety. The DRT shall then have the development 
inspected by the ZDkandlor county engineer or designees. Any deficiencies shall be identified 
and the developer notified in writing of the deficiencies. If all work is complete and a 
maintenance bond provided, the surety shall be closed. If 25 percent of the work has been 
comple~ oris in stages identified in the original cost estimates, the surety shall be reduced. 
(Ord. No. 99-12, § 1 (14.640), 4-26-1999) 

Sec. 106-2960. Calling surety. 

Under normal circumstances pursuant to this chapter, the developer should finish construc
tion of improvements well before the surety expiration date and will, on his own initiative, 
request inspection and reduction or closure of the surety. If construction has not been 
Completed at least 60 calendar days prior to the surety expiration date, the DRT shall inspect 
and send a report to the developer indicating items to be completed by 30 calendar days prior 
to the expiration date. Should the developer want additional time, a new surety covering the 
tinie(minimum siX months) shall be submitted to the DRT. If all work is not completed or.an 
extended surety has not been presented at least 30 days prior to expiration, the ZDA or county 
engineer shall notify the county attorney to call the surety so the work can be completed. 
(Ord. No. 99-12, § 1 (14.650), 4-26-1999) 

Sec. 1()(J.2961. Maintenance guarantee. 

Upon completing the improvements required under this chapter, the surety will be reduced 
or eliminated. A maintenance guarantee often percent of the actual construction cost for road 
and drainage facilities shall be deposited with the county for anticipated maintenance for a 
period of two years after the completion of.alI improvements. 
(Ord. No. 99-12, § 1 (14.660), 4-26-1999) 

Sees. 106-2962-106-3000. Reserved. 

ARTICLE XIV. MODULATION OF STANDARDS 

DMSION 1. GENERALLY 

Sec. 106-3001. Purpose. 

This chapter uses established industry standards in many of the sections contained iIi this 
chapter. In other cases, uncommon situations that cannot meet the standards have been 
anticipated and logical modifications of the standards provided. Specific standards are 
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APPENDIX B. CORRIDOR OVERLAY DISTRICT GUIDELINES 

Sec. 1. Objectives. 

The primary objectives of reviewing projects lying within Beaufort County's Corridor 

Overlay (CO), is to establisb continuity of each development within the overall corridor 
system. In addition, design review will promote the following: 

• Protection of architectural and historical heritage of Beaufort County; 
• Enhancement of the cultural image; 
• Stabilization or strengthening of property values; 
• Attraction of new residents, businesses, and tourists; 
• Sense of place and character; 

• Community unity; 
• Climate for attracting investment; 
• Minimization of sprawl; and 
• Protection of open space and natural view sheds. 

Corridor review offers protection and guidelines for the unique, special and desired character 
of development within and along certain higbways in Beaufort County. The CO district shall 
overlay other zoning district classifications which shall be referred to as the base zoning. 
(Ord. No. 99-12, § 1 (app. B), 4-26-1999; Ord. No. 99-21,8-23-1999) 

Sec. 2. Applicability. 

All proposed development lying within 500 feet of the centerline of designated highway 
corridors as defined in subdivision VI of division 2 of article II of this chapter and all proposed 
development lying within 1,000 feet from the centerline of designated Beaufort County view 
sheds (entrance gateways) as described below, shall be subject to the additional standards and 
review measures pertaining to this appendix. 

Beaufort County Entrance Gateways include those areas where scenic vistas are present, as 
well as the major portals into the county. Each entrance gateway shall be defined as all 
developable land within a 1,000-foot radius of the centerline of the thoroughfare from which 
the entrance gateway crosses from a critical line to upland area, or where a jurisdictional 
boundary changes. Entrance gateways include all applicable lands as described abov€, and 
viewed from the following locations: 

1. The Broad River and Chechesee Bridges; 

2. Unincorporated lands on Lady's Island from the Beaufort River Bridge; 

3. The Chowan Creek Bridge/Crossing; 

4. The Harbor River and Johnson River Bridges; 

5. The Whale Branch River Bridge; 

6. Beaufort County lands from the Combahee Bridge; 

Supp. No. 15 CD106:386.7 392 



e. 
( 

" 

ZONING AND DEVELOPMENT STANDARDS App. B, § 4 

7. Beaufort County lands at the Career Education. Center intersection of S.C. 170; and 

8. The intersection of U.S. 21 and U.S. 17 at Garden'&Corner. 
· (Ord. No. 99-12, § 1 (app. B), 4-26-1999; Ord.No. 99-21, 8-23-1999) 

Sec. 3. Nonconforming situations. 

A. Existing nonconforming uses within a CO district, on the effective date of the ordinance 
from which this chapter derives, may. be brought into full or partial compliance through a 
streamlined staff review process. Such situations shall require approval of the development 
review manager, and be exempt from CRB.review. This option shall be permitted only for those 

· uses whose owners or operators would like to· continue the existing use, With no 'change of 
ownership, and where no abandonment has occurred. Only improvements in landscaping and 
minor building improvements shall be exempt froin CRB review. Any expimsion or other 
change shall be guided under the applicable process as required by this chapter. 

B. All other nonconforming situations shall be brought into cOinpliance with standards 
contained within sections 106-1 through 106-12 of this chapter; articles V, VI and XIII of this 
chapter; and this appendix when the nonconforming situation proposes any change; alteration 
,or expansion to any portion of a building, structure or use, and/or has been. abandoned 

according to table 106-9. (. .' , 
· (Ord. No. 99-12, § 1 (app. B), 4-26-1999; Ord. No. 99-21, 8-23-1999) 

Sec. 4. ArchitectUral design gUidelines • 

. The design of all applicable structures including habitable structures, w8ns, fences, sigris, 
light fixtures and accessory and appurtenant structures shall be unobtrusive and of a design, 
material and color that blend harmoniously with the natural surroundings, and the scale of 
neighboring architecture, complying with the intent of this section. Innovative, high quality 
design and development is strongly encouraged to enhance property v8J.lies and longterm 
economic assets along designated corridors. 

A. Exterior materials and architectural elements. 

1. Roofs. Roof overhangs imd pitched roofs shall be incorporated into all building designs. 
Wood 'shingles, slate shingles, multilayered asphalt shingles, metal (raised seam, 
galvanized metal, corrugated metal, metal tile, etc.), or tiles are permitted. 

Not permitted: 

1) 

2) 

3) 

Partial (less than three aides) mansard roofs. , 
Flat roofs (including a minimum pitch less than 4:12) without a pediment. 

d 
Long, unarticulated roofs. 
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2. Sides of buildings and structures. Wood clapboard, wood board and batten, wood 
shingle siding, brick, stucco, tabby, natural stone, faced concrete block and artificial 
siding material which resembles painted wood clapboard are permitted. Wood siding 
may be painted, stained, weathered, odeft natural. 

Not permitted: 

1) Long, unarticulated, blank facades. 

2) Plywood, cinder block, unfinished poured concrete, unfaced concrete block, and 
plastic or vinyl, not closely resembling painted wood clapboard. No metal 
buildings without exterior skin. 

3) Highly reflective glass or materials as the predominant material or visible 
texture. 

3. Colars;, Predominant color design shall be compatible with Lowcouiltry or coastal 
vernacular palette which include .traditional historic colors, earth tones (greens, tans, 
light browns and terracotta), grays, pale primary and secondary colors (with less than 
50% color value), white and cream tones, and oxblood red~ Accent color design (i.e., 
black, dark blue, grays, and other dark primary colors) may be used on a limited basis 
as part of an architectural motif, at the discretion of the development review manager 
and/or the CRB. 

Not permitted: 

1) Color contrasts resulting in a clearly disturbing appearance. 

2) Primary colors. 

4. Accessory uses. The design of accessory buildings and structures, if permitted within 
the applicable zoning district, shall reflect and coordinate with the general style of 
architecture inherent in the primary structure for the proposed development. C.overed 
porches, canopies, awnings, trellises, gazebos, street/pedestrian furniture and open 
wood fences are encouraged. 

Not permitted: 

1) UnscreeI!ed chainllnk or woven metal fences. 

2) Internally illuminated and/or neon lighted exterior architectural or structural, 
element(s) that ia/are visible from the bighway. 

3) Exterior storage not completely hidden from view, and only if permitted per table 
106-1711. 

4) Exterior display of merchandise except for landscape structure, plant materials 

and agricultural producte. 

B. Entrance gateways, Proposed development of any property contained within an entrance 
gateway shall comply with the following standards: 

1. River view sheds. 

a) Screening from river or bridge. New development proposed for a site shall be 
adequately screened to allow no less than 50% opacity, as viewed from the river 
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ZONING AND DEVELOPMENT STANDARDS App. B, § 5 

or water body. Viewing boardwalks, pl~tforms or docks made of wood shall be 
exempted from opacity calculation. Those portions ofland with applicable river 
frontage, but otherwise located away from the view shed area, yet contained 
within the corridor overlay district shall be subject to the buffer requirements set 
forth elsewhere in this appendix. 

b) Building height. Applicants for new development affecting a river view shed shall 
submit a visual study to determine how existing and newly planted vegetation or 
other natural features will adequately screen proposed buildings and structures 
from dominating the natural visual landscape. In no case shall more than 40% of 
a development's skyline exceed the canopy line of the total development. 

2. Portals. All lands within a river view shed; located at a designated intersection or 
entrance into the county or planning area as defined above, and not otherwise having 
river frontage, shall be designated a portal and~ubject to design review and approval 
by theCRB based on the applicable minimum requirements of this appendix. 

(Ord. No. 99-12, § 1 (app. B), 4-26-1999; Ord. No. 99-21,8-23-1999) 

Sec. 5. Landscape design' guidelines. 

All proposed projects shall require the appropriate amount oflandscaping as determined by 
the landscape surface ratio (LSR) in table 106'1526 LSR refers to the area of land ihat must 
be devoted to pervious landscaping divided by the area of the lot or site. Pervious areas of 
individual planters larger than four sq. ft. may be counted, but may not consist of more that 
25% of the total LSR requirements. Water shall not be considered apel'Vious surface. All 
atandards pertaiping to landscaping not contained in this section shall be guided by 
subdivision ill of division 4 of article VI of this chapter. 

A Bufferyards required. Bufferyards shall be required rather than setbacks for all 
development within a corridor overlay. However, where the required setback in article VI of 
this chapter is greater than the bufferyard requirement for the corridor overlay, then the 
setback shall be required. 

1. BUfferyard uses. Required bufferyards shall contain only vegetative landscaping 
materials, except for the following uses: 

a) 

b) 

c) 

d) 

e) 

0 
g) 

Vehicnlar access drives and passageways placed approximately perpendicular to 
the right-of-way; 

Foot and pedestrian paths; 

Walls and fences, as permitted in the CO, less than six feet in height; 

Landscaping sculpture, lighting fixtures, trellises and arbors; 

Bus shelters; 

Signage, as permitted in the CO; 

Utility lines that are placed approximately perpendicnlar to the right-of-way; 
where existing lines or planned lines must run parallel to the right-of-way, an 

CDl06:389 395 



app. B; § 6 BEAUFORT COUNTY CODE 

equivalent amount" of buffer may be required beyond the required buffer width, if 
the character of the buffer is significantly disturbed; to the extent possible, such 
service lines should be' consolidated with vehicular access routes~ new utilities 
may'be constructed within the required bUffer area; however, the developer shall 
be required to restore the required bufferyard area to comply with the landscap
ing requirements of this appendix; 

h) Proposed lagoons and drainage swales are not encouraged for placement in 
bUfferyards, and may not be granted approval by the CRB; existing lagoons may 
require additional buffers at the dlscretion of the development review manager 
lindlor the CRB, to satisfy the intent of this appendix; the CRB may grant limited 
flexibility in cases where substandard loots of record makes adherence to these 
standards impractical. 

2. BufferyarrHocaooTUl. Bufferyards are required for all development occurring within 
the corridor overlay district. District and street bufferyards that are greater mwidth 
than required below, as determined by table 106-1617, shall supersede the following 
width requirements: 

a) Highway corridor buffer. Landscaped buffeni are required for alllahds fronting a 
designated highway corridor. This buffer shall be at least 50 feet in width 
providing a minimwil Qf75%opacity, measured from the right-of-way line into the 
.site. 

b) Frontage roads. Bufferyards shall not include any portion of a frontage road 
which shall be located toward the inte\"ior of the site, from the right~f-way line. 

c) Nonhighway corridor streets. All streets not designated as highway corridors 
shall be designed with a 20·foot-wide natural buffer, providing a minimum of30% 
opacity from the street. 

d) Perimeter buffer. All side and rear property boundaties shall contain a ten-foot
wide natural buffer providing 30% opacity when vegetation is left in its natural 
state. When there is no existing vegetation, or it has been cleared, the installed 
,buffer shall require 15 feet of width. 

e) Foundation buffer. An eight-foot·wide landscaped buffer is required between any 
structure and parking or driving area, exclusive of loading and drive-through 
facility areas. Sidewalks and handicap ramps may be placed adjacent to the 
buffer on either side. Foundation buffers are not required in loading areas. 

o Structural buffer. Any opaque or 80% opaque wall or fences (brick, stucco, wood 
rail) installed along the front of the property, including those used for screening 
of parking areas, shall be softened with landscaping materials. 

B. Land8caping standards. The CRB shall review particular plant selections and landscap· 
ing designs to ensure conformance with specific requirements of the CO. At the discretion of 
the CRB, additional or larger plantings to allow for adequate visual screening or enhancement 
of a particular situation may be required~ All landscaping required by t"his appendix artd 
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ZONING AND DEVELOPMENT STANDARDS App. B, 

appendix F, and approved as part of an application for development, shall be maintained in 
healthy condition by the property owner. Plant material used for installation shall conform to 
the standards established by the American Association of Nurserymen in the "American 
Standards for Nursery Stock" provision. Landscaping requirements of this chapter shall not 
interfere with fire and life safety standards contained in this chapter. 

1. Installation requirements. Installation and maintenance of landscaping materials 
shall adhere to section 106-1647 of this chapter and/or additional requirenients by the 
CRE. 

2. Existing plant material counted. The use of existing vegetation and plant species 
native to the Lowcountry is strongly encouraged, and shall be counted toward the 
landscaping requirement. No tree six inches in diameter at foUr feet diameter breast 
height (dhh) or larger shall be removed from any highway buffer, exclusive of access 
drive location, required sight triangle area, and diseased trees, subject to CRB and/or 
staff approval. 

3. Bufferyard planting requirements. The corresponding tree list pertsining to the 
following requirements is included in this chapter as appendix F. The overstory and 
understory trees contained in the list are typically found throughout the Lowcountry 
region, and are recommended for use in meeting these landscaping requirements. 
Other trees proposed for a project shall be reviewed by CRE as to their compatibility 
and hardiness in the Lowcountry region, Bufferyards shall be landscaped as follows: 

a) Highway corridor buffer. 1) Four broad-leafed overstorytrees; 2) 14 understory 
trees; 3) 30 shrubs per every 100 feet or portion thereof. Plant materials shall be 
generally distributed .to avoid significant gaps in the buffer, and to achieve the 
required 75 percent opacity coverage. 

b) Parking buffer. Parking areas that remain visible from the highway shall require 
additional planting, walls, fences, berms, or a combination thereof, to provide 
effective screening. 

4. Parking lot planting requirements. The CRB may require additional or larger plant
ings to allow for adequate visual screening· or enhancement of a particular situation. 

a) Landscaped median. A minimum five-foot-wide landscaped median shall be 
installed alongside (perpendicular to) parking spaces on the interior portion of a 
parking lot with more than one parking bay. Wheel stops shall be placed within 
all parking spaces at the standards distance from every landscaped median to 
protect plantings. 

Shrubs and/or trees shall be installed in the median to provide for semicontinu
ous planting along the median. Shrubs shall be at least one foot in height at 
installation and reasonably projected to grow at least two feet in height within 
three years. 

b) Landscaped peninsula. A minimum nine-foot by 20-foot landscaped peninsula 
shall be installed parallel to the parking spaces every eight or fewer spaces, and 
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at the end of the parking aisle in order to separate the last space from any 
adjacent travelways. Each landscaped peninsula shaJI contain one broad-leafed 
overstory tree with a minimum size of 3'12 caliper inches at dbh, and a minimum 
height of 12 feet. 

C. Berms and forms of noise abatement. Berms (man-made mounds of earth 18 inches in 
height or higher) and man-made forms of noise abatement (such as dense waJ\s) are not 
permitted to be constructed within the highway corridor that follows U.S. Highway 21 from 
Chowan Creek to the Harbor River on St. Helena Island or in the Chowan Creek gateway. Only 
those earthen berms required by the U.S. Army Corps of Engineers specifically for flood control 
may be permitted. 
(Ord. No. 99-12, § 1 (app. B), 4-2&1999; Ord. No. 99-21, 8-23-1999; Ord. No. 2006/19, 
8-28-2006) 

Sec. 6. Signage. 

Signagerequirements for the corridor overlay district have been moved to article XV of this 
chapter The CRB will not have any review or approval authority for signage. Instead the ZDA, 
with assistance from the development review manager, shall administer and be responsible for 
signage applications and approvals. 
(Ord. No. 99·12, § 1 (app. B), 4-2&1999; oro. No. 99-21, 8-23-1999) 

Sec. 7. Lighting. 

A. GenerO! standards. 

1. EXterior architectural, display and decorative lighting visible from the corridor shall 
be generated from a concealed light source with low-level fixtures. 

2. Any lighting fixture used to illuminate parking areas, access drives or loading areas 
shaJJ be of such design, so as to minimize the amount of ambient lighting perceptible 
from adjacent properties. In no case, shaJJ any lighting impair the vision of motorists 
on the corridor. 

3. All interior lighting shall be so designed to prevent the sight source or high levels of 
light from being visible from the corridor. 

4. Entrances into developments from the highway may be lighted for traffic safety 
reasons, provided such lighting does not exceed the applicable footcandle requirements 
specified in subsection C, below. 

5. A site lighting plan shall be submitted as part of the application submission. 

B. Light fixtures. 

1. Any light fixture shall be a cutoffluminaire whose source is completely concealed with 
opaque housing and shall not be visible from any street. This proVision includes lights 
on mounted poles, as well as architectural display and decorative lighting visible from 
the corridor. 
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2. Fixtures shall be mounted in such a manner that the cone of light is not directed at any 
property line of the site. 

3. Only incandescent, fluorescent, metal halide, mercury vapor or color corrected high
pressure sodium light may be used. The same type of lighting must be utilized for all 
fixtures and light sources on the site. 

4. Only white or off-white {light yellow tones) may be used for any light source. 

5. Lighting poles mounted within 50 feet of the highway right-of-way may not exceed a 
height of 20 feet, and only forward-throw, or type IV lightS may be used to light 
entrances. The minimum mounting height for a pole shall be .12 feet. 

C. Illumination levels. All site lighting shall be designed so that the level of illumination 
. measured in footcandles (fc) at anyone point meets the standards in table 03.455. The CRB 
shall have the discretion to allow limited flexibility as to variations in the minimum and 
average levels, if the proposed levels are below the following standards. The CRB shall not 
allow flexibility for proposed levels which exceed the maximum levels, unless such levels 
strictly conform to the recommended levels within the lESNA Lighting Handbook. 

TABLE 03.455. ilLUMINATION LEVELS 

Location or Type of 
Lighting Minimum Level (li'C) Average Level (FC) Maximum Level (FC) 
Landscape and decora- 0.0 0.50 5.0 
tive 
Commercial parking 0.6 2.40 10.0 
areas 
Multifamily residen- 0.2 1.50 10.0 
tial parking areas 
Areas for display of 1.0 5.0 15.0 
outdoor merchandise 
Walkways and streetS 0.2 1.0 10.0 
Notes: Minimum imd maximum levels are measured at anyone point. Average level is not to 
exceed the calculated value, and is derived using only the area of the site included to receive 
illumination. PointS of measurement shall not include the area of the building, or areas which 
do not lend themselves to pedestrian traffic. If the major portion of the lighting is placed in 
front of a building, the average level should not be affected by adding any additional lighting 
elsewhere on the building. 

(Ord. No. 99-12, § 1 (app. B), 4-26-1999; Ord. No. 99-21, 8-23-1999) 
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Exhibit D 

DEVELOPMENT SCHEDULE 

Development of the Property is expected to occur over the five (5) year term of the Agreement, 

with the sequence and timing of development activity to be dictated largely by market conditions. The 

following estimate of expected activity is hereby included, to be updated by Owner as the development 

evolves over the term: 

Year/51 of Commencement 1 Completion 

Tvpe of Development 200819 2009110 2010111 2011112 2012113 

Residential, Single Family 50 Units 30 Units 34 Units 

Residential, Multifamily 116 Units 100 Units 

Support Center, sq ft 35,000 SF 

Commercial- SNIF 30 Beds 30 Beds 

Commercial - Rehab 10,000 SF 

Cherry Point Sewer 1 
Water Extension 50% 50% 

As stated in the Development Agreement, Section VI, actual development may occur more 

rapidly or less rapidly, based on market conditions and final product mix. 
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Exhibit E 

Estimated Population at Build-out 

Full Build-out is estimated at approximately 396 persons, representing a projected 1.2 residents 

per unit for 330 units (including cottages and apartments), at 100% occupancy. In addition, up to 60 

nursing beds will be provided. 
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Design Guidelines 
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e Okatie Village 
Design Guidelines 

August 18, 2008 (Rev 2/2112009) 

Design Guidelines for PUD's in Okatie Village 
Okatie Marsh 
Osprey Point 
River Oaks 

Guidelines for the following Districts 
Commercial (D5) 

Retail 
Offices 
Live Work Residential 

High Density Residential (D4) 
Apartments 
Townhomes 
Starter Homes 
Retirement Village 

Suburban Zone (D3) 
Single Family Residential 

Natural Zone (Dl- D2) 
Environmental Education Center 
Parks 
Greenways 

Special Purpose Zone (SD) 
Institutional Use 
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14. Street Trees 
15. A. District D3 

B. District 04 
C. District 05 

The Okatie Village Design Guidelines utilize a fannat that was originally developed for the SmartCodc. The 
SmartCode is a comprehensive fonn-based code that is transect oriented and purposely made available for free over the 
internet by DPZ of Miami http://dpz.comf. Beaufort County Planner Brian D. Hemnann worked with WK Dickso, 
John Thomas and the Okatie Village Development team to customize these guidelines so that all metrics would reflect 
the intensity and character intended for Okalic Village . 
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• doininate Wie, iItchi3ihg:apanmeiits; io~h6~e~.towh)i~ll).tW, ilijplelfes" 
;uid"poIl:1J'and fdrice"siQgj(:tariiilyijol'ne~>1'!ie;'S\J1)'-:ljrb~:(D3:u>~$i(:t) 

=~~~~~~a-tt~~~. 
homeS, ~d acces~,oryuriits);AS witlililldiliijctS civic s~,aii.d\ci"W.. . 
buildiIigsiu-e el1oouta'ged; Oklitic Vil1~ej~;fortllila'te en9ugli'tOco':;i,tlittall 
entiieeducatioIiiil andmediCaIcampusiBeCausethesc'ai-ede"ofidfoofte 
geileraIftmctionand tend to (joriPillitethc r~iwar;~ec~iqIies; 'th~yAiave 
beeIigrou~togetherw an tlstitutiona1Districf(SPS~ii;l[)istfi~n, 
The RUrai(D2 DiStrict) is essentially t1ic'open'spaceihadii1Toundstl1e 
river and cre,eks and buffers development This district indudes a 
significarttpublic park that frorits,thewaterand'anoldfa'tmly:housethlit 
will be miUiitained and utilized for civic p\Upose's. The Nattftal CDl ' 
District) inc1ud~unbuildablenatiIrallandsthatar~ protect~d; suclf,as,ti,lc 
:RiVer. " ," . ,- , 
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b.Foon;BasedRegiilations- Fonn based referS· toilie faetlhatDESIGN, as 
opposed to USEshaJldrive.lhe development of Okatie Village, ID.lhe~ 
pages that follow; lhe.OkatieVMagemaster plan isdepictedwilh its 
asSignedtianS&:t ZOnes. The D~ignGuidelinescoDfuiti bblh language 
a:n,d. -aseri.i$Of'rai;leslhaiconv¢YaiJ.(l/~r depIct variouif9rm"bas~ 
meJrics1¥af~ilPptopfiatl! for~trimseCt zoneoftheVijhlge.1be 
metricis{5¢ibackS;tYiij)\()gieS; frontages, function, andparking;.etc') 
d~pi2re4ifiiheTablesshilllbe utilized:· . 
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2.General Information and Applicability - Historically, the term village has been 
used to refer to a "neighborhood" that is sited in a rural area. However, the term can 
also be used to refer to a grouping of smaller neighborhoods that combine to create a 
larger pedestrian oriented community (between a Hamlet and a Town). The Okatie 
Village Master Plan is intended to replicate the latterexample. The Village's three 
PUD's shall establish two neighborhoods and a Special Use district that are 
seamlessly inner-connected, contiguous and pedestrian oriented without buffers. 

Okatie village is assembled to reflect the rural to urban transect (district). There is an 
identifiable Village Center along Hwy 170. The Village Center serves as the core. In 
addition the Master Plan incorporates two traditional mixed density, pedestrian 
residential communities. The Village includes one special district, which will include 
primary institutional uses of elder care and public education. The two pedestrian 
communities and the special district are inner-connected, contiguous and without 
buffers between them so as to create an identifiable larger communitY, referred to 
herein as Okatie Village. The Special District includes the existing elementary school 
and the land covered by the River Oaks PUD. There is an identifiable Village Center 
along Hwy 170. The Village Center is the urban core or center of this community. 
Other commercial activities that support the retirement component of the Village may 
be located in close proximity or within the bounds of the district. Commercial uses so 
located must provide services to those that live in the retirement component. 

a. Applicability - This set of guidelines shall apply to all of the PUD 
Applications referred to as Okatie Marsh, Osprey Point and River Oaks. 
These Planned Unit Developments share portions of six distinct transect 
zones (01/02, 03, 04, OS, SO) and at build out will have the character 
and intensity of a Lowcountry Village. uN'o'1Jgl~l]If~e.~iOelideJ;'f!Jia 
~riahp!l)~roiEbstSir:~1Q!jBinep:!iir4if~!.@~I'~~tl 

b. Purpose - This document is intended to define the design parameters 
under which Okatie Village will be developed and built. It is intended to 
cover an area of approximately 290 acres. The guidelines will define the 
four districts (transects) within the village and the patterns of development 
that are permissible within each. This document is to be a guide for the 
Association of Okatie Village Property Owners (AOVPO). The Master 
Association may assign its responsibility and define its responsibilities to 
Sub-Associations to administer in specific regions of the Village. 
Assignments when made should apply to entire Districts or sections of 
districts that represent a significant area and are expected to have shared 
concerns for the character, quality and functionality of the area so 
established. 

c. Duration - It is expected that this document §I1K!I: guide the development of 
Okatie Village for an extended period lasting numerous years. It is 
expected that the guidelines will need to be amended from time to time to 
reflect current conditions, to serve the best interest of the Community, the 
County or other governmental jurisdiction. They may be changed to adopt 
and incorporate such concerns as technological advances (for example; 
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environmental impact improvements), safer and healthier building 
practices, market conditions and community initiatives. Such Guideline 
changes may be initiated by the AOVPO or any of its Sub-Associations, 
the county or other governmental authority having jurisdiction and must 
be mutually acceptable to the Beaufort County Planning Department and 
the Board of the AOVPO. 

d. Conflicts - Should a specific conflict arise between the text and one or 
more tables, the text shall supersede that which is shown in the tables. 
Table 15(a-c) shows one set ofmetrics that (futilized) will lead to 
superior urbanism in each transect (district) zone; however, these tables 15 
a-c) are for guidance only and are not intended to be regulatory in Okatie 
Village. 

e. Definitions and Terms - Note: Table 12, provides additional illustrated 
definitions that snpplement the definitions below. 

1. Accessory outbuilding or structure - A building or structure 
subordinate to the principal building or lot and used for purposes 
customarily incidental to the main or principal building and located 
on the same lot therewith. Accessory structures are permitted with 
all building types. 

11. Adapted (or introduced) Plants - Plants that reliably grow well in a 
given habitat with minimal attention from humans in the form of 
winter protection, pest protection, water irrigation or fertilization 
once the root systems are established in the soil. Adapted plants 
should be low maintenance but not invasive. 

Ill. Amphitheatre - An out door seating area, perhaps depressed used 
for community activities and special events. The amphitheatre 
may be located in proximity to an open shed or pavilion so that the 
two may work together. 

IV. Biking Network - A continuous network consisting of one or more 
ofthe following: bicycle lanes, or trails at least six feet (6') wide or 
roads designed for a speed of 10 miles per hour or slower. 

v. Bus Shelter - Bus Shelters are open sheds with seats for 
passengers awaiting transportation by bus, van or trolley. Vehicles 
can be publicly or privately operated. 

VI. Cornmunity - Community when used herein refers to the three 
PUD's ofOkatie Marsh, Osprey Point, River Oaks and all 
components defined as the special district. The community is also 
referred to herein as Okatie Village. 

VII. Class I Bikeway - Class I bikeways are defined as bicycle or 
multi-use paths that are completely separated from the vehicular 
right-of-way. The standard Class I bikeway has pavement that is 8 
feet wide however the developer may provide wider sections to 
accommodate golf carts or other motorized alternative vehicles. In 
order to traverse wetland areas or to save unique existing 
ecological communities paths may be reduced in width or raised 
above grade. In cases where the section deviates from the 
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standard, signage and design featnres should address safety 
concerns. 

Vlll. Development Footprint - The total land area of a project site 
covered by buildings, streets, parking areas and other typically 
impermeable surfaces constructed as part of the project. 

IX. Functional Entry - A door or opening for a retail commercial space 
that is designed to be used by pedestrians and is open during 
regular business hours. Doors that are for emergency egress only 
or garage doors that are not designed as an entrance for pedestrians 
are not considered to meet this definition. 

x. LEED - A rating system intended to certify that a structure or 
group of structnres utilized techniques that are "energy efficient" 
and/or environmentally friendly" during construction and 
operation. Certification is administered by the Green Building 
Council of America. Builders are encouraged to build green in 
Okatie Village. 

XI. Low Impact Design (LID) - A system of storm drainage control 
that collects and holds storm water releasing it at slower rates than 
conventional storm drainage and eventnally discharging the 
collected water into fore- ponds and retention ponds where it is 
.cleaned by the plant life as it is moving toward a point of release at 
the edge of the property. 

XII. Open Shed/Pavilion - Any open sided structure used for special 
events, community activities, temporary retail sales such as a 
farmers market or community yard sale. Specialized sheds or 
pavilions may be used as band stands, picnic shelters, or for shade 
at community activity areas. Sheds may include or be in close 
proximity to civic structnres such as fireplaces, oyster pits, 
barbecue ovens, public rest rooms. 

Xlii. Property Owners Association (POA) - Property Owners 
Associations are established under the auspices of the Association 
of Okatie Village Property Owners. Property Owners Associations 
are organizations of property owners who share a common concern 
for the character quality, and functionality of the community where 
they own property. Property Owners Associations may be 
responsible for road and common area maintenance, drainage 
system monitoring and maintenance, maintenance of wetlands, 
security, architectnral character of proposed development, and 
other responsibilities as assigned by the Master Association. Areas 
not covered by a specific homeowners association will be the 
responsibility of the Master Association. The Master Association 
and Sub-Associations will be governed by the by-laws of the 
specific entity. 

XIV. Public and Private Frontages - Buildings in Okatie Village have 
public and private frontages. The Public frontage is the area from 
the edge of the street or back edge of the curb to the property line. 
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The private frontage is the area of each private lot that lies between 
the property line and the front far,:ade of the building. 

xv. Pedestrian Shed - A walking area of approximat~ly Y, mile or 5 
minutes and that is designed to encourage walking to and from 
destinations that are within the area. 

XVI. Regional Community Development (RCD) - A development of 
over 200 acres or a development linking two or more PUDs with a 
collective land area of200 Acres. 

XVII. Rehab Facility or Rehabilitation Building is a building found in the 
Retirement Community of the Special District where various types 
of rehabilitation therapy services are offered to people in need of 
such services. Fees may be charged for services rendered. 

XVIII. Special District - Beaufort County School District owns a large 
portion ofland within the boundaries of the overall master plan. 
This proPt:rty abuts land proposed for an "age-restricted" 
community. These properties share similar uses and spatial 
dispensation. Combined they comprise more than 20% of the 
overall village. This area is considered a Special Institutional 
District. It is envisioned that this district will function much like a 
neighborhood incorporating and integrating the resources within. 

XIX. Specialized Nursing Unit - In the SD the Senior Community 
includes two specialized nursing units. One will be a Skilled 
Nursing Care Facility (SNIF) which will provide extended care for 
those needing extended nursing care by skilled licensed 
practitioners and staff. The Unit will provide care on a priority 
basis to those residing in the PUD but may offer the same care to 
non residents as well. The Special District also includes a 
RehabilitationTherapy Unit for residents and non residents 
requiring such therapy. The PUD includes a Clubhouse that serves 
the residents of the PUD with services including food and beverage 
services, meeting spaces, recreation and exercise opportunities, and 
support services such as medical exam rooms, beauty and/or barber 
shop, administration, and other services as the residents may need. 

xx. Storefront - Storefronts include entry doors, entry recesses, show 
windows and any associated structures and appurtenances. 

XXI. Temporary Tent - Tents may be erected in any district in Okatie 
Village for special events, emergency recovery from a national or 
regional disaster. Tents may be left in place for special events for 
the shorter of the the duration of the event or thirty days. Tent 
shall be taken down within 24 hours of the end of such special 
event. Tents erected to support disaster recovery shall be 
authorized to stay in place until the AOVPO determines the need 
for the tents no longer exists. Nothing herein precludes the 
pitching of a small one or two man tent in the rear yard of any 
residence in Okatie Village for up to 48 hours. 
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XXII. Traditional Neighborhood Development (TND) - A community 
type whose streets are interconnected in a grid-like pattern. The 
TND typically contains a mxed-use commercial center (often on 
the major throughfare) with a walking radius of about ~ mile. In 
that radius housing types should be denser and get less dense as 
one moves from one transect zone to another. The grid pattern was 
developed in areas outside the Lowcountry of South Carolina and 
rivers, wetlands, other natural features and environmental concerns 
unique to the area may require adjustment to the rigidity of the 
grid. 

XXlll. Transect Zone or District (T=Zone and D=District) - Both terms 
are used interchangeably in this document (i.e. T4=D4) to indicate 
one of several areas on the PUD maps (Section 2) regulated by 
these design guidelines. Transect Zones are administratively 
similar to the land use zones in conventional ordinances (such as 
the Beaufort County Development Ordinance). The difference is 
that the Transect or District as defined herein also includes 
density, height, and setbacks as well as elements of the intended 
habitat are integrated (Privte Lot, and Public Frontage See tables l
IS). 

XXIV. Warrant - Justification provided by an owner to justify a specific 
requirement for the number of cars to be parked on site. Warrants 
are to be based on actual experience with parking needs at other 
locations. Warrants are provided to establish parking needs·in the 
Institutional District and to justify variations from the parking 
ratios established by calculations using Tables 2 and 10. 

xxv. Wetland - An area delineated and certified by the US Army Corp 
of Engineers as a wetland. Wetlands may be isolated or 
contributive. 

9 416 



Okatie Village 
Design Guidelines 

e 3. 

10 
417 



• 

Okatie Village 
De:sig.n Guidelines 

11 418 



• 

Okatie Village 
Design Guidelines 

12 

4. Location, Linkage and Community Design - The Southern Beaufort County 
Comprehensive Plan requires that a development such as Okatie Village will 
address a number of issues in its planning. These criteria are for the entire 
community and while they impact the whole Community, projects within any 
PUD may not address all items but any development proposed within the 
community should contribute to and be a part of the fabric ofthe community. 

a. Automobile, pedestrian and biking network 
1. Thoroughfare Connections Roads within the PUDs that make up 

Okatie Village will be interconnected to the extent possible. The 
Master Plan for the development indicates inter-connection 
between Okatie Marsh and Osprey Point at three points and 
between Osprey Point and River Oaks and between Osprey Point 
and the Property of the Beaufort County School Board.· The 
number of connection points shall not be decreased and additional 
connections may be added and are encouraged. Connection points 
may be relocated to address specific changes in the plan but must 
work with the transportation patterns of all affected PUD's. 

n. Pedestrian Ways and Bike Ways - In addition a network of bike 
trails, routes and lanes will inter-connect the districts within the 
Okatie Village Community and it is the iiltentionto connect to the 
East Coast Bikeway, the Greater Okatie Community, and to the 
region. The bike network within the community shall connect to 
community destinations, such as the school, the river front park, 
the greenway, the community recreation facilities, the Village 
Center (05) District, to transit stops and other points of civic 
interest within the community. Sidewalks along the streets will 
provide an additional connecting network and may at points be part 
of the network provided the design of the sidewalks is such that it 
facilitates the .use of both the bike and pedestrian traffic 
anticipated. Sidewalks should not be considered a substitute for 
the bike and pathway system. 

111. People need places to store bicycles at destination points and at 
their residences. Bike racks or other means of bike storage is to be 
provided within 200' of all destination points. The spaces 
provided should be no less than 15% of the off-street parking 

b. Access - The Okatie Village property fronts on Highway 170 and has access 
points at Cherry Point Road, Pritcher Point Road and a point 
approximately halfway between at a point where there is an existing 
median cut. In addition there is a right in right out access at the Village 
Green connecting it to Highway 170. Within the development are 
connector roads that connect the three PUDs and the school together. 
These roads also provide an alternate way for traffic on Highway 170 to 
travel between Cherry Point Road on the South and Pritcher Point Road 
on the North. 

c. Parking and Intensity - On street parking is encouraged in all Districts and 
does not count against the calculations to determine the size of parking 
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lots. On street parking should be provided as illustrated by Table 7 A 
with the parking lane width adjusted for street speed as shown in Table 
78. Cross easements may cross streets and district boundaries. The size 
of parking lots shall be determined as follows: 

I. The required parking for each category of Function 
appears in Table 2. 

11. Table 2 (Required Parking) lists the amount of parking 
required for each function. These requirements may be 
increased or decreased by 15% without warrants. 
Additional adjustments can be made if warranted. 

D. Parking Lot Calculations - In the event of mixed use (defined as two 
dissimilar functions occurring within any two adjacent blocks or in a 
single complex of buildings) the actual parking required is calculated by 
adding the total number of spaces required by each separate function and 
dividing the total by the appropriate sharing factor from Table 10. When 
three or more functions share parking use the lowest sharing factor to 
assure that enough parking is provided. When the functions sharing a 
parking area include a restaurant or theatre parking may be increased by 
ten percent. 

I. For any office and congregate care buildings in 04, 05 and SO 
provide at least one (1) carpool parking space for each non
residential building on site. Space should be located next to or in 
the vicinity of the handicapped spaces or in the case of buildings 
in the SO zone near the employees entrance and needs to be clearly 
marked and signed as to its purpose. Such carpool parking bays 
can be counted. against the required parking for the facility. 
Additional Carpool spaces may be provided and are encouraged. 

E. Public Transit - Provide a covered and at least partially enclosed shelter, 
adequate to buffer wind and rain, with at least one bench at each major 
transit stop. One major transit stop shall be provided in each PUO. Stops 
and shelters should be sized to meet the anticipated needs of each stop. 
Shelters are to be lighted with a minimum of five (5) foot candles (light 
leveled may be reduced after hours). Provide kiosks, bulletin boards, or 
signs devoted to providing transit information as part of any transit stop in 
the 05 Zone. Additional kiosks, bulletin boards and signs may be 
provided at the developers' option for Community announcements. 

Infrastructure/Conservation 
. A. Locate density adjacent to existing utility infrastructure - Beaufort 

Jasper Water Sewer Authority has existing water lines and sewer lines 
along Highway 170 that have adequate capacity to serve the community. 

I. Utilities - Water and sewer lines will be extended to serve the 
new community, as well as sized to serve the residences along 
Cherry Point Road North. If determined financially feasible and 
desirable by BJWSA and the developer, a system for the 
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utilization of reclaimed water for landscape irrigation may be 
provided. 

11. Wetland and Water Body Conservation - The wetlands and 
water bodies on the property are bordered with. buffers, 
greenways or parks that meet or exceed County and other agency 
requirements. The storm drainage system calls for the creation 
of wetlands along the shorelines of the detention ponds that will 
be used to capture and hold excess storm water. These shoreline 
plantings may be accomplished within the designated buffers. 
Littoral shelves will be built in the larger ponds and planted to 
create additional wetland habitat. 

Ill. Inventory and plan to accommodate community resources -
The Master Plan for Okatie Village identifies a number of natural 
and other resources of the property. These features include 
wetlands, river frontage along Malind Creek, specimen Live 
Oaks, Walnut and Hickory trees along the portion of the property 
that fronts Malind Creek. In Osprey Point PUD the existing dock 
and boat ramp will be available for public use for crabbing and 
non motorized water craft. The existing house in the Osprey 
Point PUD is to be used as an environmental education center 
(nature center). The Okatie Marsh PUD calls for an interpretive 
area in the location of the archeologically significant portion of 
the PUD. Provisions of the Design Guidelines provide for 
adjustment to the plan to save and or replace specimen trees and 
to adjust for other resources found as the project develops 

B. Construction Activity Pollution Prevention - An affective storm 
water collection and detention system will be in place during 
construction. As a minimum such plans shall be in accordance with the 
Beaufort County Development Standards Ordinance or the Water 
Quality model developed for Okatie Village. This system will be 
enhanced and designed to meet the needs of the community as it 
develops. In preparation the Community has established baseline data 
regarding the water quality in Malind Creek which is the water body that 
catches the run off from Okatie Village and the communities of Rivers 
End and the houses along Cherry Point Road. Baseline testing was done 
by an independent lab. Samples were taken in similar fashion to 
guidelines established for Blumon's May River and for Palmetto Bluff. 

C. Okatie Village shall utilize infrastructure in place - The development 
in Okatie Village can be supported by the existing infrastructure that is 
in place along Highway 170. Sewer lines will be extended to serve the 
whole community and the houses along Cherry Point Road North, and 
will feed back to the existing infrastructure that is in place. The existing 
school is also considered part of the infrastructure. As new schools 
approved by the voters are built in Southern Beaufort County it is 
projected that space will become available in the Okatie Elementary 
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School. The children from the Okatie Village Community will be within 
easy commuting distance of the existing school. 

5. Community Regulations - This section operates by referencing Table 1 
regarding the Density Requirements of the Community. 

A .. Density transfers & Unit Mix - If necessary commercial density and 
lodging will be swapped for housing units in the same or the abutting 
district at a ratio of two lodging units for each residence. The Master Plan 
calls for 272,500 sf of office and retail space in the center core district. If 
additional office or retail space is required in the D5 district it may be 
exchanged for residential at a ratio of2400 sf per residential unit. In no 
case shall the exchange for additional retail or office space exceed 20% of 
the total number of units permitted within Okatie Village. The mix of 
density and commercial reflects the necessary and desirable complexity of 
urbanism. Adjustments to the mix should respond to conditions of the site 
and the market as determined by the owner of the property or the Property 
Owners Association. 

Should future conditions or regulations allow development transfer 
beyond the amounts listed above, then additional densities can be 
accommodated up to the limits defined by Table I. Unit mix shall always 
be determined by parking to building function .ratios Table 2 and Table 10 
and must include a mix of housing types (see Table 4 for types) and in 
number of types as follows: 
District 5 may have up to seven types of buildings. District 4 may have up 
to eleven types and District 3 may have up to seven types. The retirement 
community may have up to five types as defined by Table 4. 

6. Environmental Requirements 
a. In District D2 the public frontage shall include trees of various species, 

naturalistically clustered, as well as low maintenance understory 
plantings (See Tables 5 for location and types of plantings & 6 for 
suggested plantings). Storm water design shall be Low Impact Design 
(LID) using bio-retention, rain gardens, fore ponds, retention ponds and 
other BMP's recommended by the storm management model.. To the 
extent possible water should be sheet drained to swales and collection 
points. 

b. In District D3. the public and private frontage shall include trees of 
various species, naturalistically clustered, as well as low maintenance 
understory plantings (See Table 5 & 6). Storm water design shall be Low 
Impact Design (LID) using bio-retention, rain gardens, fore ponds, 
retention ponds and other BMP's recommended by the storm management 
model. 12" curbs and gutters are to be used but sheet drainage should be 
used where possible. Where greenbelts occur they are part of the drainage 
collection system and will be landscaped and contoured to provide green 
area between walks, streets and the waterways. In order to establish the 
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suburban character of this district, grass shall account for a minimum of 
20% up to a maximum of 80% of the site not occupied by buildings and 
drives. 

c. In District D4 a minimum of one street tree shall be provided per single 
. family attached dwelling and multi-family buildings shall have a 

minimum of one street tree per first floor dwelling unit in the front yard 
and one per every two first floor dwellings in the rear yard. Storm water 
design shall be Low Impact Design (LID) using bio-retention, rain 
gardens, fore ponds, retention ponds and other BMP's recommended by 
the storm management model. 12" curbs and gutters are to be used in 
front of residential and commercial lots to maintain an urban feel. 
Elsewhere sheet drainage should be used where possible. Where 
greenbelts occur they are part of the drainage collection system and will be 
landscaped and contoured to provide green area between walks, streets 
and the waterways. 

d. In District D5 a minimum of two street trees shall be provided per 50' of 
length. Such trees shall be in planters, grated tree wells or in islands 
provided for landscaping. Species shall be selected from the list in Table 
6. Storm water design shall be Low Impact Design (LID) using bio
retention, rain gardens, fore ponds retention ponds and other BMP's 
recommended by the storm management model. 12" curbs and gutters are 
to be used but sheet drainage should be permitted along parking lot islands 
and where required for water collection. Off site management of 
underground storm drainage is permitted. 

e. In Districts 3 and 4 where existing trees 4" DBH are saved they can be 
substituted for street trees in yard areas regardless of specie. 

f. In District 5 where existing trees of specie listed in Table 6 are saved 
these can be substituted for new trees on a one for one basis. 

g. In Districts 4 and 5 understory plants should be located in defined 
planters either level with the existing grade or in beds raised above grade. 

h. Suitable private frontage trees taken from the list of acceptable small 
trees and shrubs (Table 6) shall be planted in the front yard of each 
attached or detached single family unit and in the front and rear yards of 
multi-family and commercial buildings Shrubs and ground cover shall be 
used along with grass, sidewalks and courtyards to provide an attractive 
presentation to the street. 

1. Street trees (Table 5 & 6) shall be provided at 50' intervals along all 
public.streets in the D3 and D4 districts. Only one species of street tree is 
to be used in anyone block. Selections can be changed at intersections on 
streets that feed into thoroughfares, cross streets or avenues. Specie of 
street trees may be changed from one District to another. . 

J. Existing trees of significant size (4" DBH or larger) may be substituted 
for required street tree plantings on a one for one basis. 

k. Raised planters in sidewalk areas (District D5) should be a maximum of 
IS" high and 16" wide so as to provide casual seating for pedestrians. 
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Planters and planting beds should have a minimum internal dimension of 
3'. 

7. Streets cape Requirements 
a. Thoroughfares and Streets - The thoroughfares consist of vehicular lanes 

and public front yards (Table 7 A & 78). The lanes provide for traffic 
flow and parking. Vehicular lanes are in a variety of widths (l4', 12', 10', 
etc.) designed to accomplish specific community objectives for speed 
control and community access. Parking on street is also provided in a 
variety of widths and lengths depending on location and vehicle speed of 
traffic in adjacent driving lane. The frontages contribute to the character 
of the zone in which they are located and therefore should include the 
sidewalks, curbing, planters and street trees as indicated in Table 5A and 
58 and as described above. 

b .. Vehicular Lanes - Standards for vehicular lanes shall be as shown in 
Table 7 A & 78 with the exception that divided roads can be provided in 
any district and should have an J l' traffic lane and an 8' parking lane 
~~ty;'a'$'a~kinggfu1e is provided. Where parking is not provided the 
traffic lane width should be 14'. 

c. Public Frontage (The area from the street edge to the property line) 
1. The area between the back ofthe curb or the edge of 

pavement where no curb exists and the property line of 
properties and boundaries of Civic Spaces shall be 
considered Public Frontage. 

11. Public Frontage shall be treated by district as shown in 
Tables 5A & 58 Public Frontages. In Districts 3, 4 and 5 
and the Special District included in the River Oaks PUD 
a minimum of one street tree will be provided per lot 
abutting the street t~"1I&iii3ilM other requirements for 
street trees herein. Other public frontage improvements 
in these districts may include sidewalks, bike trails, M'&/ 
!.igg'rs and lawn areas!"jft~ Ground covers and vines may 
be used in lieu oflawns (See Table 6 for suggestions). 
Generally Public Frontage treatments will be blended 
with front yard (Private Frontage) landscape and site 
improvement treatments to produce an integrated 
appearance. Care should be taken to blend adjacent yard 
areas together to produce an integrated and attractive 
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d. Blocks - To the extent possible the thoroughfare network shall be as 
shown in the Master Plan for the PUD or if altered shall be designed to 
create blocks not exceeding the size prescribed in Table I, subsection 
Block Size. The block perimeter shall be measured as the sum of the 
block faces from the thoroughfare right-of-way centerline to centerline. 

e. Street Terminations - The layout of streets may be as shown on the 
Master Plan for the PUD but if altered then all thoroughfares in the altered 
design shall terminate at other thoroughfares forming a network. Internal 
thoroughfares shall connect to those on adjacent properties. Cul-de-sacs 
shall be permitted only when warranted by natural site conditions. Cul-de
sacs ifused should be of adequate radius to allow for fire and emergency 
vehicles to tum through 360°. 

f. Termination Elements - Streets as shown on the Master Plan are 
acceptable but if altered termination points of streets shall terminate on a 
building, vertical element, or civic space such as the greenway, park, a 
monumented trail or natural area. 

g. Bicycle, Golf Cart and Leisure Trail Network - An inter-connected 
bicycle network consisting of trails, routes, and lanes is to be a part of 
Okatie Village in all districts. Lanes may be provided in Districts where 
indicated in Table I. Bicycle trails / leisure trails may be provided in any 
District. Where possible bicycle and leisure trails should have pervious 
surfaces. Bicycle trails shall also be available for use with other types of 
pedestrian vehicles, such as non motorized scooters, segues, golf carts, and 
roller blades. Specific vehicle uses may be restricted in the interest of 
public safety. The Eastcoast Bikeway which is planned to run in the ROW 
of Highway 170 will have bike paths that allow a cyclist to easily access 
the Commercial areas in the Village Center (D5 District) 

h. Front Yards (private Frontage) - Front yards are to be as shown in 
Table 8 and allocated to districts as shown in Table I. Front yards may be 
fenced with fences that are less than 4' in height and are a minimum of 
40% open. Landscape fences and hedges 4' or less in height are 
encouraged. (See also Sec 10.d) 

1. Street Trees - Along thoroughfares street trees are to be provided. Street 
trees shall be of the varieties shown in Table 6 and shall be positioned as 
indicated in the section 5.i. above. 

J. Street Lighting - Street lights shall be provided at intersections of public 
streets, at the intersection of streets, at 150' intervals if no 'intersection 
occurs and at mid points of blocks longer than 150' but less than three 
hundred feet in districts where street lighting is required per Table 11. 
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Fixture types will be street lights provided by the electric company or 
available from a dealer that are equivalent to lights shown in Table II. All 
street lights regardless of source shall be cut-off fixtures. Pole heights in 
all districts shall be a maximum of IS'in height. 

k. Street Designations - The network of streets should include streets 
designated by function as boulevards, standard roads, residential streets, 
standard streets and avenues, commercial streets and avenues, rear alleys 
and rear lanes. These tenns are defined and illustrated in Table SA. 
Streets may be designated one way or two way and serve the purposes of 
feeder streets (streets that connect residential units to other streets; 
collector streets (streets that gather the traffic from one or more feeder 
streets and connect them to thoroughfares) and thoroughfares that connect 
feeder streets to streets that connect to streets at the edge of the property or 
district. 

I. Business Street Entrances - Businesses that abut public thoroughfares on 
the edge of the district shall have protected entrances and storefronts off of 
the thoroughfares that shall be accessible via any combination of 
sidewalks, plazas, passages and paths. Protection for entrances may be 
any of the diagrams f,g or h as illustrated in Table 8. Protective overhangs 
and awnings should cover a minimum of 1/3 of the building fayade. 
Lodging buildings need protection over the entrance and any space 
allocated for guest waiting and loading .. 

m. Village Center Street Facades - Buildings along collector streets in the 
internal streets of the Village Center, District S shall provide for on street 
parking, and facades facing the street at street level are to be 
predominantly storefront (70% Min). Entrances are to be protected by any 
of the means shown in Table 8, diagrams f, g and h. Other methods of 
entrance protection may be considered and approved by the Architectural 
Review Board (ARB) provided they are appropriate to the District. 

n. Continuity and Interconnection - Design patterns (Street aligrunent, 
pathway aligrunents, building massing, etc.) and materials (landscape 
materials, building finish materials, colors, etc.) should flow from one 
District within the community to the next. 

. 8. Civic Spaces and Civic Structures 
a. General- Civic spaces, structures and buildings are and should be a part 

of Okatie Village. Civic spaces and buildings serve the community needs 
for open space, for recreation; for delivery of services for the common 
good. Public spaces include but are not limited to parks, greenways, 
commons or greens, plazas, squares, leisure trails, paths, and bikeways, 
pools, fountains, playgrounds, and play yards. Civic buildings are 
buildings that serve a community need and include but are not limited to 
Fire and Rescue facilities, libraries, community recreation and meeting 
buildings, clubhouses, interpretive centers, community education 
buildings, transit facilities, hospitals, surgical centers and transit and 
municipal parking facilities. Also in the list of civic buildings would be 
governmental centers, churches, buildings dedicated to culture, and 
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education. Civic structures may include community crabbing docks, transit 
or pedestrian shelters, community picnic shelters, recreation courts, shared 
outdoor seating areas, amphitheater, public exhibition area, and public art. 

b. Civic Space - Civic spaces can take many forms and shapes. Table 13 
illustrates a number of typical patterns for various typeS of civic spaces. 
Civic spaces serve shared needs and should be open to all though fees may 
be charged for the services provided. Spaces may need to be closed at 
certain times for special events, cleaning, preparation for events, for 
maintenance and security. 

c.. Civic Space by District - The Master Plan for the PUD includes civic 
spaces either within or adjacent to each District included in the PUD. If 
however the plan is modified then each District will need to maintain the 
same percentage of civic space as the Master Plan or in no case less than 
20%. Civic space may be assigned within Districts as long as ratios are 
met within a radius of a 10 minute walk or Y, mile. Civic spaces shall be 
located to take advantage of natural resources, but should also be easil y 
accessible to all community residents within any District. Civic spaces 
shall be accessible from community thoroughfares. 

d. Civic Structures - To the extent possible Civic Structures should be 
located adjacent to or across the street from civic spaces. Where located 
across the street, pedestrian warning pavement should be used and 
crosswalks should be provided. Efforts to incorporate civic and 
institutional structures are to be encouraged. 

e. River Oaks Park - River Oaks Park which runs along the river in the 
Okatie Marsh and Osprey Point PUD's is to be open to the public except 
for times blocked out for maintenance, special events, times and days as 
determined by the AOVPO and times closed due to inclement weather. 
The park is to be restricted to passive uses as proposed in the Master Plans 
for the PUO's. 

f. The Buffer along Highway 170 - The East Coast Bikeway runs along 
Highway 170 in the right of way. To offer a bit of diversion in the route 
the pathway may be diverted into a portion of the buffer in front of the 
Village Center (District D5). Buffer opacity for approximately 113 of the 
frontage may be reduced to 30% by limbing up the trees and pruning 
understory plantings to a minimum height of 3'. The area for diversion of 
the bikepath and for the decrease in opacity should overlap. 

9. Site & Building Design 
a. General- The requirements of this section control the disposition, 

configuration and function of buildings, and provide standards for the 
fabric (architecture, landscape, parking and ambience) of the community. 
It is anticipated that buildings within each PUO will conform to additional 
rules and guidelines set forth by the AOVPO or its sub-associations and 
administered by the Architectural Review Board having jurisdiction. In 
addition buildings within 500' feet ·of Highway 170 will be subject to 
review by the County Corridor Review Board. Each HOA will establish 
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and administer the issuance of such Guidelines and shall administer their 
compliance. Such Guidelines may incorporate the requirements ofthis 
document but failure to include such in any guidelines for a particular 
ARB shall not abrogate the requirements of this document. No provision 
of an ARB issued Guideline takes precedent over the provisions of this 
document. Changes can be made to this document only with the mutual 
consent of the County Planning Staff and the Board of the responsible 
Homeowners Association. The Master Association and each sub
association may assign this responsibility to an ARB to administer, and to 
ensure compliance. The POA may use the resources of the Security 
Department of the Community to assist with enforcement. Submissions 
for new construction and additions should include the following: 

1. Site disposition of all vertical and horizontal structures 
11. Building function should be noted 

III. Architectural elements in Plan and Elevations 
IV. Landscaping 
v. Parking 

vi. Building or structure typical Section 
Building review and approval under these Guidelines does not replace or 
alter County requirements for issuance of a building permit. 

b. Parking Lot Planning (Localized Density) 
The size of parking lots shall be determined as follows: 

I. The required parking for each category of Function appears in 
Table 2. 

II. Table 2 (Required Parking) lists the amount of parking required for 
each function. 

III. These requirements may be increased or decreased by 15% without 
warrants. Additional adjustments can be made if warrants are 
requested by a site developer and approved by the i[~I.o]1h"ii'ili 
~ ... "\,,, J c • :~~<p~ 
(K:,e~le:w*~ami ~ :!_~-llfJ.' 

IV. Parking Lot Calculations - In the event of mixed use (defined as tw 
o dissimilar functions occurring within any two adjacent blocks or 
in a single complex of buildings) the actual parking required is 
calculated by adding the total number of spaces required by each 
separate function and di viding the total by the appropriate sharing 
factor from Table 10. When three or more functions share parking 
use the lowest sharing factor to assure that enough parking is 
provided. When the functions sharing a parking area include a 
restaurant or theatre parking may be increased by ten percent. 

c. On street parking - On street parking is encouraged in all Districts and does not 
count against the calculations to determine the size of parking lots. On street 
parking should be provided as illustrated by Table 7 A with the parking lane width 
adjusted for street speed as shown in Table 78. Cross easements may cross 
streets and district boundaries. 
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d. [iiI~~trii!(~ln~i!;!i~!S~~~ shall be dimensioned as shown 
graphically Master PUO Site Plan and/or according to the standards of Table 1 for 
the appropriate district. 

I. Multiple Buildings on Residential Lots -One principal 
building is to be located at the front of the lot and !t~ 
a;;~b1i1l4ilig which includes a garage may be located to 
the rear of any lot in districts 3 and 4 .. Where this 
pattern of development is used rear yards may be reduced 
to 5 feet from the rear property line. Otherwise setbacks 
are to be as shown in Table L 

11. Residential Building Yard Areas - Buildings shall be 
located on the lots as shown in Table 9. 

111. Lot Coverage - Lot Coverage shall be within the limits 
shown in Table I for all districts (03·05). 

IV. Facades - Facades are to be built parallel or tangent to 
the principal front yard property line. Where buildings 
front on two strcets the one along the principal street 
(more urban) will be considered the principal front. Thc 
principal fayade of residential and non-residential 

. buildings shall front a dedicated public space such as a 

street, sq~aJ~U?J~aJt'{iiJl;getg;s~bt~;S;f:j~""""",_ 
ffii:tJ9I4Qts"ijr~~~~ja~i'Jj~1i~'~~B'fitt 
[fjjlfil!f!!J,~r:gHitclIlenfThe fayade's principal, (fully 

should also front onto the -1Jo··'~·I~;A:'..;'.I-'-"~' 

v. In D5 District 5 (Village Center) Facades are to be built 
parallel to the principal front street along a minimum of 
70% of the length of the setback. (Shown in Table 1) 
Buildings may be stepped back to allow for special 
functions such as a sidewalk dining area. A ratio of 
building height to street width of 1:3 is desirable but not 
mandatory. Building height is limited to 45' maximum as 
shown in table 98. 

VI. Setbacks - Setbacks for buildings are to be as shown in 
Table I. In the case of a building on an infilllot, setbacks 
shall match the front fayade of one of the two adjacent 
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buildings. [n the D5 District Balconies and upper floors 
may built up to 8 ' in front of the ground floor fa.yade and 
may encroach on the right of way for the street below. 
[n no case can such an encroachment protrude beyond the 
curb of the street below. 

VI!. Rear Setbacks - Rear setbacks are to be as shown in 
Table I except the setback shall be reduced to 5' from the 
rear property line in Residential Districts with rear alleys. 
Where rear alleys are available they shall be used to 
access garages and for garbage pick up. 

VIII. Encroachments - In Districts D4 and D5 awnings may 
encroach over the public sidewalk to within two feet of 
the curb. In District D4 and D5 stoops and open porches 
may encroach to within three feet of the front property 
line. Open porches with awnings may encroach up to 
50% of the depth of the required setback. Balconies and 
Bay Windows may encroach up to 25% of the depth of 
the required setback 

e. . Building Mass - Private Frontage Types shall be as described in Table 8 and 
.allocated as shown in Table I. Tables 9A and 9B show the disposition of 
buildings on site by district and 9B indicates building heights as limited below. 

a. Building heights - Building Heights shall not exceed 45' measured to a 
point as shown in diagrams for the specific District (See Table 9B). 

i. First Floor Elevations above sea level .- In all cases the first 
habitable floor of all buildings shall be above the established flood 
plane. In all other cases the first floor of the entrance at the porch 
shall be a minimum of 18" above the elevation of the sidewalk or 
curb (if there is no sidewalk) along the front of the lot. In the D5 
District the elevation of the first floor shall be a minimum of 12" 
above the street curb and the sidewalk may be sloped to facilitate 
handicapped access. 

f. Building Function 
a. Building functions shall be as defined ih each District see Table 3 
b. The parking in lots in Districts D 4 and D5 shall be as defined earlier 

under Parking Lot Planning and as illustrated by Table 2 and 10 
c. Where accessory outbuildings are amenable to residential occupancy 

such as an above garage apartment such should be considered for rental. 
Such rental shall not count against caps or targets for initial residential 
development established in the PUD. In the D3, D4 and D5 Districts space 
in outbuildings may be used for home office and limited business uses 
provided parking is available that meets the provisions of this document.. 

g. Parking standards 
a. Parking in District D4 and D5 shall be as defined under Parking Lot 

Planning and as illustrated by Table 2 as adjusted by factors in Table 10. 
b. Parking Location general - Except for on street parking, and parking in 

garages other parking shall be provided toward the rear of any lot and 
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shall be screened from the street if there are no buildings on the lot. This 
provision applies to Districts D2-DS 

c. Bicycle Racks - In Districts D4 and DS a minimum of 1 bicycle rack 
space shall be provided for every 10 vehicular parking spaces. 

d. Credit for Golf Cart and Compact Car Parking - A minimum of S% of 
the required parking places may be for golf carts. Golf cart spaces may be 
6' x12' and labeled "CART". Up to 20% of the parking places may be for 
compact cars. Compact parking spaces will be 8' 6"x 17'. 

e. In all districts the use of garages at the rear of the house is encouraged. 
However where front loaded garages are used the froni yard setback for 
the garage is increased to 20'. The Residence Building Line remains at 
IS' and stoops, front courts, porches and bay windows may encroach into 
the front setback as defined in the section above on Encroachments. 
Parking lots in District D4 and DS shall be behind the building and access 
to the parking area shall be no more than 30' wide. Turning radii shall be 
adequate to accommodate safety vehicles and delivery vehicles. 

10. Architectural Standards 
Buildings in District DS should have a linear quality with darker and more 
wearable surfaces nearer the ground. Designs for individual buildings should 
be coordinated with those of adjacent buildings. 
Street screens ifused to screen parking should be of eithedandscape hedges 
with opacity of 70% or built of materials to match the adjacent building on 
one of the two adjacent sides. 
a. Openings, including porches, galleries, arcades, and windows will 

generally be orthogonal. Arches may be used over entrances or for 
emphasis in a fayade. Small ovals may be used for bathrooms or 
secondary spaces where visibility needs to be limited. 

b. Upper story windows and doors - Above the first floor in residential 
districts including district D4, openings for windows and doors shall not 
exceed in the aggregate SO% of the total building fayade. Each fayade 
shall be calculated independently. In district D5 upper floor windows 
shall not exceed 60% of the aggregate of the total building fayade. 

c. Retail store facades are to be detailed as storefronts. The Architectural 
Review Board shall define storefront design. 

d. Roofs -Pitched roofs, if provided, shall be sloped no leSs than S in 12 
except that porch and attached shed roofs may be no less than 2 in 12. 
Buildings with flat roofs should have parapets at least 42" high along the 
principal street. Such parapets may extend above the 4S' height 
established for the Village. All mechanical equipment including kitchen 
exhausts are to be screened from view. (See Table 9B for Building 
heights) 

e. Building Design - See Table 8 for illustrations of massing, attachments, 
etc appropriate to buildings in each District. The Architectural Review 
Board may add additional design requirements. Such changes can be 
made with approval of the HOA Board and do not take precedence over 
the provisions herein. 
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f. Building Disposition - The location of buildings on any given site should 
be in configurations on the lot as shown in Table 9A. Building heights are 
not to exceed 45' as measured shown in Table 9B. 

11. Landscape Standards 
a. Front Yard Plantings - A minimum of one tree from the small tree and 

shrub list (Table 6) shall be planted in each front yard. Trees selected 
should compliment the street trees selected for the particular street where 
the lot is located. Understory plantings of shrubs can be provided to 
supplement the required tree .. 

b. Lawns -lawns shall be permitted in all residential districts. (D3, D4, D5 
and SD) 

c. Trees and large shrubs in DS District - Tree species should be selected 
and provided that mature to have shade canopies that remain clear of 
building frontages. Trees in this District need to be of varieties that 
perform well in an urban setting. If pole shaped trees as shown in Table 14 
are used they are to be clustered in groups of three or more and spaced as a 
single tree. 

d. Fences - Fences may be built on any lot to screen mechanical equipment. 
When used to screen equipment the height and opacity should be 
sufficient to screen the equipment. Service yards are not to encroach on 
building setbacks. In districts D3 and D4 privacy fences may be provided 
in rear yards and may extend into the side yard toward the front lot line up 
to 20% of the length ofthe side yard. Privacy fences may be up to six feet 
(6') iIi height and should be located a minimum of three feet (3 ') off the 
property line. Plantings should be provided between the fence and the lot 
line. In Private Frontages in districts D3 and D4 and in the Special 
District, fences when provide will be a maximum of 40% opaque and will 
not exceed 3' 6" in height. Fences in private frontages may be located 
immediately behind the property lines. Private frontage fences may 
extend into the side yards up to 80%. In all fences the height of the posts 
supporting fence panels may exceed the maximum fence height by up to 
additional eight inches (8"). 

12. Lighting Levels and Street Light Types 
a. Average lighting levels measured in foot candles at the building front 

shall not exceed 1.0 foot candle for District DI, D2 and D3. In zone D4 
average lighting levels shall not exceed 2.0 and for D5 the average shall 
not exceed 5.0 foot candles. 

b. Civic Building Average Light Levels -Average Light levels may be 2.0 
for all Civic Buildings and structures in any District from D1- D4 and may 
be 5.0 foot candles in District D5. 

c. Street lights shall be the traditional standards and shall be the general type 
illustrated in Table 11. All fixtures shall be cut off fixtures. Maximum 
pole height 15' . 
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Penn = Pennitted Distl & 2 

Base Residential DI/o2 
Density 
By Right I/ac 

By Dev Transfer 
Block Size 
Perimeter (Sec 9.d No Max 
Blocks) 

Public Frontage 
Hwy & Rur Road Perm 
Boulevards 
Stnd Roads 
Residential Street 
S tnd Streets & 
Ave 
Comm Strts & 
Ave 
Rear Lane Penn 
Rear Alley 
Path Perm 
Passage 
Bicycle Trail Perm 
Bicycle Lane 
Bicycle Route Penn 
Civic Spaces 
Park Penn 
Greenway 
Square/Cominons 
Plaza 
Playground 
Community Bldg Penn* 
Lot Occupation 
Lot Width 

Lot Coverage 
Setbacks 
Front 
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Dist3 

D3 

3/ac 

6/ac 

3000 ft 
Max 

Perm 
Perm 
Perm 

Perm 
Perm 
Perm 
Perm 
Perm 
Penn 
Perm 

Perm 

Penn 
Penn 

50' mini 
120'max 
60% 

IS' * 

Plannin~ Parameters 
Dist4 Dist5 

D4/SD D5 Remarks 

5/ac 6/ac Gross density limited 
to total allocation 
approved in the 
Master Plan 

12/ac 24/ac 

2500 ft 2000ft If developed per 
Max Max Master Plan block 

lengths shown are 
acceptable 

Penn *Penn ,* Perimeter only 
Perm *Penn * Perimeter only 
Penn 
Penn Penn 

Perm 

Perm 

Perm Penn 
Penn 
Penn Penn* * Perimeter only 
Perm Perm* *Perimeter Only 

Perm 
Perm 
Perm 

Penn . 

Perm Perm * Existing Bldg only 

18minl 18'minl 
96'max 150'max 
70% 80% 

6' 0' * Porches & oriels may 
encroach. With front load 
1'.aral',e setback is 20' 
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Table 1 (2 Pages) Planning Parameters 
Side 5' Min 0' min 0' min! 

28'max 
Setbacks (Con't) DIID2 D3 D4/SD D5 Remarks 
Rear 20'/5' * 20'/5'* 3' *House IGarage 
Res Building 
Types 
Detached Penn Perm Perm 
Attached SideYd Perm Perm 
Attached Rear Y d Perm Perm 
Private Frontage 
Common Yard Perm Perm 
Porch & Fence Perm Perm 
Terrace or Lght Ct Perm 
Forecourts Perm Perm 
Stoop Perm 
Shop w Awning Perm 
Gallery Perm 
Arcade Perm 
Building Height 
Principal Bldg 3 Story 4 Story 4 Story 

Max Max max 
Out Building 2 Story 2 Story 2 Story 

Max Max Max 
Building 
Function 
Residential Perm Perm Limited 
Lodging Penn* Perm * Family 

accommodation in 
Age Restricted 
district 

Office In Home In Home Perm 
Retail Perm 
Institutional Perm* Perm * Age Restricted Dist 
Religious Perm Perm Perm 
Civic Perm* Perm** Perm# Perm * Shelter and EEC 

** Shelters & Comm 
Rec 
#Shelters, Comm Rec 
& Plaza 

D2 D3 D4 D5 
The SD District Retirement Community shall be considered D4 District when using this 
Table 
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Table 2 Required Parking Ratios (See Table 10 for Adjustment factors) 
Function D2,D3 D4 DS 
Residential 2.0lDwelling I.S/Dwelling I.S/Dwelling 
Lodging I.OlBedroom I.OlBedroom I.OlBedroom 
Office fgjOl&,lYoO.SF.b~;~~ 3,O/IOOOSF 2,O/IOOOSF 
Retail 4,O/IOOOSF 4.0/IOOOSF "4(j/r(jQOSF~ L: i· ,I" _~':' ~..' .:' ,.'J.:~f~ 
Restaurant/Civic/Institutional By warrant By Warrant By Warrant 
Environmental Education 20/spaces 
Center pervIOus I1space 

HC hnpervious 
Other By warrant By Warrant By Warrant 

T bl 3A a e All owa bl B 'Id' F e Ul mg b D' trict unction )y IS 

a, Residential D2 D3 D4 DS SD 
Apartment Building u u u 

Row House u u u 

Town Home u u u 

Duplex u u u 

Sideyard House u u u u 

Cottage " u " 
Single Family Detached u u u u 

Estate House u u 

Specialized Nursing u 

Accessory Unit u u u u 

Live Work Unit u u u 

Accessory Unit u u u u u 

Temporary Tent u u u u u 

b. Office D2 D3 D4 DS SD 
Office Building u u u 

Live Work Unit u u u 

Rehab Facility u u 

d, Lodging D2 D3 D4 DS SD 
Bed and Breakfast u u 

HotellMotel u 

Rooms to Rent u u u u 

e, Retail D2 D3 D4 D5 SD 
Market Building u 

Retail Shop Building u u u u 

Furniture or Art Gallery u u 

Restaurant u u u u u 
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e. Retail (Con't) 

Kiosk 
Push cart! Ice Cream 
ABC Store/Wine Shop 
Phannacy 
Fitness Center or Gym 
Retail ShedlPavilion 
Salon 
Laundramat 
Services 
Movie Theater 

f. Civic 
Amphitheater 
Bus Shelter 
Convention Center 
Conference Center 
Exhibition Hall 
FountainlPublic Art 
Library 
Live Theater 
Museum 
Parking Structure 
Playground 
Sports S tadi urn 
School 
Parking Lot 
Public Restrooms 
Religious Assembly 
o = PermItted 
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02 03 04 05 SO 

u u u 

u u u 

u 

u 

u u 

u u u u u 

u u u 

u u 

u u u 

u u 

02 D3 04 05 SO 
u u u u u 

u u u U u 

u 

u 

u u u 

u u u u u 

u u 

u u 

u u 

u 

u u u u u 

u 

u 

u u u 

u u u u 

u u u u 
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Table 3B (2 pal!:es) 
Function D3 
A. Restricted 
Residential Residential: 

The number of 
dwellings 
on each lot is 
restricted 
to 1 within a 
principal bldg 
and 1 in an 
accessory bldg. 
2 spaces are to be 
Provided for each. 
Both Dwellings 
are under one 
Ownership. 
Habitable 
area of ancillary 
units -
650sfmax 

B. Restricted· 
Lodging Lodging: The 

number of 
bedrooms 
available on each 
lot is limited is 
limited by the 
requirement for I 
parking space per 
bedroom up to 3 
in addition to 
parking required 
for principal 
dwelling 
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Buildinl!: Function Description 
D4 D5 SD 
Limited Open Limited 
Residential: Residential: Residential: 
The number of The number of The number of 
dwellings dwellings on dwellings 
on ea lot is each lot are on ea lot is 
limited by the limited by PUD limited by the 
parking Doc or parking 
requirement of requirement of requirement of 
1.5 spaces per 1.5 spaces for I. 5 spaces per 
dwelling. 

, 
dwelling. each dwelling. 

Ratio maybe Ratio maybe Ratio maybe 
reduced reduced reduced 
according to according according to 
shared to the shared shared 
parking parking ratio parking 
standards (Table 10) standards 
(Table 10) (Table 10) 

Limited Open Lodging: Limited 
Lodging: The number of Lodging: 
Number of bedrooms Number of 
bedrooms on available on bedrooms on 
each lot is each lot for each lot is 
limited by the lodging is limited by the 
parking space limited by parking space 
requirement - requirement of requirement--
1.0 per bedroom 1.0 parking 1.0 per bedroom 
up to 12 plus space per up to 12 plus 
spaces required bedroom. Ratio spaces required 
for Principal may be reduced for permanent 
Dwelling. according to the residents. 
AM food service shared parking Food service 
maybe ratio (Table 10). , maybe 
provided. Food service provided. 

maybe 
provided at any 
time. 
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Table3B (Con't) 
Function D3 
C. Office Restricted Office: 

Office use is 
restricted to home 
offices. Such 

. activity may be 
located in the 
main house or an 
Ancillary 
outbuilding. 
Parking is to be 
provided for such 
use at the Ratio in 
Table 2 

D. Retail Restricted Retail: 
The building area 
available for retail 
use is restricted to 
one corner lot for 
each 300 units and 
by the 
requirement for 
parking (see Table 
2) Use shall be 
further limited to 
a neighborhood 
store or food 
service facility 
with a max of20 
seats. 

E. Civic Limits are 
determined by 
parking (see 
Tables 2 and 3A) 
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Building 
D4 
Limited Office: 
Office use area 
in this district is 
limited by the 
requirement for 
parking (see 
Table 2). Office 
use may be on 
the main floor of 
the principal 
building or in an 
ancillary 
outbuilding. 

Limited Retail: 
Building area for 
retail is limited 
to one corner 
location in each 
block on the first 
floor and by the 
parking 
requirement 
(see Table 2). 
Use shall be 
further limited to 
a neighborhood 
store or food 
service faci Ii ty 
with a max of 40 
seats. Dwelling 
parking is 
required in 
addition. 
Limits are 
determined by 
parking (see 
Tables 2 and 
3A) 

Function Description 
D5 SD 
Open Office: Limited Office: 
The building Office use area 
area available in this district is 
for office use is limited by the 
limited by the requirement for 
parking parking (see 
standard (see Table 2). Office 
Table 2) and functions should 
may be reduced be for personnel 
according to supporting the 
Table 10 needs of the 

residents. Office 
use maybe on 
any floor of the 
principal 
building or in an 
ancillary 
outbuilding. 

Open Retail: Limited Retail: 
Building area Retail uses are 
for retail is ancillary and are 
limited PUD for the support 
and by parking of the Residents. 
(see Table 2). 
Parking ratio 
may be reduced 
according to the 
shared parking 
ratio (Table 10). 

Limits are Limits are 
determined by determined by 
parking (see parking (see 
Tables 2 and Tables 2 and 
3A) 3A) 
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Table 4 (2 Paees) 

Type Description . 
Single Family Home -
House occupies center of lot with 
open space on all sides. Yards may be fenced 
as defined in Section lO.d. House may be up to three stories in 
height. See Table I for setbacks. 
Cottage-
Cottage occupies center oflot with open space 
on all sides. Yards may be fenced as defined in 
Section IO.d. Cottages may be a maximum of two stories in 
height. 
Villa -
Villas occupy center of lot or may have a party along one 
Side. Side setback for a party wall side of villa would be 3' 

and 7' on the non party wall side. Three foot setback is a 
visual easement to the adjacent neighbor but access for 
maintenance is retained as a right of the property owner. 
Villas may he up to 4 stories in height. 
Estate House -
Estate houses are located on wider lots and may be up to 4 
stories in height. Yards may be fenced as defined in Section 
to.d. House must observe District setback requirements. 
Single House-
Single houses are generally narrower and are located to one 
side of the lot. Access to the house may he from the front or 
the side of the house usually via a porch. Yards may be fenced 
per Section IO.d. House must observe district setback 
requirements. House may be up to three stories in height. 
Zero Lot Line House -
House is located to one side of the lot and party wall may be 
on the lot line. A party wall may be shared by two adjacent 
owners with legal consent of both parties. Both owners have a 
5' easentent to maintain the property on the lot line .. House 
may be up to three stories in height. 
Duplex-
A duplex may be located only on a corner lot and contains two 
dwelling units. Duplexes may be up to three stories in height. 
Parking must be provided for each dwelling unit. Accessory 
outbuildings may be provided for garage and/or storage use 
only. 
Patio Home-
Patio homes may occupy to the boundary of the property while 
internally defining one or more private patios or courtyards. 
House may be the lower of four stories or three stories above 
the lowest courtyard 
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Table 4 (2 Paees) 
Type Description 
Townhome-

BuildingT)'pes 

A townhome is built to the sideyard line and may share a 
common party wall with the adjac.ent lot owner or owners may 
each build a party wall immediately inside the property line. 
Sideyards are allowed for end or corner lots only. Townhomes 
may be up to three stories. 
Rowhouse-
A Rowhouse is built to both side and front yard property lines. 
The rear yard is left open for parking and/or outdoor activities. 
Balconies may be built over the street sidewalks below. 
Rowhouses may be up to four stories. Rear yards of comer lots 
should be screened. 
Live Work Unit-
This is a Residence built on an upper floor above commercial 
space. Live work units include commercial space at the street 
level and dwelling units on two or more floors above. Live 
Work units may be built to the property line on any side. 
Balconies and units may encroach into the area above the 
sidewalk below. 
Apartment -
Apartment buildings may contain multiple units of either 
townhouse or garden design. Apartment buildings may be up 
to four stories. Setbacks and other requirements are as 
established for the district. Outbuildings may be provided for 
storage or garages only. 
Specialized -
This is a building to accommodate commercial, civic or 
institutional needs and requirements reflect the nature of the 
function .. Such buildings are limited by other provisions of 
these guidelines . 
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Table 5 A Public Frontages 
(2 Pages) 

a. (HW) Highways - Frontage 
no curbs, open swales drained by 
percolation, bicycle trails, walking 
paths and only pervious on-street 
parking except for required 
Handicapped Spaces,. 
Landscaping consists of natural 
conditions or multiple species 
arrayed in naturalistic clusters. 
Buildings are buffered by distance 
or berms. Higbway 170 and Cherry 
Point Road abutting Okatie Village 
will be treated similarly, regardless 
of district. 
b. (SR) Standard Roads - Road 
Frontage has no curb and open 
swales drained by percolation. A 
walking path or bike trail may be 
provided along one or both sides. 
On street parking may be provided. 
Landscaping consists of multiple 
species arrayed in naturalistic 
clusters. 
c. (RS) Residential Streets - Street 
has curbs along frontage drained 
into LID collection structures. The 
area adj acent and parallel to the 
street may include a narrow 
sidewalk separated from the 
vehicular lanes by a continuous 
planter or planting area. Parking 
may be provided in designated lane 
areas along one or both sides of the 
street The landscaping consists of 
street trees of a single or alienating 
species aligned in a regularly 
spaced allee. Curbing may be 
omitted in sections to acconunodate 
the LID 
d. (SS)(A V) Standard Streets or 
Avenues - Street has curbs along 
frontage drained into LID collection 
structures. Frontage features 
sidewalks wider than other districts 
separated from vehicular lanes by a 
continuous planter with a minimum 
interior dimension of3'. Street may 
have parking on one or both sides. 
The landscaping consists of a single 
street tree. species aligned in a 

allee. 
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Table 5 A Public Frontages 

e. Streets 
or Avenues - Street has curbs along 
frontage drained into LID collection 
structures. Frontage features wide 
sidewalks separated from vehicular 
lanes by tree wells with grates, 
raised planters and small planters 
level with the sidewalk. Street may 
have parking on one or both sides. 
The landscaping consists of a single 
tree species aligned with regular 
spacing which may be adjusted or 
interrupted to clear shop front 
entrances. 
f. (BV) Boulevards - Frontage has 
lanes divided by a central median. 
Curbs are required on the outboard 
street edges and may be provided 
on the median edge. Street drainage 
may be collected in swales in the 
median that percolate to drain. 
Sidewalks are to be provided along 
both sides in Districts D3, D4 and 
D5. Landscaping consists of street 
trees planted in continuous planter 
adjacent to the street on both sides 
and Street Trees in the Median. 
Trees should be aligned in a 

allee. 

05 

Dl 
D2 
03 
04 
05 
SO 

Note: Curbs may be broken or omitted to accommodate LIO drainage system. System 
shall be designed by a licensed civil engineer and shall be incorporated into the master 
drainage system for Okatie Village. 
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TableS B Public Frontages (Intersections) 

TRANSECT ZONE DI-Dl-D3 DI-.D2-D3 D3-D4 D4-DS DS 

Note: All 03 and 04 public frontages are applicable to the Special District 

36 
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Table 6 Landscape Materials 

a. Street Trees . Dl 
Live Oaks - Quercus Virginianas - 2" DBH - u 

10'-12' Height, 4' Spread, B&B 
Holm Oak - Quercus macranthera - 2"DBH- u 

10'-12' Height, 4- Spread, B&B 
Magnolia- Grandiflora, Exmouth or Little Gem - u 

2" DBH - 8' -10' Height, 3'-4' Spread, B&B 
Palmetto Palm - Sabel Palmetto - 6"DBH -

12' -IS' Height - Clipped for Transplanting - BR 
Red Maple - Acer Rubrum - 2" DBH -

8' -10' Height, 3' -4' Spread- B&B 
b. Existing Trees that can be substituted Dl 

Any Specie listed above - 4" DBH or better u 

Southern Red Oaks - 4"DBH or better u 

English or Black Oaks - 4" DBH or better u 

Pines, Any Specie -8" DBH or better u 

Hickory - 4" DBH or better v 

Wax Myrtle - 4" DBH or better u 

Walnut - 4" DBH or better u 

Pecan - 4" DBH or better u 

Bald Cypress - 4" DBH or better u 

Red Bay- 4" DBH or better u 

Palmetto Palm - 8" DBH or better 
Persimmon - 4' DBH or better u 

Red Cedar - 4" DBH or better u 

Cherry Laurel- 4" DBH or better u 

Sweetbay Magnolia - 4" DBH or better u 

D2 
u 

u 

u 

D2 
u 

u 

u 

u 

u 

u 

u 

u 

u 

u 

u 

u 

u 

u 

c. Suggested Understory Plantings & Private Frontage Plants 
Small Trees Dl D2 

Eastern Redbud - circus Canadensis- NA- u u 

S' -6'Height, 4' -S' Spread, B&B 
Wax Myrtle - Myrica Cerifera - NA u u 

4'-S' Height, 3'-4' Spread, B&B, Multi Trunk, Full 
Shrubs and Bushes 

Azalea Indica "GL Tabor" - NA- u 

24"-30" Height, 24"-30" Sprd, S Gal, Whte Flush Rose 
Azalea Indica Formosa - Formosa Azalea- Pit @ 4' OC- u 

24"-30' HI., 24' -30' Spread, S Gal 
Bottle Bush - Callistemon -Pit Staggered @3'6" OC u 

4'-S' Height, 2'-3' Spread, 7 Gal 
Viburnum - Viburnum Suspensum - Pit 3' 6" OC- u 

24"-3" Height, 24"-30" Spread, 7 Gal 
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Fragrant Tea Olive - Osmanthus Fragans - Full Spec-
3'-4' Height, 3'-4' Spread -10 Gal 

Yaupon Holly - llex Vomitoria - Pit 30" OC, Full Spec 
24"-30" Height, 24"-30"Spread, 7 Gal 

d. Suggested Ground Covers 
Perennials 

Lantana - Red, Gold and Blue Flower - Pit 18" OC-
10"-12" Height, 10"-12" Spread, 3 Gal Plant in Clwnps 

Holly Fern - Cyrtomium Falcatum - Pit 2' OC, Full 
Specimen, Stagger - 2 Gal 

Parson's Juniper - Juniperus Parsoni-
10"-12" Height, 12"-15" Spread, 3 Gal 

Mondo Grass - Ophiopogon Japonicus-
4"-6" Height, Y, Gal, Pit 12" OC min 12-15 bib clump 

Vines 
Fig Vine - Ficus Pumila - 15"-18" Runners 

Train to Walls - I Gal 
Confederate Jasmine - Trachelospennum Jasminoides-

24"-30" Spread, I Gal- Plant ingroups of 5 to 8 runners 
Carolina Jasmine - Gelseminum Sempervirens-

8"-10" Height, 20"-26' Spread" I Gal 
Grasses 

St Augustine - Stenotaphrum Secondata-
Recommended for Shady yards 

Centipede - Recommended for Sunny Yards 
e. Suggested Plantings for Rain Gardens 

Society Garlic 
Crepe Myrtle 

Ligustrum 

01 

01 
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v 
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u u u u 

The trees and bushes listed in Sections c. d. and e. of this Table are for guidance 
only. These species are known to thrive in this area and are recommended for use. 
They are generally available in sizes and with preparations for transplanting as 
shown. Other species may be considered and used, subject to review and approval 
by the HOA-ARB having jurisdiction over the area where the project is located . 
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Table 7 A 

3. NO 
PARKING 

b. YIELD 
PARKING 

c. PARKING 
ONE SIDE 

PARALLEL 

c. PARKING 
BOTH SIDES 

PARALLEL 

c. PARKING 
BOTH SIDES 
DIAGONAL 

c. PARKING 
ACCESS 

Vehicular Lane Configurations 

Note: Parking access shown in districts D3 and D4 apply also to alleys. 
All D3 and D4 configurations are allowable in Special District 

')-'-,-" ..... :., .. 

. f·, 
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Table 7B Speed and Street Dimensions 

Note: Speed and lane dimensions shown in districts D31D4 apply also to alleys. 
All D3 and D4 speed/dimension ratios are applicable to the Special District 
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Table 8 

41 

Private Frontages (Front Yards) 
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Table9A 

42 

Building Configuration 
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Table9B 

Table 10 

43 

Building Height 

Shared Parking Factors 
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Table 11 

.... .L. 

44 

Street Lights 
D2 D3 D4 D5 

.. • . . 

". , ". '.-

• 

In Special District any of the 
(inures shown may be used. 
In the retirement Community 
(River Oaks PUD) Us¢ only Post, 
Columil or Double ColUinil 
.!~~r!~~___ ._. __ ~_ ... _. __ _ 
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Illustrated Definitions 
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Table 13 Illustrations of Civic Space 

~~~~~ 

: .. -. 

; .~ 

. .•.. 
':':.:( . 

,,~.,-., 

',." 

.. '~:. ~.iayg~~~~~: _:~~:~~_~ ,~~~~.~~.~~.~f. -~~~t~~w~fo~ *~ '~~~e+:1~~~~~~*~~~~::' 
~ A pIa1g,,!ur)d~Ha~bef.nce~aridri);,y :,ricI,ude 'anopen'snelter: Playg~9i!nd~ s.~~n' 

'rt~!~t~,t~:~¥t;~a~:~ih~'~irr~~~:ce;~T:;!'~~iu~t; 
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47 

Street Trees 

. Street Trees in Table 6 

. Live Oak- Umbrella 
Holin Oak - Vase 
Magnolia,":" Oval 
Palmetto Palm - Pole 
Red Maple - Vase 
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Table lSA 

.. ,<.' 

D3 District 

.BUILOINGCONfIGURATION 
'1, iiuR<fuiJt,;;ljIii,.,.n bemeaS..ed 
'm .nu~r,:of '.StorieS. eXd,uding 
~tIici aii!~ """"""'~. 
!2:'St&iiis}ii8y nri:ex~ "14 feet 
-ifl:,h~!gtit 'fr6-m ·finis'htkl fiber 10 

. "·finishe<fOOiJing; -eicejit·ior' ~-lirsl 
;floor~tO-miiiefdal. tisncrion which 
'~t he,~;rRlmiiriimi',9i 11'n With 
Jl<t~ 
3. Helghl ,shall 'be meaSured to 

_'-~lt1e_~6lrp6f' ~ 'aS~~ed 
: M{~J·(P·.~.~~~: :' 

'SETBACKS • PRINCIPAl BLDG, 
"1. 'Th~'-F~cades-an(f :Sevations 

'. . ~! Plj~dp.~J 'Buildings'- $h~il be 
di~lanced -ttoril the loi lines as 
shCrM't 
2. (aca..sslionbe·I>Jm'aJoog the 
~~~pal-F~~ to !lie miamum 
speClAed Width~ '"':':~;''':'~'t ~_ 

SETBA<;KS, OUTBUILDING 

. t The EJevaflCfrt oithe ~building 
shiff be iflStBneed from the Loi lines 
aH.t~owrr. .. 

~ARKI~G .PLACEMENt 
. '1. '\Ulieoi.!ered p3fkIng 'spaces may 
be~ Wilhin~. 2nd and 3ro 

t~;~fm·~tt\e¥~~,:._ 

-f.&. '1~'~f~ centl¥ Hne Of afey --

~'t~j}anailg-'shan'be pro
-Yided'wtthfri tfij 3rd Laver as stmm 
.m'i.he--lf~tam::,:-~ ~':';;'\;;'-:;~:' 
l;trash contalners:slialr~~ea
~b.'~ 3rd lciyer, 

GraPlic:s are ilustr:ative only; Refer 10 melrics for 
~Se_ and hi;gt;i infoima!;iO. 

W >land; for ~ SI..1..; ~. those shown. 
,'up. to the maxirTuml. Refef to rriecrii:s for eJ:act 
mlriirriums arid m"aXtrmims. 
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Table 15 B 

~~'-'-'-' 

lfG,::..._~,_:~_~ _____ .. ______ ," __ j~_: 
"0(15JI.. from centerline 01 afIey 

:ciai>r)_ics.ar~ iIlustrative"OOIy, Refer 10 metrics for 
·~ttiaclc. and Iie~hl iil~orm~tion. . . 

"U' St?OOS for any Stories above those shown, 
up' to the maximum. Refer to metrics for exact 
miniinums and maximums. 
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D4 District 

. in 

. SEt'BACKHRINCI~f:BLOG . 
. , 1 .. Jh,e:·'Facades and ,(,Ele,va(kms 
0p:~9n~,pal.: Bundhg~!:~tiail '.be, 
:ai~ta~ 'fr<im:the :l~~' lines .8$ 

~~,sh8iU,. 00111 alonglhe 
ftindpai Fron:iage'lcilho rilinimU(il 
.spOO[.ed""'if~)!~ 

SETBACKS· OUTBUILDING 
1. The EJevatbns of the .outbuilding 
shan be _distanCed from" the lOt'fines 
'as shown:' . 

PARKING PLACEMENT 

.' .t~ pa1<iilg ~ may 
Qe-,pfo~ei:I··~~itllfn"Uie 'Jid Layer 

"" ~as- ~hown :ii(t~e- diagHirr(-.'~.r-'": . 
. ~~(::.::':::,- : .. - . " 

. rtoveroo~ shall be.pro:
liidedwithiil'thti 3rd laver asshoWri 
~:the::di~9f~~.',,~:;· '-:-~': 
3;trasn oontaioers _sna]J15EfSiorea 
Wilfiri ~ ~-Layer. 

CorneJ 1..01 
.... ~ 
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Table 15 C 

r ;~,~~y:. _ _ '~.' 
:~~fl.: l~.tt r~ ~t~nne of alIev~·'--"-~·",-"·~ 
4~PtMi:s are muslratwe onty. Refer to metrics for 
:~Ib'ick ~ IleIQhllriformalDI. . 
.. ~~. :' -. -. 
-:~,~s for any Stories above those shown, 
up _10 the maximum. Refer to inetrt::s for exact 
minimums and maximums. . 
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b:·,:L·."-: ~ . 
. ~-~~ 

SETBACKS."PRINCIPAL·BLDG. 
t 'The' Facade's -and" Elevations 
of,' Prin_dparBUiji1IJ19S. SiHIB. be' 
dtslanl~(nro'riCthe .Lot fines as 
'ShOwn~- '. .-- . . 

... i,FaCades,sh.3B'w built along-t!ie 
. .. PrinciPal FiOri~e to lM'frnrnJOOfn 

S~Md Md~ ~',the tat;'e. . 

SETBACKS" OUTBUILDING 
1. The Elevations of !he CMbuBding 
slJ'an tie disla~ from lhe LOt lines 
,as·shoWn. 

D5 District 

• 
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