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MINUTES OF March 18, 2026 
 

Dr. Christine Crawford, Chairperson 
Bob Bigger, Vice Chairperson 
Lisa Christie, Commissioner 
Jesse Elliott, Commissioner 

Rett Harbeson, Commissioner 
Erin Slade, Commissioner 

Chelsea Waddell, Commissioner 
 

 
ORDER OF BUSINESS 

The meeting of the Planning Commission of the City of North Augusta of March 18, 2026 having been duly 
publicized was called to order by Chairperson Crawford at 6:00pm and also streamed online for public 
viewing at “City of North Augusta – Public Information” on www.Facebook.com and on the “City of North 
Augusta Public Information” on www.YouTube.com.  Per Section 30-4-80, (e) notice of the meeting by 
email was sent out to the current maintained “Agenda Mailout” list consisting of news media outlets and 
individuals or companies requesting notification.  Notice of the meeting was also posted on the outside 
doors of the Municipal Center, the main bulletin board of the Municipal Center located on the first floor, 
and the City of North Augusta website. 
 
Commissioners present were Chairperson Crawford, Vice Chairperson Bigger, Commissioners Elliott, 
Harbeson, Slade, and Waddell. 
 
Commissioner absent was Christie.  
 
Also in attendance were Tommy Paradise, Director of Planning & Development, Phyllis Garvin, Planning 
Secretary ; and Larry Elrod, System Support Specialist. 
 
3. Approval of Minutes    

 
The minutes of the Planning Commission Meeting of February 18, 2026 was approved as submitted by 
general consent. 
 
 

http://www.facebook.com/
http://www.youtube.com/
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4. Confirmation of Agenda  
 

No changes to the agenda. 
 
5.  PDM26-001– Planned Development Modification – A request by Stanley Martin Homes to modify 
The Hive Planned Development Narrative. The request affects ±65.65 acres zoned PD, Planned 
Development, a portion of TPNs 001-20-01-004 and 005-14-04-010 shown as Sections C and D in The 
Hive Planned Development Land Use Map. The request is to revise Sections 3.2.3, 3.2.4, and 3.3.4 of the 
General Development Plan Narrative to reduce the minimum lot size and reduce the overall density in 
Sections C and D of The Hive Planned Development. 
 

a. Public Hearing 
b. Consideration of the Planned Development Modification request by the Planning 

Commission 
c. Recommendation to City Council 
 

Planning & Development Director Paradise reviewed the staff report to the Commission. (See PC RM 
Supplemental Materials) 
Director Paradise stated applicant wanted to reduce the lot size and reducing the lot count in Sections C 
and D.   
 
Burt Fine engineer for Cranston was present.  Mr. Fine talked about lot sizes and the development design. 
 
Lauren McCarthy applicant for Stanley Martin Homes was present. Ms. McCarthy talked about the design 
of land, preserving trees and the design of homes having bigger lots for the homes.  The applicant wants 
to offer a variety of home sizes not cookie cutter ones. 
 
Chairperson Crawford opened the Public for Comments. 
 
Justin resident in County.  Justin spoke about the covenants and traffic on Pinion. 
 
Donald Bridges resident. Mr. Bridges spoke about the traffic tying into Pinion Rd. 
 
Laura Hamilton resident. Ms. Hamilton spoke about the access on Pinion Rd and the size of the homes 
being built. 
 
Jeff & Miranda Williams residents.  Mr. Williams spoke about encroaching on his property to build roads 
and removing trees. 
 
Jean Norris resident. Ms. Norris spoke about the neighborhood being quiet. 
 
Hearing no further comments, Chairperson Crawford closed the Public Hearing. 
Discussion ensued relative to answering the questions present by the residents and clarifying that Pinion 
Road was not part of the modification application.   
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It was moved by Commissioner Bigger, seconded by Commissioner Waddell, to recommend to City 
Council to Approve.  PDM26-001– Planned Development Modification – A request by Stanley 
Martin Homes to modify The Hive Planned Development Narrative. The request affects ±65.65 acres 
zoned PD, Planned Development, a portion of TPNs 001-20-01-004 and 005-14-04-010 shown as 
Sections C and D in The Hive Planned Development Land Use Map. The request is to revise Sections 
3.2.3, 3.2.4, and 3.3.4 of the General Development Plan Narrative to reduce the minimum lot size 
and reduce the overall density in Sections C and D of The Hive Planned Development. 

 
Approved unanimously 
 
6.  Discussion 
 

a. Tree Preservation  
 

Director Paradise provided two recommendations on Tree Preservation.  The commissioners discussed 
them and provided staff the direction to prepare for next meeting discussing. 
 
7. Staff Report(s) 
 

a. March Performance Report 
 
Planning & Development Director Paradise stated that the August Report is in their packet for their 
information. (See PC RM Supplemental Materials) 
 
Director Paradise went over a few projects that had been approved in the last month. 
 
8. Adjournment 
 
The Planning Commission meeting adjourned at 7:55 pm.  

 
 
 
APPROVED THIS _____ DAY OF _______________ 2026. 
 
 
Respectfully Submitted, 
 
 
__________________________  
Thomas L. Paradise  
Planning & Development Director  
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SECTION 1: PROJECT SUMMARY 
 

Project Name Woodstone at Bergen Place Phases II, IV & V 

Applicant Woodstone Development, LLC 

Engineer Southern Partners, Inc. 

Address/Location Extension of Oakbrook Drive, Line Bars Drive, and Rippling 

Creek Lane 

Parcel Numbers 005-10-06-003, 005-10-19-001, and 005-10-15-001 

Total Project Acreage ±29.10 ac 

Zoning PD, Planned Development 

PD Woodstone at Bergen Place Planned Development 

Traffic Impact Tier 3 

Proposed Use 32 Townhouses, 43 single-family detached lots 

Density Section II: 2.15 DU/acre 

Section IV: 1.83 DU/acre 

Section V: 4.19 DU/acre 

Future Land Use Residential Single-Family 

 
 

SECTION 2: PLANNING COMMISSION CONSIDERATION 
 

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

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

threshold requirements of §5.8.3.1.  

NADC 5.8.3.1 Applicability   

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

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

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

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

requested pursuant to §5.9; or  
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d. The application proposes development in two (2) or more phases. 

 

In addition, the code states: 

5.8.3.4.4 At the conclusion of the staff review stage, the Department shall report its findings 

to the Planning Commission as to:  

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

development to surrounding areas and existing and probable future development;  

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

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

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

amendments in those proposed; and  

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

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

amendments, if any.  

 

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

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

conditions of approval or modifications to the major subdivision application as submitted, if 

any, with reasons therefore.  

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

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

Commission provides the final approval of the application.  

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

development application shall confer upon the applicant the following rights:  

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

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

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

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

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

necessary permits.  

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

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

of a parcel of land.  

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

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

development by the city and state agencies with jurisdiction.  
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d. A major subdivision application, a site specific development plan for the purposes of this 

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

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

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

additional periods up to one (1) year each but not to exceed five (5) extensions. If an 

amendment to this Chapter is adopted by the City Council subsequent to the major 

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

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

 

Planning Commission Action: 

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

conditions, if applicable, or deny a major subdivision application.   

 

SECTION 3: PUBLIC NOTICE 
 

A notice of the major subdivision application and scheduled date of the Planning Commission 
meeting was posted on www.northaugustasc.gov on April 9, 2026. 

 

SECTION 4: SITE HISTORY 
 

The area in the proposed Phases II, IV, and V of the Woodstone at Bergen Place Planned 
Development has not been previously developed. The property was originally part of a 755 acre 
annexation approved by City Council on November 3, 1986 and zoned Planned Development at 
that time. The General Development Plan for Woodstone at Bergen Place was approved by City 
Council by Ordinance 2005-10 at the July 18, 2005 meeting.  

Phase I was approved by the Planning Commission on July 21, 2005. Phase III was approved by 
the Planning Commission on June 16, 2011. 

 

 

 

 

http://www.northaugustasc.gov/
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SECTION 5: EXISTING SITE CONDITIONS 
 

 Existing Land Use Future Land Use Zoning 

Subject Parcel Vacant Residential 

Single-Family 

PD, Planned Development 

North  Vacant/Residential Single-

Family 

Residential 

Single-Family 

Outside City Limits 

South Residential Single-Family Residential 

Single-Family 

PD, Planned Development 

East Vacant/Residential Single-

Family 

Residential 

Single-Family 

PD, Planned 

Development/Outside City 

Limits 

West Residential Single-Family Residential 

Single-Family 

PD, Planned Development 

 

Access – The existing local road network (Oakbrook Drive, Line Bars Drive, and Rippling Creek 

Lane) will be extended into Phases II, IV, and V. The primary roads serving the subdivision are 

Bergen Road and Woodstone Way.  

Topography –The topography is variable. Highest elevations are at the northern end of the site 

and slope towards wetland areas.   

Utilities – The subdivision has existing water and sanitary sewer lines serving the site.  

Floodplain – Sections of the overall subdivision include Zone AE regulatory floodways. There are 

environmentally sensitive areas including wetlands in Phases II and IV of the subdivision. The 

developer has provided the required 30 ft state jurisdictional wetlands buffer. Stormwater 

management will be handled through new detention ponds within Sections IV and V. 

Drainage Basin – This site is located within the upper Pole Branch Basin as designated on the City 

of North Augusta Stormwater Management Drainage Basin Map. The Stormwater Management 

Department has conducted a baseline assessment and rates the overall water quality as good. 

Impairments found in the sampling basin included some nitrates. The City is working to address 

the biggest concerns with stream channel integrity and stabilization post-Hurricane Helene in the 

basin near the Palmetto Circle FKA Willowick Apartments under a USDA Natural Resources 

Conservation Service Emergency Watershed Protection (EWP) grant.  
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SECTION 6: STAFF EVALUATION AND ANALYSIS 
 

Section §5.8.3.4.4 asks that the Department shall report its findings to the Planning Commission 

as to:  

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

development to surrounding areas and existing and probable future development; 

 

There are 75 total lots proposed in the remaining phases of Woodstone. 

• Phase II proposes 25 single-family detached lots. 

• Phase IV proposes 18 single-family detached lots. 

• Phase V proposes 32 townhouse lots. 

The NADC provides the following definitions: 

Dwelling, Attached. A residential structure containing more than two dwelling 

units in which units are physically attached, and each has its own separate exterior 

entranceway on a separately owned lot. Townhouses and zero lot line dwellings 

are included in this definition. 

Dwelling, Townhouse. A series of attached single-family dwelling units on 

separate lots in which each has its own front and rear access to the outside, no 

unit is located over another unit, each unit is separated from any other unit by 

one or more common vertical walls, and which may or may not have a common 

roof. 

Townhouses are permitted by the Woodstone Planned Development.  

The total project acreage is 29.10 acres 

• Phase II encompasses 11.63 acres. 

• Phase IV encompasses 9.84 acres. 

• Phase V encompasses 7.63 acres. 

The topography in the project area is variable. Highest elevations are at the northern end 

of the site at the current end of Oakbrook Drive and slope towards wetland areas. The 

lowest elevations in Woodstone are near the Bergen Road entrance of Woodstone Way.  

The surrounding area is residential in character. Woodstone at Bergen Place is 

surrounded by the Bergen Place, Bergen Place West, and The Village at Bergen Place 

Planned Developments. It is compatible in density and scale with the surrounding Bergen 

Road subdivisions. Property East of the subdivision falls within the Aiken County 
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jurisdiction is owned by multiple property owners. The surrounding County parcels 

remain undeveloped. 

In recent years, a connection of the North Augusta Greeneway from Bergen Road to 

Mayfield Drive in Edgefield County was completed, bisecting Section IV and Section V of 

Woodstone. A raised crosswalk, bollards, pavement markings, and driveway with stop 

signs will be implemented at the Greeneway crossing over Rippling Creek Lane. Sidewalks 

have been provided to the Greeneway to connect the homes in Sections IV and V to the 

trail system. 

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

The City owned and maintained roads Oakbrook Drive, Rippling Creek Lane, and Line Bars 

Drive will be extended into Phases II, IV, and V of Woodstone. The proposed major 

subdivision plan provides adequate internal vehicular and pedestrian circulation 

consistent with the approved General Development Plan. The Planned Development was 

approved prior to the adoption of the NADC regulations that require additional access 

points and locations. Road widths are within the prescribed limits of local streets. The 

applicant will request the City accept the roads and infrastructure upon completion of the 

final plat process. 

The applicant has proposed the new road name Stillwater Court in Section IV. Aiken 

County E911 Addressing has reserved the names for one year. Final approval of the 

proposed road name is subject to Planning Commission approval of this application. 

Dominion Energy will provide a final street lighting plan. The approximate street lamp 

locations have been included on the landscape plan to be coordinated with Dominion 

Energy. 

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

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

those proposed; and;  

 

As part of the Final Plat process required for the issuance of individual building permits and 

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

Dedication, Maintenance Guarantee and required financial guarantees for the acceptance 

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

Guarantee with a Letter of Credit for sidewalks and street trees and any other incomplete 

infrastructure to allow the applicant to construct homes prior to completion of all site 

improvements. The riparian buffer areas platted on individual lots (namely Lots 23-25 in 
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Phase II) are to be deed-restricted. 

 

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

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

amendments, if any.  

 

A full wetlands delineation is required to be submitted for properties in the 100 year 

floodplain. The results of the delineation are pending, but not expected to further impact 

the design of the subdivision. 

 

The developer has requested a minor waiver from the front setback requirements of the PD 

to allow for a reduced minimum setback for Lots 23-25 in Section II. The request is for a 

minimum front setback of 15 ft; a reduction of 5 ft from the 20 ft minimum setback 

required by the PD. These lots in particular contain a large portion of undevelopable land 

due to wetlands at the rear of the lots. The applicant has maintained the required 30 foot 

buffer around the wetlands. Individual site grading is to be done by the residential building 

contractor. 

 

The setbacks for townhome lots in Phase V are to be determined at the time of preliminary 

plat consideration per Section I. B. 4. of the Planned Development. The developer has 

proposed a 5 ft minimum setback and 25 ft maximum front setback for the townhome lots.  

 

Installation of the required street trees and individual lot landscaping will be confirmed 

prior to the release of any final plat or Certificate of Occupancy, as applicable. Required 

additional parking is provided with the postal cluster box for the townhouse lots. 

 

SECTION 7: STAFF RECOMMENDATION 
 

Based on the analysis and evaluation of each review criteria outlined above, the Department has 

determined the application is complete.  

A recommendation by the Planning Commission for the approval of the major subdivision 

preliminary plat is appropriate subject to the following conditions: 

1) This approval includes certification of the use of the road name Stillwater Court. 

2) This approval includes a minor waiver from the front setback requirements of the 

Woodstone at Bergen Place PD to allow a minimum front setback of 15 ft for lots 23, 24, 

and 25 in Section II only. 
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3) Any outstanding comments will be addressed to the satisfaction of City staff. There are 

minor outstanding comments related to the Stormwater permit. 

 

SECTION 8: ATTACHMENTS 

 
1. Aerial/Site Map 

2. Topography 

3. Current Zoning 

4. Application Materials 

5. Waiver Request Letter 

6. Site Plans 

7. PD Ordinance 

8. Traffic Study 

 

cc Winchester Homebuilders 

Woodstone Development, LLC 

Phillip Green, PE, Southern Partners, Inc 









































1 

EXECUTIVE SUMMARY  
 
 
 
 
 
 
 
 
This study has been conducted to assess the traffic impacts and evaluate the access and egress requirements  for 
two proposed Bergen Road Planned Unit Development’s (PUD’s) both of which are to be located on the north 
side of Bergen Road generally between Martintown Road and Five Notch Road in North Augusta, South 
Carolina.  This report identifies the impact of traffic generated by the proposed developments and evaluates it 
with regard to current City policy.  The following provides a brief summary of this study’s findings. 
 
PROJECT DESCRIPTION 
 
Each of the proposed PUD’s are generally located on the north side of Bergen Road, between Martintown 
Road and Five Notch Road.  The first PUD known as Bergen Place West, is located to the north and west of 
the existing Bergen Place sub-division.  This project proposes a total of 289 new single-family residential units 
and would be provided access via inner-connecting with the existing Bergen Place sub-division (access to 
Bergen Road via Adams Branch Road) and will also have an access to Country Club Hills Drive. 
 
The second PUD, know as Woodstone at Bergen Place (Woodstone), is located to the north of the existing 
Bergen Place sub-division and proposes at total of 155 new residential units consisting of 123 single-family 
and 32 townhome units. Access to/from this project is proposed via a new driveway to/from Bergen Road 
approximately 550-feet east of Adams Branch Road and via internal roadway connections to the existing 
Bergen Place sub-division.  
 
As scheduled and for purposes of this report, both of these new neighborhoods are planned to be fully 
operational by 2009. 
 
 
EXISTING CONDITIONS 
 
Existing conditions have been gathered for the following three intersections, which make up the project study 
area as directed by Planning Staff: 
 

� Martintown Road at Bergen Road;  
� Bergen Road at Adams Branch Road; and  
� Five Notch Road at Bergen Road. 

 
Traffic volume data within the study area has been obtained for the weekday AM (7:00 – 9:00 AM) and PM 
(4:00 – 6:00 PM).  
 
PROBABLE IMPACTS OF THE PROJECT 
 
Future Background Traffic 
 
To represent Future 2009 traffic volume conditions within the study area, the 2005 Existing traffic flow 
volumes were upwardly adjusted to account for normal traffic growth and any other currently approved 
projects within the study area.   
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Based on information provided by the South Carolina Department of Transportation (SCDOT), an annual 
growth rate of two-percent per year has been used.  This growth rate was applied to the 2005 Existing peak-
hour traffic volumes to estimate Future 2009 background traffic volumes.  In addition, traffic anticipated to be 
generated by the adjacent Bergen Village residential development has also been included. 
 
Planned Roadway Improvements 
 
Discussions with City Planning Staff indicate that no roadway improvements which would increase roadway or 
intersection capacities are currently planned within the study area. 
 
Site-Generated Traffic 
 
Based on the proposed development scenario for each of the new PUD’s in combination would generate a total 
of 4,540 vehicle trips on a weekday daily basis (2,270 entering, 2,270 exiting) of which 349 trips (87 entering, 
262 exiting) would occur during the weekday AM peak-hour.  During the weekday PM peak-hour, 473 trips 
(299 entering, 174 exiting) are expected.   Specific traffic generation characteristics for the individual PUD’s 
are illustrated later in this report. 
 
A majority of the traffic generated by each of the sites will be primarily distributed to and from Bergen Road.  
Approximately 20/25-percent of the site-generated traffic from each project  is anticipated to enter and exit the 
PUD’s via Country Club Hills Drive to the north. 
 
 
TRAFFIC OPERATIONS ANALYSIS 
 
Intersection analyses indicate that, under 2005 Existing Conditions, each of the study area intersections 
achieve good service levels during both peak hours.  It should be noted that while the Martintown Road at 
Bergen Road intersection operates at acceptable service levels, the westbound left-turn movement from 
Bergen Road to Martintown Road towards the downtown was observed to have operational constraints due 
to both the high volume of traffic making this move and the approach curve within Bergen Road as it 
intersects Martintown Road.   
 
Under Existing plus Site Conditions, two of the intersections are anticipated to degrade to poor service 
levels; Martintown Road at Bergen Road and Five Notch Road at Bergen Road are each anticipated to 
operate poorly during one or both of the peak-hours studied.   
 
Future 2009 Build conditions indicate that both Martintown Road at Bergen Road and Five Notch Road at 
Bergen Road will operate at a LOS F at one or more peak-hours. 
 
 
MITIGATION 
 
Proposed Site Access Points 
 
As planned, primary direct access to the PUD’s are provided via two full movement driveways along Bergen 
Road and one full movement drive to/from Country Club Hills Road.  The following describe the planned 
access drives for each of the two PUD’s: 
 
Bergen Place West 
 
The project will be provided access to Bergen Road via three internal roadway connections to the existing 
Bergen Place sub-division which in turn provides access to/from Bergen Road via Adams Branch Road.   As a 
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result of the increase in traffic at the Adams Branch Road intersection, an eastbound left-turn entering the sub-
division is recommended.   
 
In addition, a direct access to/from Country Club Hills Drive will be constructed.  Two future connections are 
also proposed which will allow cross-movement between this project and future development to the west when 
this property is planned/developed.  
 
Woodstone  
 
Project will be provided direct access to Bergen Road via a new access drive  to be constructed approximately 
600-feet east of the existing Adams Branch Road intersection.  This new access drive should provide a separate 
left-turn lane and a separate right-turn lane as it approaches Bergen Road.  In addition, two internal roadway 
connections will be provided to the existing Bergen Place sub-division.   
 
Site Connectivity/Access   
 
Each of the two proposed projects plans inner-connectivity to the existing Bergen Place sub-division, each 
other and future development to the west.  These connections will provide opportunities to help alleviate the 
concentration of traffic along Bergen Road especially at the Martintown Road intersection which currently has 
a capacity issue.    These internal connections will allow the possibility of the existing Bergen Place sub-
division, the future Bergen Place West sub-division and Woodstone sub-division to  access Country Club Hills 
Drive to the north and a second access to Bergen Road (via the second access constructed by Woodstone).  
 
These connections will provide the ability of traffic generated by these three planned sub-divisions (and 
probable future development) to distribute throughout the local area with multiple access opportunities.  As 
future development continues in the area, which is probable to the west of the Bergen Place West project, every 
effort should be made to create another access to/from Martintown Road between Bergen Road and Gregory 
Lake Road and to Bergen Road west of Adams Branch Road.  By providing inner-connectivity to the adjoining 
sub-divisions, this access would help alleviate some of the congestion currently being experienced at the 
Martintown Road at Bergen Road intersection.  In addition, access drive(s) to the north intersection with 
Gregory Lake Road and Country Club Hills Drive should also be planned for these future developments.   
 
 
CONCLUSIONS 
 
Based on the results of this Traffic Impact Analysis report, it has been shown that the traffic generated by the 
occupancy of the Bergen Place West and Woodstone PUD’s can be accommodated at the site access points 
along Bergen Road with some roadway widening to accommodate the left-turn movements entering either the 
existing drive (Adams Branch Road) and the new Woodstone access driveway.   
 
The Five Notch Road at Bergen Road intersection operates with some delay and the provision of separate left-
turn lane and a separate right-turn lane for the approach will improve conditions at this intersection.  However, 
at the Martintown Road at Bergen intersection, no feasible mitigation is possible due to existing constraints 
which limit traffic signalization and roadway widening.  As such, if traffic volumes as projected occur with 
these developments, an alternative access to Martintown Road should be considered, which if properly 
planned, will alleviate the current and future delays at this critical intersection.   
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EXISTING CONDITIONS 
 
 
 
 
 
 
 
 
INTRODUCTION 
 
SRS Engineering, LLC (SRS) has been retained to evaluate the traffic and transportation impacts resulting 
from the occupancy of two Planned Unit Developments (PUD’s), Bergen Place West and Woodstone both of 
which will be located on the north side of Bergen Road in North Augusta, South Carolina.  The study includes 
the following: 
 

• A review of existing traffic and roadway conditions in the vicinity of the site; 
• Background traffic growth; 
• Proposed site-generated traffic; and 
• Conclusions and recommendations. 

 
Evaluation of the transportation impacts associated with the proposed project first requires a thorough 
description and quantification of the proposed project and the project site, which is included in the following 
sections. 
 
 
PROJECT DESCRIPTION 
 
Each of the proposed PUD’s are generally located on the north side of Bergen Road, between Martintown 
Road and Five Notch Road.  The first PUD known as Bergen Place West, is located to the north of the existing 
Bergen Place sub-division.  This project proposes a total of 289 new single-family residential units and would 
be provided access via inner-connecting with the existing Bergen Place sub-division (access to Bergen Road 
via Adams Branch Road) and will also have and access to Country Club Hills Drive. 
 
The second PUD, know as Woodstone, is located to the east of the existing Bergen Place sub-division and 
proposes at total of 155 new residential units consisting of 123 single-family and 32 townhome units. Access 
to/from this project is proposed via a new driveway to/from Bergen Road just east of Adams Branch Road and 
inner roadway connections to the existing Bergen Place sub-division.   
 
Figure 1 depicts the location of each of the project sites in relation to the local and regional roadway system.  
Figures 2 & 3 depict the proposed development plans respectively for the Bergen Place West and Woodstone 
PUD’s. 
 
 
GEOMETRICS AND TRAFFIC CONTROL 
 
A comprehensive field inventory of the site and study area was conducted during June 2005. The field study 
included a collection of geometric data, traffic volumes, and traffic control with in the study area.  Figure 4 
graphically depicts the study area intersection geometrics and traffic control characteristics. Based on 
information provided by the functional classification plan, the following details the desired future 
characteristics of the study area roadways: 
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� Martintown Road- Minor Arterial;  
� Bergen Road- Collector; and 
� Five Notch Road- Minor Arterial. 

 
 
TRAFFIC VOLUMES 
 
In order to determine the existing traffic volume flow patterns within the study area, manual turning movement 
counts were collected in May 2004.  Weekday morning (7:00–9:00 AM) and evening (4:00-6:00 PM), peak 
period manual turning movement counts were collected at the following intersections which make up the study 
area as defined by Staff: 
 

� Martintown Road at Bergen Road;  
� Bergen Road at Adams Branch Road; and  
� Five Notch Road at Bergen Road. 

 
Summarized intersection count sheets are located in the Appendix at the end of this report.  The existing peak-
hour traffic volumes are summarized in Table 1.  Existing peak-hour traffic flow networks for the weekday 
AM and PM peak-hour conditions are shown graphically in Figures 5 & 6 respectfully.   
 
 

Table 1 
EXISTING TRAFFIC VOLUME SUMMARY 

Bergen Road PUD’s 

Martintown Road at Bergen Road AM 968
PM 1,155

Bergen Road at Adams Branch Road AM 182
PM 239

Five Notch Road at Bergen Road AM 883
PM 1,003

Total Volume 
Entering 

Intersection
Time 

PeriodIntersections

 
 
 
As shown, the volume of traffic at each of the study area intersections is heaviest during the PM peak-hour.  
Also, the greatest volume of traffic occurs at the Martintown Road at Bergen Road intersection; this is most 
likely the preferred travel route for the current residential developments that exists along Bergen Road 
orientated towards the south/I 20 and downtown North Augusta.  
 



6 

PROBABLE IMPACTS OF THE PROJECTS 
 
 
 
 
 
 
 
 
To estimate the impact of site-generated traffic volumes on the roadway network, in accordance with City 
policy, specific project traffic expected with the proposed development was added to the Existing 2005 traffic 
volumes.   This measurement of relative impact between the Existing and Existing plus Site Traffic is the basis 
for the determination of the traffic impact the proposed development will have on the study area intersections.   
 
In addition, a Future traffic volume scenario has also been developed for the development’s 
opening/operational year which includes all existing traffic, any new traffic due to normal traffic growth, any 
traffic related to specific developments that are presently approved and are expected to be completed by 2009; 
the project’s expected design year.    
 
 
BACKGROUND TRAFFIC GROWTH 
 
Traffic growth on area roadways is a function of the expected land development both within the immediate 
area as well as the surrounding region.  Several methods can be used to estimate this growth.  A procedure 
frequently employed identifies the location and type of approved/permitted development.  This produces a 
realistic estimate of growth for local traffic.  However, the drawback of this procedure is that the potential 
growth in population and traffic growth external to the study area would not be accounted for in the traffic 
projections. 
 
An alternative procedure estimates an annual percentage increase in traffic growth and applies that percentage 
to all traffic volumes under study.  The drawback to such a procedure is that some turning movement volumes 
may be growing at either a higher or lower rate at particular intersections.  To provide a conservative analysis 
framework, both procedures have been applied. 
 
Specific Development 
 
In accordance with information provided by the City Staff, there is one currently planned development in the 
area which will cause an increase in traffic volume (in excess of normal traffic volume growth) within the 
study area.  The Bergen Village project is currently under construction and proposes a total of 77 townhomes 
along the easterly section of Bergen Road.  Traffic anticipated to be generated by this development has been 
accommodated for in the analyses of this report. 
 
Annual Growth 
 
An annual growth rate of two-percent per year was developed and approved by SCDOT Staff.  This two-
percent annual growth rate, which would account for all unknown and anticipated development growth, was 
applied to the 2005 Existing peak-hour traffic volumes.   
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PLANNED ROADWAY IMPROVEMENTS 
 
Discussions with City and SCDOT Staff indicate that there are presently no programmed roadway 
improvement which would increase roadway and/or intersection capacity planned within the study area prior to 
or concurrent with the opening year of the project. 
 
 
SITE-GENERATED TRAFFIC  
 
Traffic volumes expected to be generated by the proposed projects were forecasted using the Seventh Edition 
of the ITE Trip Generation manual, as published by the Institute of Transportation Engineers. Table 2 
presents the summarized trip generation characteristics for the site. 

 
Table 2 

PROJECT TRIP GENERATION SUMMARY1 

Bergen Road PUD’s 

Bergen Place West

Single-Family         
289 Units  

Single-Family 
123 Units

Apartment          
32 Units

Total Trips 
Bergen 
Estates

Time Period (a) (b) (c) (b+c) (a+b+c)

Weekday Daily 2,760 1,260 220 1,480 4,240

AM Peak-Hour
        Enter 53 24 4 28 81
        Exit 159 72 15 87 246
        Total 212 96 19 115 327

PM Peak-Hour
        Enter 176 81 23 104 280
        Exit 103 48 12 60 163
        Total 279 129 35 164 443

1  ITE Trip Generation  manual, 7th Ed. 2003,  LUC's 210 (Single-Family) and 220 (Apartment).

Woodstone at Bergen Place

Total Trips 
Bergen 

Developments

 
 
As shown  by this table, in total, both PUD’s can be expected to generate a total of 4,240 (two-way) trips on a 
weekday daily basis of which a total of 327 trips (81 entering and 246 exiting) can be expected during the AM 
peak-hour and 443 trips (280 entering and 163 exiting) would occur during the PM peak-hour.  
 
Individually, Bergen Place West which proposes 289 single-family units is expected to generate 2,760 daily 
trips with a total of 212 trips (53 entering and 159 exiting) expected during the AM peak-hour.  During the PM 
peak-hour, 279 trips (176 entering and 103 exiting) are expected.  Woodstone which proposes 123 single-
family units and 32 apartments is expected to generate a total of 1,480 daily trips with a total of 115 trips (28 
entering and 87 exiting) expected during the AM peak-hour.  During the PM peak-hour, 164 trips (104 
entering and 60 exiting) are expected. 
 
 
TRIP DISTRIBUTION 
 
The directional distribution pattern for site-generated traffic on the study area roadways was based on the 
charactistics of the flow of existing traffic within the study area and has been based on the collected peak-hour 



8 

traffic data.  Figures 7 & 8 illustrate the distribution patterns used for the assignment of site-generated traffic 
to the local roadway for the Bergen Place West and Woodstone projects respectively.   

 
 

TRAFFIC VOLUME SCENARIOS 
 

The site-generated traffic presented in Table 2 has been distributed within the study area roadway network as 
shown by the distribution patterns in Figures 7 & 8.  This has resulted in the site-generated specific volumes 
depicted by Figures 9 & 10 for the proposed developments for the respective AM and PM peak-hours.  As 
requested, the site-generated traffic volumes indicate the total for both developments but also indicate the 
specificity of each of the planned PUD’s.      
 
To demonstrate the site-generated traffic volumes immediate impact to the study area, the site traffic shown in 
Figures 9 & 10 were added to the Existing traffic volumes shown in Figures 5 & 6.  The resulting traffic 
volumes are graphically depicted in Figures 11 & 12.  These volumes were used as the main basis for analysis 
to determine potential improvement measures to mitigate traffic impacts caused by the site traffic which is in 
accordance with current City policy. 
 
Traffic volumes were also developed for Future 2009 conditions.  These volumes include the site traffic 
depicted in Figures 9 & 10 as well as future background traffic formed by the application of the annual two-
percent growth rate.  The resulting volumes are graphically depicted in Figures 13 & 14.  
 
It should be noted that for both the Existing plus Site and Future 2009 traffic volume conditions, traffic 
anticipated to be generated by the adjacent approved/under construction Bergen Village project has been 
accounted for. 
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TRAFFIC OPERATIONS ANALYSIS  
 
 
 
 
 
 

Measuring existing and future traffic volumes quantifies traffic flow within the study area.  To assess quality of 
flow, capacity analyses were conducted under Existing, Existing Plus Site, and Future Plus Site traffic volume 
conditions. Capacity analyses provide an indication of how well the study area intersections serve existing and 
future traffic demands. 
 

METHODOLOGY 
 

Level-of-Service 
 

A primary result of capacity analyses is the assignment of level-of-service (LOS) to traffic facilities under 
various traffic flow conditions1.  The concept of level-of-service is defined as a qualitative measure describing 
operational conditions within a traffic stream and their perception by motorists and/or passengers.  A level-of-
service definition provides an index to quality of traffic flow in terms of such factors as speed, travel time, 
freedom to maneuver, traffic interruptions, comfort, convenience, and safety. 
 

Six levels-of-service are defined for each type of facility.  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. 
 
Signalized Intersections  
 
The six levels-of-service for signalized intersections may be described as follows: 
 

� LOS A describes operations with very low delay; most vehicles do not stop at all. 
 

� LOS B describes operations with relatively low delay.  However, more vehicles stop than LOS A. 
 

� LOS C describes operations with higher delays.  Individual cycle failures may begin to appear. 
The number of vehicles stopping is significant at this level, although many still pass through the 
intersection without stopping. 

 
� LOS D describes operations with delay in the range where the influence of congestion becomes 

more noticeable.  Many vehicles stop and individual cycle failures are noticeable. 
 
� LOS E describes operations with high delay values.  Individual cycle failures are frequent 

occurrences. 
 

� LOS F describes operations with high delay values that often occur with over-saturation.  Poor 
progression and long cycle lengths may also be major contributing causes to such delay levels. 

                                            
1 The capacity analysis methodology is based on the concepts and procedures in the Highway Capacity Manual; 

Transportation Research Board; Washington, DC; 2000. 



10 

 
Levels-of-service for signalized intersections are calculated using the operational analysis methodology of the 
2000 Highway Capacity Manual.  This method assesses the effects of signal type, timing, phasing, and 
progression; vehicle mix; and geometrics on delay.  Level-of-service designations are based solely on the 
criterion of calculated control delay per vehicle, since delay is a measure of driver discomfort, frustration, fuel 
consumption, and increased travel time. 
 
Unsignalized Intersections  

 
The six levels-of-service for two-way stop controlled intersections may be described as follows: 

 
� LOS A represents a condition with little or no delay to minor street traffic. 

� LOS B represents a condition with short delays to minor street traffic. 

� LOS C represents a condition with average delays to minor street traffic. 

� LOS D represents a condition with long delays to minor street traffic. 

� LOS E represents operating conditions at or near capacity level, with very long delays to minor 
street traffic. 

� LOS F represents a condition where minor street demand volume exceeds capacity of an approach 
lane, with extreme delays resulting. 

 
The levels-of-service of unsignalized intersections are determined by application of a procedure described in 
the 2000 Highway Capacity Manual.  The procedure accounts for lane configuration on both the minor and 
major approaches, and conflicting traffic stream volumes.  First, the theoretical maximum or capacity flow of 
vehicles for each minor approach lane is calculated based on a gap acceptance procedure.  The capacities are 
then compared to the demand at the respective minor approaches to determine the control delay for each 
vehicle.  Control delay is used as the criterion for estimating level-of-service for minor street traffic.   
 

Table 3 summarizes the relationship between level-of-service and delay for both signalized and unsignalized 
intersections.  The tabulated delay criterion may be applied in assigning level-of-service designations to 
individual lane groups, to individual intersection approaches, or to entire intersections. 
 
 

Table 3 
 LEVEL-OF-SERVICE CRITERIA1 

 

 
Level-of-Service 

 Signalized 
Intersection2 

 Unsignalized 
Intersection2 

  
A 
B 
C 
D 
E 
F 

  
0.0 to 10.0 

10.1 to 20.0 
20.1 to 35.0 
35.1 to 55.0 
55.1 to 80.0 

>80.0 

  
0.0 to 10.0 

10.1 to 15.0 
15.1 to 25.0 
25.1 to 35.0 
35.1 to 50.0 

>50.0 

1. Source: Highway Capacity Manual, Transportation Research 
Board; Washington, DC; 2000; pages 16-2 and 17-2. 

  2. Delay in seconds-per-vehicle. 
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ANALYSIS RESULTS 
 

Intersection analyses have been conducted at the study area intersections for all previously cited traffic volume 
conditions and/or scenarios.  Results of these analyses are shown in Table 4.  The intersection analysis 
worksheets are contained in the Appendix at the end of this report.  
 
When the site traffic, under the proposed development scenario is applied to the existing traffic volumes, an 
increase in delay is realized.  As per City guidelines, this increase must be mitigated such that equal to or better 
than Existing Conditions are present when traffic generated by the site is accounted for. 
 
 

Table 4 
LEVEL-OF-SERVICE SUMMARY1 

Bergen Road PUD’s 

Peak
Unsignalized Intersections Hour Delay1 LOS2 Delay LOS Delay LOS

Martintown Road at Bergen Road AM 23.2 C 71.9 F 95.1 F
PM 30.4 D 104.1 F 152.5 F

Bergen Road at Adams Brancd Road AM 7.3 A 8.9 A 9.0 A
PM 8.5 A 11.2 B 11.5 B

Five Notch Road at Bergen Road AM 16.0 C 22.0 C 25.5 D
PM 22.5 C 38.0 E 51.7 F

Bergen Road at Woodstone Site Access AM 10.5 B 10.4 B
PM 11.6 B 11.6 B

1. Calculations completed using  the 2000 HCM methodology.
1. Delay in seconds per vehicle.
2. Level-of-Service.

GENERAL NOTES:

1. For unsignalized intersections, delay is representative of the minor street approach.

 2005 Existing                                           
Plus Site Traffic

 2005                              
Existing

To be Constructed by 
Woodstone PUD

 2009                                
Build

 
 
Intersection analyses indicate that, under 2004 Existing Conditions, each of the study area intersections 
operate at acceptable service levels during both peak-hours.  It should be noted that while the Martintown 
Road at Bergen Road intersection operates at acceptable service levels, the westbound left-turn movement 
from Bergen Road to Martintown Road towards the downtown area is a large volume and was observed to 
have operational constraints.   
 
Under Existing plus Site Conditions, two of the intersections are anticipated to degrade in service level to 
either a LOS E or F; Martintown Road at Bergen Road and Five Notch Road at Bergen Road are each 
anticipated to operate poorly during one or both of the peak-hours studied.   
 
Table 5 also depicts the results of the Future 2009 Build Conditions which indicate the same operational 
charactistics as under the Existing plus Site Traffic scenario; both of the unsignalized intersections of 
Martintown Road at Bergen Road and Five Notch Road at Bergen Road operate at poor service levels 
under Future 2009 Build conditions. 
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MITIGATION  
 
 
 
 
 
 
 
 
 
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. 
Measures considered necessary to mitigate roadway system deficiencies are discussed below as they relate to 
the impacts of the proposed project.   
 
 

PROPOSED ACCESS DRIVES 
 
As planned, both of the PUD’s will be provided access to/from Bergen Road via either a direct connection 
(Woodstone) or indirectly by inner connecting to/through Bergen Place (both Woodstone and Bergen Place 
West).  Access to/from Country Club Hills Drive will also be provided via the direct connection that Bergen 
Place West will provide which in turn provides indirect access to Country Club Hills Drive for both the 
existing Bergen Place and the proposed Woodstone sub-divisions.   
 
Based on the analyses, the access drives to/from Bergen Road at the existing intersection of Adams Branch 
Road will see a significant rise in the left-turn volume entering the sub-division.  This increase is, in 
accordance with SCDOT standards, sufficient to require a separate left-turn lane at this unsignalized 
intersection.  As such, a separate left-turn lane with a 180-foot storage lane and a 200-foot taper is suggested 
(taper length may vary depending on method of widening).  To construct this lane, Bergen Road must be 
widened however; the SCDOT design standards for widening this roadway will extend to/through this 
intersection and will have an affect on the proposed access to be constructed for the Woodstone PUD.  While 
the proposed access for the Woodstone project does not meet the SCDOT criteria for a separate left-turn 
entering the project, because of the widening needed at the adjacent Adams Branch Road intersection (which is 
approximately 550-feet to the west), a separate left-turn lane for this access should be constructed in order to 
meet SCDOT design standards.  For further explanation of the impact that the widening of Bergen Road at 
Adams Branch Road intersection will have on the Woodstone access, please refer to the exhibit in the 
Appendix which is provided by the SCDOT.  
 
Site Connectivity/Access   
 
Each of the two proposed projects plans inner-connectivity to the existing Bergen Place sub-division, each 
other and future development to the west.  These connections will provide opportunities to help alleviate the 
concentration of traffic along Bergen Road especially at the Martintown Road intersection which currently has 
a capacity issue.    These internal connections will allow the possibility of the existing Bergen Place sub-
division, the future Bergen Place West sub-division and Woodstone sub-division to  access Country Club Hills 
Drive to the north and a second access to Bergen Road (via the second access constructed by Woodstone).  
 
These connections will provide the ability of traffic generated by these three planned sub-divisions (and 
probable future development) to distribute throughout the local area with multiple access opportunities.  As 
future development continues in the area, which is probable to the west of the Bergen Place West project, every 
effort should be made to create another access to/from Martintown Road between Bergen Road and Gregory 
Lake Road and to Bergen Road west of Adams Branch Road.  By providing inner-connectivity to the adjoining 
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sub-divisions, this access would help alleviate some of the congestion currently being experienced at the 
Martintown Road at Bergen Road intersection.  In addition, access drive(s) to the north intersection with 
Gregory Lake Road and Country Club Hills Drive should also be planned for these future developments. 
 
The following depict the suggested geometry at each access: 
 
Bergen Road at Adams Branch Road 
 
Existing access to be modified- 
 

Exiting the Site- 
• No changes needed, separate left and right-turning lanes are currently provided; and 
• Maintain existing STOP sign control. 

 
Entering the Site- 
• Construct a separate eastbound left-turn entering Adams Branch Road.  Lane should provide 180-

feet of full lane storage and a 200-foot taper; and 
• Maintain the separate westbound right-turn lane currently serving traffic entering from westbound 

Bergen Road. 
 
Bergen Road at Woodstone Access 
 
New access to be constructed- 
 

Exiting the Site- 
• Provide a separate left-turn lane and a separate right-turn lane exiting the site; and  
• Place intersection under STOP sign control where vehicles southbound entering the intersection 

are required to stop. 
 

Entering the Site- 
• Construct a separate eastbound left-turn entering the site access.  Due to the proximity of the left-

turn lane at Adams Branch Road, left-turn lane will be continuous between Adams Branch and the 
Woodstone Access. 

 
Country Club Hills Drive at Bergen Place West Access 
 
New access to be constructed- 
 

Exiting the Site- 
• Provide a single-lane approach which will be a shared left/right-turn lane exiting the site; and  
• Place intersection under STOP sign control where vehicles northbound entering this future 

intersection will be required to stop. 
 

Entering the Site- 
• No separate turning lanes are suggested; current cross-section is sufficient to accommodate project 

traffic. 
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OFF-SITE 
 
Review of the two unsignalized intersection analyses indicate poor service levels under both build conditions 
(Existing and Future).  Reasoning for these poor service levels are the left-turn movements from the minor 
street approaches.  While both intersections operate at a LOS F, the Five Notch intersection is a relatively 
minor delay and not a major issue.  To improve this poor service level, if the eastbound Bergen Road approach 
could be widened to provide a separate left-turn and right-turn lane, operations would improve. 
 
The Martintown Road intersection is not as easy of fix and is a major issue capacity issue.  The westbound left-
turn movement from Bergen Road is significant and would meet peak-hour signal warrants under both current 
and future conditions.  However, the proximity of this intersection to the I 20 ramps creates a safety and design 
issue.  Additionally, other existing constraints that include the limited right-of-way on the Bergen Road 
approach, close proximity of access to an sub-division and the curvature of Bergen Road as it approaches 
Martintown Road all hinder the potential of improving this intersection.   
 
Only widening and installation of signal control can accommodate the traffic volumes at acceptable service 
levels if no other alternative to access Martintown Road is provided in the future.   Therefore, because 
signalization is most likely not feasible at this location, a new access further to the north should be planned as 
part of the future development of the adjoining parcel.  When planned, this access should provide good 
separate from the Bergen Road intersection and provide an adequate connection to surrounding sub-divisions 
by providing a collector through the property.  This new collector must provide good access for all the sub-
divisions which will help divert traffic away from the Martintown Road at Bergen Road intersection if it is to 
improve in operations.   
 
 
CONCLUSIONS 
 
Based on the results of this Traffic Impact Analysis report, it has been shown that the traffic generated by the 
occupancy of the Bergen Place West and Woodstone PUD’s  can be accommodated at the site access points 
along Bergen Road with some roadway widening to accommodate the left-turn movements entering either 
Adams Branch Road and the Woodstone driveway.   
 
At the two off-site intersections, the Five Notch Road at Bergen Road intersection operates with some delay 
and the provision of separate left and right turning lane on the approach will improve conditions at this 
intersection.  However, for the Martintown Road at Bergen intersection, no feasible mitigation is possible due 
to existing constraints which limit traffic signalization and roadway widening.  As such, if traffic volumes as 
projected occur with these developments, an alternative access to Martintown Road should be considered 
which if properly planned, will alleviate the current and future delays at this critical intersection.   
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Memorandum # 26-010 
 
 
 
To:  Planning Commission 
 
From:  Tommy Paradise, Director 
 
Subject: Tree Preservation & Landscaping 
  
Date:  April 8, 2026 
 
The Planning Commission has been reviewing the landscape provisions as they relate to tree 
preservation for the past few months. The Commission has reviewed current regulations. The 
Commission also received input from the Roy Kibler, City Arborist, with his recommendations. 
Lance Cheely, a registered landscape architect and city resident, who works for Cranston 
Engineering provided the Commission his assessment and recommendations as someone who 
works with landscape requirements throughout the southeast. The Planning Commission then 
directed staff to draft a proposal for the Commission to review. 
 
Staff has prepared two recommendations: 
 
Recommendation #1 
The first would be to amend §7.3.3.2 Permits Required to incentivize the preservation of large 
existing trees, except for Pines. A 3-inch caliper large tree is rated to provide 400 sf of tree 
canopy. Staff is proposing that if an existing tree of 15-inches but less than 24-inches DBH is 
preserved it would be rated at 500 sf of canopy. A tree 24-inches DBH or more would be rated at 
600 sf of canopy. If the canopy actually exceeds the amount given, the Planning Director is 
authorized to allow the amount covered. In addition, the tree protections must be shown on the 
approved plans, applied prior to receiving a grading permit, and maintained during construction. 
The Diameter Breast Height is defined in the Development Code as, “Tree diameter measured at 
4.5 feet (1.37 meters) above grade. For multi-trunk trees and other unique site conditions, DBH 
shall be defined as determined by a certified arborist.” 
 
7.3.3 
 
2. Permits Required.  
Permits Required. No clearing permit shall be issued unless the applicant has taken measures to 
preserve trees on the site. Any trees intended to be used towards the net lot tree canopy coverage 
shall have tree protection installed around them per ANSI A300 Standards. 
 
a. No clearing permit shall be issued unless the applicant has taken measures to preserve trees on 
the site. Any trees intended to be used towards the net lot tree canopy coverage shall have tree 
protection installed in accordance with this section. 
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b. Existing trees with a DBH of 15 inches and less than 24 inches, except Pines, may  
receive canopy credit of 500 square feet, those trees with a DBH equal to or greater than 24 
inches DBH, excluding Pines, may receive of 600 square feet of canopy credit. If the applicant 
provides evidence that the actual canopy cover is greater than the credit received, the Planning 
Director may increase the canopy coverage for the designated tree to the amount equal to the 
coverage.  
 
In order to receive this credit, the tree size, type, and protection area must be shown on  
the approved plans and protected throughout the construction process in accordance with this 
section. 
 
c. During grading and construction, a protected area equal to one-foot radius for every inch of 
DBH of each tree shall be provided within which paving, grading, or the storage of dirt, building 
materials, debris, or any other materials or any other equipment shall not be allowed. Each 
protected area shall be enclosed by a barrier constructed in a manner required and approved by 
the Planning Director prior to issuance of a grading permit. Failure to maintain barriers may 
result in revocation of the building and/or grading permit. For projects not requiring a grading 
permit, installation of the required barriers shall be approved by the Planning Director prior to 
issuance of a building permit. Protective barriers shall be maintained until issuance of a 
Certificate of Occupancy. The protected area shall be permanent and maintained by the property 
owner. No pavement shall be installed in the protected area. The Planning Director may reduce 
the protected area or allow intrusions into it if such actions would not adversely affect the 
survival and health of the tree. 
 
Recommendation  #2 
 
The second option is specifically for major single-family residential subdivisions. It would create 
Section 7.4.4  Residential Subdivision Buffer Requirements. The proposal would require a 
require a 25-foot undisturbed buffer along the exterior boundary of the subdivision. The buffer 
could be penetrated to provide necessary infrastructure. The buffer would be a common area 
maintained by a Homeowner’s Association or other entity having ownership. It would also allow 
the Planning Director to require additional plantings if the buffer is not sufficient. Each homesite 
is required to have 20% canopy coverage to receive their Certificate of Occupancy.  
 
Section 7.4.3.3 of the NADC currently states, “Buffer on Property Line. When platting abutting 
lots, the applicant may establish a buffer that straddles a property line between lots if the 
cumulative buffer width is maintained. Trees along that are proposed for that property line shall 
stagger one another to allow for trees to grow to maturity on both sides. If the required amount of 
plant material cannot be installed due to unforeseen site changes, the developer shall pay into the 
city’s Tree Fund in lieu of installing the plants. 
 
7.4.4 Buffer Requirements for Residential Subdivision 
 
An undisturbed buffer is required between adjacent single-family residential major subdivisions. 
A minimum 25-foot natural buffer shall be maintained along the exterior boundary of a common 
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development adjacent to streets and a 15-foot undisturbed buffer between existing subdivisions. 
Said buffer shall be fully contained in the development's common area and maintained by a 
Homeowner’s Association or other entity having ownership. Such buffer shall remain 
undisturbed, except to provide necessary infrastructure. The planning director may approve 
alternate entrance buffer treatments. 
 
The buffer shall consist of a natural buffer, utilizing existing vegetation, or, upon written 
approval of the planning director or his or her designee, a planted berm which provides a visual 
screen to a minimum height of six feet, or any combination of existing and replanted vegetation 
which can reasonably be expected to create a visual screen to a minimum height of six feet 
within two growing seasons. Where deemed necessary by the Planning Director, additional 
measures may be required to provide an effective screen. Any screening buffer area shall be 
maintained in good order at all times by the owner of the property. 
 
Recommendation #3 
 
During the March 16th meeting, the Planning Commission requested a recommendation for the 
definition of a Grand Tree and suggestions on limiting their removal.  
 
Definition of Grand Tree: Any tree, other than a pine, with a DBH of 24-inches or greater in size.  
 
7.3.3. be amended to add e. All landscape plans shall how existing grand trees and any grand tree 
proposed to be removed. 
 
7.3.2 amended to add .7  The removal of a Grand Tree is prohibited unless one or more of the 
following can be demonstrated to the satisfaction of the Planning Director after consultation with 
appropriate city staff members: 
 

1. The tree is diseased, dying, or dead. 
2. The tree causes a safety hazard to nearby buildings or pedestrian or vehicular traffic. 
3. The tree is causing structural damage to a building or other structure that reasonable 

maintenance cannot prevent. 
4. The tree is interfering with an existing underground utility line or overhead wiring. 
5. It is necessary to allow construction of a road essential for access to the site, subject to 

the requirement that the inches of Grand and Significant trees removed therefore shall be 
replaced when the site is developed. 

6. For sites that are being developed, no Grand Tree may be removed unless the Planning 
Director determines there is absolutely no alternative because of unavoidable grading or 
because of the required configuration of paving, essential utilities, or buildings.  
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Memorandum # 26-009 

 
To:  Planning Commission 
From:  Tommy Paradise, Director 
Subject: Possible Amendment to Sign Regulations 
Date:  April 8, 2026 
 
The Board of Zoning Appeals have recently heard several variance requests to allow increased 
sign square footage for wall signs greater than the maximum per lot allowed by Section 9.6.2 and 
Table 9.3. The Board of Zoning Appeals requested that the Planning Commission review the 
applicable sections of the Development Code for possible revisions. 
 
Section 9.6.2 states, “Maximum Total Signage Allowed by District. Table 9.3 outlines the total 
combined square footage allowed by lot for non-residential districts.” 
 

 
 
Section 9.6.4.3 states: 
 
3. Shopping Centers  
 

a. A Master Signage Plan is required for any new shopping center permitted after January 
1, 2020. A Master Signage Plan is recommended for existing shopping centers.  

 
b. Wall Sign maximum square feet shall be 1,000; or five percent of ground floor area; or 
one square foot per linear foot of street frontage, whichever is least.  

 
c. Freestanding signage maximum area shall be 150 square feet or 0.5 square feet per 
linear foot of street frontage, whichever is less. 
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d. Maximum Height shall be 25 feet. Minimum Setbacks shall be five feet on the front 
and ten feet on the side. 

 
A Shopping Center is defined in the Development Code as: 
 

Shopping Center. A group of commercial/retail establishments planned, 
constructed, and managed as a total entity, with customer and employee parking 
provided on-site, provision for goods delivery separated from customer access, 
aesthetic considerations and protection from the elements, and landscaping and 
signage in accordance with an approved plan. 

 
Staff has reviewed the sections and as a possible solution may add wording to amend Section 
9.6.2 to read: 
 

9.6.2 Signage Allowed By District. The following sign types are allowed by 
zoning district, subject to any additional provisions of this article. Maximum 
Total Signage Allowed by District. Table 9.3 outlines the total combined square 
footage allowed by lot for non-residential districts. Except, where a single parcel 
contains more than one business, each business may have a front wall sign not 
exceeding 10% of the square-footage of tenant front façade.  

 
Staff would further recommend deleting Section 9.6.4.3. 
 
The Planning Commission may have additional ideas they wish staff to research as well.  
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Item

Development 
Applications

Received Approved Received Approved Received Approved Received Approved

Subdivisions
   Major Subdivision Plans (PP) 0 0 1 0 0 0 1 0
          Planned Acres 0 0.00 1.42 0.00 0.00 0.00 47.30 0.00
          Planned Lots 0 0 1 0 0 0 88 0
   Minor Subdivision Plats 
(MP) 3 3 7 7 1 1 4 4
          Platted New Lots 3 3 7 7 1 1 4 4
   Major Subdivision Plats 
(FP) 1 0 1 0 0 0 0 0
          Platted Acres     10.87 0.00 10.87 0.00 0.00 0.00 0.00 0.00
          Platted Lots 35 0 35 0 0 0 0 0

Site Plans
   Minor Site Plans (MSP) 2 1 4 1 1 0 1 1
   Major Site Plans (SP) 0 1 2 1 0 0 0 0
   Site Plan Modification 
(SPM) 0 0 0 0 0 0 3 3
          Total Site Plan Acres 25.9 0.80 48.01 14.20 0.90 0.00 5.34 4.44

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

          PD Acres 0 0 0 0 0 0 0 0
Development Plan 
Modification (PDM) 0 0 1 0 0 0 1 0

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

Annexation Cases (ANX) 0 0 0 0 0 0 0 0
Approved by City Council 0 0 0 0 0 0 0 0
          Parcels 0 0 0 0 0 0 0 0
          Acres 0 0 0 0.00 0 0 0 0

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

City of North Augusta
Department of Planning and Development 
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Item

Received Approved Received Approved Received Approved Received Approved

Zoning/Text 
Amendments
   Rezoning (RZM) 0 0 0 0 0 0 1 0
          Parcels 0 0 0 0 0 0 1 0
          Acres 0 0.00 0.00 0.00 0.00 0.00 1.00 0.00
   Conditional Zoning (RZC) 0 0 0 0 0 0 0 0
          Parcels 0 0 0 0 0 0 0 0
          Acres 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
   Text Amendments (RZT) 0 0 1 1 0 0 0 0

Other
   Certificates of Zoning 
Compliance (CZC) 9 9 23 23 7 7 23 23

   Zoning Confirmation Letters (LZC) 1 1 6 6 0 0 1 1
   Residential Site Reviews 34 34 103 103 10 10 56 56
   Sign Permits (SN) 6 6 16 16 10 10 20 20
  Right of Way Naming 
(RWN) 0 0 0 0 0 0 0 0
   Right of Way Abandonment 0 0 0 0 0 0 0 0
   Planning Projects (PROJ) 0 0 0 0 0 0 0 0
   Communications Towers (CT) 0 0 0 0 0 0 0 0
   Conditional Use Permits (CU) 2 2 3 3 1 1 2 2

Item

Appeals Received Approved Received Approved Received Approved Received Approved

   Variances 1 0 4 3 1 0 2 1
   Special Exceptions 0 0 3 3 1 0 4 2
   Administrative Decisions 0 0 0 0 0 0 0 0
   Waivers 0 0 0 0 0 0 0 0

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

This Month Year To Date Same Month Last 
Year Last Year To Date
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Item

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

Item

Code Enforcement Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Case Received 
or Investigated

Case 
Closed

Property Maintenance 11 5 21 19 6 7 23 15
Property Leins/Contractor 
Mitigation 0 0 0 0 0 2 0 3

Swimming Pools 0 0 0 0 0 1 0 2
Recreational 
Vehicles/RV/Boat/Utility 
Trailers

6 5 15 12 3 3 5 5

Illegal Vehicles 13 17 35 32 12 8 35 32
Commercial 
Vehicles/Equipment 2 2 4 6 0 1 1 1

Temporary Signs 93 93 223 223 169 169 381 381
Landscape Inspections 28 28 84 84 34 34 51 51
Structure Demolitions 0 0 0 0 0 0 0 0
Citation/Summons Issued 0 0 0 0 0 0 0 0

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

$1,273.31 $507.77 $2,273.31
$0.00 $0.00 $0.00 $0.00

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

$3,222.82 $7,353.03 $1,218.65 $6,184.99
$250.00

$0.00 $0.00 $0.00 $0.00
$3,472.82 $10,575.85 $1,726.42 $8,458.30



Application 
Number

Tax Parcel Number Applicant Legal Description Zone Approval Date Structure

B26-0132 106 00 14 023 Stanley Martin Homes 5375 Proper Ct R-7 3/3/2026 New Residential  Constru

B26-0134 011 09 09 015 DR Horton INC 5215 Montana Loop R-5 3/3/2026 New Residential  Constru

B26-0135 011 09 09 016 DR Horton INC 5191 Montana Loop R-5 3/3/2026 New Residential  Constru

B26-0136 011 09 09 017 DR Horton INC 5181 Montana Loop R-5 3/3/2026 New Residential  Constru

B26-0137 011 09 09 018 DR Horton INC 5175 Montana Loop R-5 3/3/2026 New Residential  Constru

B26-0138 011 09 09 019 DR Horton INC 5165 Montana Loop R-5 3/3/2026 New Residential  Constru

B26-0151 014 00 02 239 First Choice Home Builders 1372 Satilla Pl PD 3/9/2026 New Residential  Constru

B26-0152 014 00 02 238 All Weathers Construction 1392 Satilla Pl PD 3/9/2026 New Residential  Constru

B26-0153 007 10 10 002 Starnes Company 312 W Forest Ave R-7 3/9/2026 Master Bedrm W/Bath
SP26-0003 002 20 08 007 Pete Alewine Pool Co 916 River Oak Dr R-14 3/9/2026 Swimming Pool

B26-0155 006 08 06 004 Your Neighborhood 225 Mossy Oak Cir R-7 3/11/2026 New Residential  Constru

B26-0156 011 09 08 024 DR Horton INC 5152 Montana Loop R-5 3/11/2026 New Residential  Constru

B26-0157 011 09 08 025 DR Horton INC 5142 Montana Loop R-5 3/11/2026 New Residential  Constru

B26-0158 011 09 08 026 DR Horton INC 5134 Montana Loop R-5 3/11/2026 New Residential  Constru

North Augusta Planning Department

March 2026 Staff Approvals

Residential Site Plans
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B26-0159 011 09 08 027 DR Horton INC 5126 Montana Loop R-5 3/11/2026 New Residential  Constru

B26-0160 011 09 08 028 DR Horton INC 5118 Montana Loop R-5 3/11/2026 New Residential  Constru

B26-0163 106 00 14 025 Stanley Martin Homes 5399 Proper Ct R-7 3/11/2026 New Residential  Constru

B26-0165 002 11 02 051 J-Mar Builders & Services 362 Osprey Pt R-14 3/11/2026 Remodel Cottage/add deck

B26-0167 006 11 12 005 Ivey Residential 372 Bobbye Dr R-7 3/12/2026 New Residential  Constru

B26-0168 006 11 07 021 Ivey Residential 250 Bobbye Dr R-7 3/12/2026 New Residential  Constru

B26-0171 106 00 13 017 Keystone Homes 472 Parakeet Ct R-10 3/17/2026 New Residential  Constru

B26-0099 006 11 03 176 Tridium Development 122 Springwood Dr R-7 3/17/2026 New Residential  Constru

B26-0013 005 10 11 041 Winchester Homes 251 Oakbrook Dr PD 3/24/2026 New Residential  Constru

B26-0045 002 12 06 050 DR Horton INC 5199 Warbler Ct R-10 3/24/2026 New Residential  Constru

B26-0180 002 12 06 043 DR Horton INC 3420 Wrenfield Way R-10 3/24/2026 New Residential  Constru

B26-0183 002 12 06 042 DR Horton INC 3436 Wrenfield Way R-10 3/24/2026 New Residential  Constru

B26-0184 002 12 06 041 DR Horton INC 3454 Wrenfield Way R-10 3/24/2026 New Residential  Constru

B26-0185 002 12 06 009 DR Horton INC 3375 Wrenfield Way R-10 3/24/2026 New Residential  Constru

B26-0186 002 12 06 008 DR Horton INC 3357 Wrenfield Way R-10 3/24/2026 New Residential  Constru

B26-0187 005 12 15 013 K&K Exteriors 288 Orchard Way R-7 3/24/2026 Install Patio Cover
SP26-0004 005 14 02 006 CSRA Backyard Oasisi 105 Adams Branch Rd R-14 3/24/2026 Swimming Pool

B26-0188 006 19 05 052 Tallents Construction 1017 Senic Ct R-14 3/24/2026 Deck 10x12 Screened Porch
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B26-0193 002 12 06 040 DR Horton INC 3474 Wrenfield Way R-10 3/26/2026 New Residential  Constru

B26-0194 002 12 06 039 DR Horton INC 3494 Wrenfield Way R-10 3/26/2026 New Residential  Constru

Application 
Number

Tax Parcel Number Applicant Legal Description Zone Approval Date Use

SN26-012 006 18 10 003 Glynn Bruker The Harbor at Carolina Ave. R-5 3/3/2026
SN26-013 007 14 10 005 Aisha Quichocho-Hernandez Beanie Bens DTMUZ 3/3/2026
SN26-014 006 12 05 001 EZZI Signs Burlington GC 3/3/2026
SN26-015 007 12 06 033 Full Tilt Sign Co Advance Stores Com Inc. GC 3/11/2026
SN26-016 007 14 10 006 Karen Waldheim Stifel DTMU1 3/16/2026
SN26-017 007 18 05 003 Cimberlia Brinkley Brinkley's Chop House Awning PD 3/27/2026

Application 
Number

Tax Parcel Number Applicant Legal Description Zone Approval Date Use

CZC26-021 006 17 05 004 Katherine Harley Revia Wellness Spa NC 3/3/2026
CZC26-022 007 10 19 021 Tamera Nesmith Earth Tone Beauty DTMU1 3/3/2026
CZC26-023 012 09 02 004 James Crosby Gold Cross EMS P 3/6/2026
CZC26-024 007 17 02 005 Briar Van Haastrecht BeachView Events DTMU2 3/11/2026
CZC26-025 007 14 10 006 Karen Nall Waldheim Stifel DTMU1 3/12/2026
CZC26-027 007 18 05 004 Stephanie Wates Burgers & Dawgs PD 3/19/2026
CZC26-028 007 14 11 011 Andre Fields Fields Restoration DTMU2 3/19/2026
CZC26-029 007 07 11 062 Davis Blosser ster Life dba Cousins Maine Lob PD/HC 3/19/2026
CZC26-030 013 17 04 001 Karen Key St Joseph Hospice PD 3/19/2026

Sign Permits

Certificate of Zoning Compliance Approvals
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