MEETING AGENDA
The City of Beaufort
PLANNING COMMISSION
1911 Boundary Street, Beaufort, SC 29902
Phone: 843-525-7011 ~ Fax: 843-986-5606
Monday, December 15, 2025, 5:00 P.M.
City Hall, Council Chambers, 2" Floor — 1911 Boundary Street, Beaufort, SC

Please click the link below to join the webinar:
https://us02web.zoom.us/i/814832855192pwd=PozbejicwspV8kkZGGTiBdD8guVAlt.1

Password: 581624 Meeting 1D: 814 8328 5519 Call in Phone #: 14+929-205-6099

STATEMENT OF MEDIA NOTIFICATION: "In accordance with South Carolina Code of Laws,
1976, Section 30-4-80(d), as amended, all local media were duly notified of the time, date, place and agenda of
this meeting."

Please note, this meeting will be broadcast via zoom and live-streamed on YouTube. You can view
the meeting at the City's page; City Beaufort SC
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Note:

Call to Order
Pledge of Allegiance
Review of Commission Meeting Minutes:

A. November 3, 2025 Worksession Minutes

B. November 17, 2025 Regular Meeting Minutes

Questions Relating to Military Operations
New Business:
A. Sketch Plan Beaufort FSED & PCC — 396 Robert Smalls Parkway. The Applicant, Conor

Blaney with Ward Edwards is proposing a commercial development to include a free-standing
Emergency Department and a Primary Care Clinic.

Election of Historic District Task Force Representative
Board Meeting Schedule for 2026

Planning Worksession January 20206 Date

Election of Officers for 2026

Adjournment

If you have special needs due to a physical challenge, please call Julie Bachety at (843) 525-7011.


https://us02web.zoom.us/j/81483285519?pwd=PozbejicwspV8kkZGGTjBdD8guVAlt.1

Meeting Minutes
PC Worksession — Nov. 3, 2025




Planning Commission
Work Session Minutes — November 3, 2025

CALL TO ORDER 0:27

A work session of the Planning Commission was called to order by Chairman Mike Tomy and was held in-
person in the Planning Conference Room on November 3, 2025 at 1:00 PM. The meeting was recorded and
streamed on Facebook in accordance with City Policy.

ATTENDEES

Members who were in attendance: Mike Tomy, Chairman, Bill Bardenwerper, Vice-Chairman, Libby Anderson,
Clinton Hallman, Benjie Morillo, and Bill Suter.

Members Absent: Kim McFann

Staff in attendance: Curt Freese, Community Development Department Director, Christopher Klement, Planner
Il and Nicolas Navia, Planner I.

DISCUSSION 1:02

Before the discussion items occurred, Mr. Tomy went over a few things first.

1. Mr. Tomy asked Mr. Suter about the latest status of the Waterfront Park/Promenade rehabilitation
project. Mr. Suter stated City Council will be reviewing this at their next work session on Tuesday,
November 18. Meanwhile, a Questionnaire for better involvement and interaction with the citizens of
the City of Beaufort was drafted to be disseminated. City Manager, Scott Marshall, will have it put on
the City’s website and in the newspaper. There are 3 designs proposed and they will be presented
after the first of the new year (2026). Citizen, Paul Trask, referred to the discussion of the marina
lease in the Executive Session and said this is what got the City in trouble the first time, not revealing
the details of a lease in public as it was being negotiated.

2. The new Historic District Task Force Committee that is being formed mentioned that Mr.
Bardenwerper will be added to the task force as an ad-hoc position. Mr. Bardenwerper’s experience
as a land attorney will be extremely helpful. There was a publication put out requesting people from
the Northwest Quadrant community to get involved .There are five positions open and City Council
will be appointing these. The deadline to apply is December 31, 2025.



Jeremy Tate consultant with Meadors Architecture went over some proposed changes.

The Planning Commission (PC) started to review Chapter 4 Building Design and Infill Standards and agreed to

discuss some of the major issues first. Mr. Tomy went over the Six General Design Principles: (1) Order, (2)

Arrangement, (3) Symmetry, (4) Proportionalism, (5) Propriety and (6) Economy. After that the Commission

members and staff delved into discussing potential revisions, starting with Chapter 4. The discussed changes

are as follows:

e Sec.4.1.1.C-add “and bult environment” after the word natural and delete the wording neighboring
development.

Ms. Anderson spoke about the definition of Forecourt. It was agreed that the 12’ x 12’ might need to be
edited. A good picture is also needed. Mr. Tate referred to Green Oaks Apartments as an example. PC agreed
to keep the Forecourt but to change the language a bit.

Mr. Tomy had an issue with slab on grade and also where the siding comes down to grade; its seen over and
over and he referred to page 16 of the proposed code edits that were provided by Mr. Freese. It is also seen
throughout other areas of the Code. Mr. Freese recommended adding following sentence: “Elevation - New
construction shall be elevated” under Sec. 4.5.4.b.1. And adding the Elevation information from page 16 to
page 17 as #9.

PC agreed under Sec. 4.5.4 Single Family Detached House item B.2. to delete the sentence: “This height
requirement does not apply outside of the Historic District.”

Mr. Bardenwerper referred to section 4.5.7.B.1 that says, “Porches are not preferred, but may be used in
buildings containing 12-units or less if they provide direct access to the unit from the street or sidewalk.” Also,
add the word “porch” in front of the word “Stoop”. Ms. Anderson referred to Ashley Point.

Mr. Bardenwerper referred to section 4.5.7.B.2 Parking on-site and the issues with parking on the street with
apartment complex designs. Mr. Freese suggested removing the first sentence, “On-site parking must be

located behind the building and accessed off a rear alley.”

Mr. Freese stated there was a change under Sec. 4.5.9.B.3 under Height that the minimum height for Liner
Building is now 16 feet and 2 stories instead of 1 story.

Public Comment

Paul Trask referred to the Take 5 Qil Change building on Robert Smalls Parkway, and a Liner Building addition
that was placed on it so it would meet the Code requirement and it is still vacant today. He felt it would
remain vacant for a long time. Mr. Tate referred to the Mavis Tire building on Lady’s Island. Mr. Trask also
referred to the Chipotle and South Atlantic Bank building regarding drive-thrus.

Public Comment Closed.
The PC took a break at this time. 1:59:08

The PC reconvened at this time. The PC agreed to go over Chapter 4, page by page, 2:13 :30
and proposed changes to following Sections:



4.1.1.B - remove the word “high” and change the word “street to streetscape”.

4.1.1.C — add the words “and built environment” and delete the words “surroundings and neighboring
development.”

4.1.1.D —remove.
4.3.1.B — Under Intent, the word “climate”, needed to be added to the overall definition section.
4.3.1.C — change the wording to read “architecture vernacular.”

4.3.1.C — after shaped by local, add “design.” Add a period after craftsmanship and delete the rest of the
sentence.

4.3.1.C —delete the second paragraph.
4.3.2.B — delete the sentence starting with “Relationship to the Street.”
4.3.2. D.1 — change “rectangular” to “complimentary”.

4.3.2.D.2 - add the words “when possible” after the word resemble and add “local businesses” after the word
barns.

4.3.2.F.a — add the words “using historical proportions” after the word “wide”.

Page 5 item b under Raised foundations — add the word “proportional” after the words “incorporate a” and
change “foundation” to “foundation(s)” and change “waterlines” to “water table”.

Page 5 item d under Low-pitched roofs delete the words “to reduce the amount of heat trapped in the
building.” Need to add a definition for “pitch” to the overall definition page.

Page 6 item iii —add “but must be properly actuated.”
Page 6 item iv.1 —remove.

Page 6 item v.1 — remove the sentence “Material options: Typically made from painted steel or galvalume”
and add “With a long term or permanent color finish.”

Page 6 item v.2 — remove the words “and are typically required to be dark gray or black.”
Page 6 item vii.2 — add at the end of the sentence (Consider UV rating).

Page 6 item vii.1 — remove sentence.

Page 7 item viii — change “should” to “shall”.

Page 8 item P.a — remove the word “gasoline”.



Page 8 item Q — remove the sentence “however, the Planning Commission or staff may work with applicants
to incorporate limited signature design elements.”

4.5.1.C General — this is a repeat. Refer to the previous section that this also speaks about.
Page 17 item h —remove the word “one” and replace it with “two”.

Page 17 item 8.c — change rocks to “stone”.

Page 18 item B.3 — add T3-S to the Location, Specific title and remove T3-N.

The Planning Commission was unable to finish revising Chapter 4.

Public Comment:

Paul Trask asked if the rest of the changes will be brought up at a regular meeting or another worksession.
Public Comment closed.

The Planning Commission will discuss the rest of the Code amendments at their next Work Session on
Monday, Dec. 1%, 2025 at 1:00PM.

The Worksession ended at 4:41 pm.



Meeting Minutes

PLANNING COMMISSION
REGULAR MEETING

Nov. 17, 2025




New Business

396 ROBERT SMALLS PARKWAY

Sketch Plan approval for development
of a Free-Standing Emergency
Department (FSED) & Patient-Care
Center (PCC)

by Novant Health



MAJOR SUBDIVISION REVIEW E@AD @

Sketch Plan — Application Form ; /\ﬂ
Community Development Department

1911 Boundary Street, Beaufort, South Carolina 29902 Application Fee: $250
p. (843) 5257049 / £. (843) 986-5606

Email: 1ucl()pm:.m(wut\nﬂx aufort.org / Website: www.cityotbeautort.org

OFFICE USE ONLY: Date Fited: __(/// ¢ Application #: A Ll zoning District e

Approved By: Date:

Pursuant to Section 6-29-1145 of the South Carolina Code of Laws, is this tract or parcel restricted by any recorded
covenant that is contrary to, conflicts with, or prohibits the activity described in this application? [ Yes H No

Has Project Attended a TRC Meeting? (Required) B Yes [ No

Submittal Requirement: 7 hard copies and 1 digital copy of all forms and information are required.

Applicant Information:

Conor Blaney
Applicant Address: PO Box 381, Bluffton, SC 29910
cblaney@wardedwards.com . 757-814-0824

Applicant Phone No.

Applicant Name:

Applicant E-mail:

Applicant Title: [0 Homeowner [ Tenant [ Architect B Engineer [ Developer O Contractor
Owner (if other than the Applicant) Novant Health South Carolina Holdings, LLC

T 2085 Frontis Plaza Blvd, Wiston Salem, NC 27103
mhstiene@novanthealth.org . 704-316-4351

Owner E-mail:

Project Information:

. Beaufort FSED & PCC
396 Robert Smalls Parkway
R120 028 000 1248 0000

Project Nam

Property Address:

Property Identification Number(s):

Site Area in Acres:

Proposed Area Allocations (in acres and percentage):

3.61 ,60
1.1 19

e Developed Area:

e Civic/Open Space:

1 | See Sectior 3 of the Beaufor l)u.glv.l"n.\—m( ode tor complete infomation about Sketeh Plan review updaced Oct, 23, 20

This form is also avalable online at www.citvotheaufort.org



MAJOR SUBDIVISION REVIEW
Sketch Plan — Application Form

Community Development Department
1911 Boundary Street, Beaufort, South Carolina 29902 Application Fee: $250
p. (843) 525-7049 / f. (843) 986-5606

Email: development(@citvofbeaufort.org / Website: www.cityotbeaufort.org

Brief Project Narrative: (Attach any necessary documentation, spec sheets, pictures, paint swatches, etc.)

The proposed development is to include a new 11,620 SF Free-Standing Emergency

Department (FSED) and 5,750 SF Primary Care Clinic (PCC) in the City of Beaufort,

on a 14.4-acre parcel along Hwy-170. The property is undeveloped, identified as
Tax Map Number R120 028 000 1248 0000, and zoned Institutional and Campus (IC)

within the City of Beaufort municipal limits. Proposed drives, parking, landscaping,

utilities, and other infrastructure will also be constructed in support of the development.

Certification of Correctness: I/we certify that the information in this application is correct.

Applicant’s Signature: h’% Date: 11/15/2025

NOTE: See pages 3-4 for the Sketch Plan requirements and checklist.

2 | See Seetion 7.5.3 of the Beaufort Development Code tor complere information about Skereh Plan review updated Crer. 23, 20

This torm s also avalable online ar www. cirvotheaufort.ore



MAJOR SUBDIVISION REVIEW
Sketch Plan — Application Form

Community Development Department

1911 Boundary Street, Beaufort, South Carolina 29902 Application Fee: $250
p. (843) 525-7049 / f. (843) 986-5606

Email: development(@citvofbeaufort.org / Website: www.cityotbeaufort.org

Sketch Plan — Requirements and Checklist:

The Sketch Plan shall consist of the following:

B Street Plan: A preliminary traffic plan that addresses the following elements:
B The proposed street network and connectivity to the existing street network, including all proposed access points.
B The location and layout of all arterial and collector roads within the development.

B The scope of a traffic impact study prepared by a SC licensed traffic engineer which evaluates proposed access points,
the existing street system, and any need for any road improvements (including off-site improvements) created by the
proposed development.

B Community Open Space Plan: A preliminary open space plan that depicts compliance with Section 7.4 of this Code,

with the following elements:
| Proposed community open space distribution and location, including percentage of open space.
B Compliance with Section 7.4.2, Community Green Space and Community Open Space Requirement.
B Required buffer areas in accordance with Section 5.5.1.
B Wetland areas and setbacks as determined by SCDES-BCM, if applicable.
B Proposed park locations, acreage, and types of parks in accordance with Section 7.4
B Pedestrian Network:
B T.ocation of all trails within the development, and connection to existing trail networks.

B Connectivity of sidewalks to the existing pedestrian system, including any off-site sidewalk improvements. This
includes planning for a one-quarter mile pedestrian distance.

B Depiction of any bike lanes or any other multi-modal features.
B Zoning/Design:
B Location of zoning boundaries depicted on the Sketch Plan.
B Sketch Plan shall show how the development is consistent with the surrounding area, and within the property itself.
B Conceptual building design and massing.
B Overall Utility Plan:

B A letter from the appropriate utility, confirming the existing capacity of the surrounding utility system, and the future
capacity of the utility system for the proposal. Utility plans for the interior of the development (such as water and sewer
service lines) are not required as part of this process.

B Proposed connections to the existing utility system.

3 | See Seetion 7.5.3 of the Beaufort Development Code for complere information about Sketeh Plan reviews. | updated Oer. 23, 2025

T'his form s also available online ar www.citvotheanfort.org




MAJOR SUBDIVISION REVIEW
Sketch Plan — Application Form

Community Development Department

1911 Boundary Street, Beaufort, South Carolina 29902 Application Fee: $250
p- (843) 525-7049 / f. (843) 986-5606

Email: development(@citvofbeaufort.org / Website: www.citvotbeaufort.ore

Sketch Plan — Application Submittal Requirements:

B Sketch Plan: The application package shall include the following items:
B Sketch Plan application form and fee.
Name of project.
North arrow, scale (not greater than one inch equals 200 feet), and date of preparation.
Vicinity map.
Legal description.
Acreage of property; acreage in each zoning district; acreage in parks; and acreage in open space.
USGS topographic contours,
Location and approximate acreage of proposed land uses.
Existing easements and rights-of-way on or adjacent to the property.

Existing streets on or adjacent to the property (show and label street names).

Table providing the following information for each proposed land use area: total acreage, proposed density; and
proposed number of dwelling units and/or commercial buildings.

B Location and acreage of proposed open space and parks as per Section 7.4, trails, regional trail connections,
playgrounds, schools or other public uses.

B Proposed street system depicting the location and layout of all arterial and collector roads within the development.

B The scope of a traffic impact study prepared by a SC licensed traffic engineer which evaluates proposed access points,
the existing street system, and any need for any road improvements (including off-site improvements) created by the
proposed development,

B Floodplain boundary with a note regarding the source of information.
B Zoning on adjoining properties.

B A letter from the appropriate utility, confirming the existing capacity of the surrounding utility system, and the future
capacity of the utility system for the development.

B Proposed connections to the existing utility system.
O The location of any proposed or required lift stations.

B Design rationale — description of how the development is integrated with the surrounding area, how it responds to
site features/constraints and how it is consistent with this code.

B General description of plan for drainage and storm water management, including any regional drainage solutions.
B Description of how the proposed development complies with the City’s Comprehensive Plan.

B Concept of structure location, massing and design.

4 ‘ See Seenion 7.5.3 of the Beauforr Developmenr Code for complere informarion about Skerch Plan reviews. | updated Oer 23, 202

This form is also avatlable online ar www.citvotheaufort.org
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Project: Beaufort FSED & PCC
City of Beaufort, SC

Date: November 14t 2025

Applicant: Novant Health
Primary Contact: Matthew Stiene
Senior Vice President, Construction & Facility Services
2085 Frontis Plaza Blvd, Winston Salem NC, 27103
E: mhstiene@novanthealth.org
P: 704-316-4351

Agent: Ward Edwards, Inc.
Primary Contact: Conor Blaney, PE
P.O. Box 381
Bluffton, SC 29910
E: cblaney@wardedwards.com
P:(757) 814-0824

Description

The proposed development is to include a new 11,620 SF Free-Standing Emergency Department (FSED) and
5,750 SF Primary Care Clinic (PCC) in the City of Beaufort, on a 14.4-acre parcel along Hwy-170. The
property is undeveloped, identified as Tax Map Number R120 028 000 1248 0000, and zoned Institutional
and Campus (IC) within the City of Beaufort municipal limits. Proposed drives, parking, landscaping, utilities,
and other infrastructure will also be constructed in support of the development. The site is relatively flat
with elevations running from 21 to 19 and will not require any wetland impacts.

Zoning District
Institutional and Campus (IC)

Design Rationale
The proposed FSED and Primary Care Clinic will significantly enhance access to high-quality medical care,

support community well-being, and help meet the growing healthcare needs of Beaufort County. These
facilities align with the intent of the IC zoning district, which is designed to accommodate higher-intensity,
larger-scale institutional and commercial uses. The operational scale and overall site activity of an FSED and
PCC are fully compatible with the purpose of the district and the surrounding corridor, providing essential
services while integrating seamlessly into an area already characterized by impactful community-oriented
and service-based development.

City Comprehensive Plan Compliance

The proposed FSED and Primary Care Clinic align with several goals of the City of Beaufort Comprehensive
Plan. The project helps expand access to everyday and emergency healthcare services, supporting the
Plan’s focus on maintaining quality community services as the area grows. Locating the facilities along
Robert Smalls Parkway is consistent with the Plan’s guidance for infill and reinvestment along established
corridors with existing infrastructure. The project’s scale and site design also reflect the Plan’s emphasis on

WardEdwards.com T 843.837.5250 F 843.837.2558 PO Box 381, Bluffton, SC 29910



ensuring compatibility with surrounding development. Overall, the proposed use fits within the broader
direction outlined in the Comprehensive Plan.

Tree Removal

To support the proposed development, tree removal will be necessary. The final landscape plan will show
open space area being planted in accordance with the City of Beaufort municode along with the required
street trees and landscape island plantings.

Access

Vehicular access can be made from Highway 170, W.K. Alston Drive and the adjacent multifamily
development to the West of the property. These surrounding roads will also serve for fire protection and
emergency vehicle access.

Parking

The City of Beaufort municode requires 1 per 300 gross square feet for the PCC and 1 per 2 beds, plus 1 per
staff, plus 1 per 4 employees for the FSED. The proposed land plan will exceed this required amount.
Additionally, ADA parking stalls will be strategically located near building entrances and exceed the
required amount as well.

Utilities

An existing 8-inch water main, owned and maintained by the Beaufort-lasper Water and Sewer Authority
(BJWSA), is available to serve this property and is located along W.K. Alston Drive. Additionally, the adjacent
multifamily development has provided an 8-inch stub-out, which the proposed development may utilize as
a secondary point of connection. A proposed 8-inch water main will extend from both connection points
and tee south through the parking lot to serve the FSED and PCC buildings. Two fire hydrants are proposed
to ensure adequate fire protection and domestic service capacity.

To allow for future capacity needs, the adjacent multifamily development also installed a pump station
designed to accommodate the proposed development. As a result, no further system modifications or
capacity analyses are required. An 8-inch gravity sewer main will connect to this pump station, running east
along the access road and through the proposed parking lot at an approximate slope of 0.40% to serve both
buildings.

Drainage
Stormwater runoff from the Western portion of the undeveloped site is currently conveyed to a storm

drain located Southwest of the property, which discharges into Battery Creek and ultimately into the
Beaufort River. Runoff from the eastern portion of the site is directed to an existing stormwater pond
Northeast of the property, which also outfalls into Battery Creek, and subsequently to the Beaufort River.
Stormwater generated from the proposed development will be collected into storm inlets and routed to
onsite stormwater BMPs prior to discharging into Battery Creek. The proposed development will be
designed to collect, treat, and discharge the post-development runoff to the same outfall location at a rate
less than that of existing conditions to meet local and state stormwater regulations.

WardEdwards.com T 843.837.5250 F 843.837.2558 PO Box 381, Bluffton, SC 29910



Erosion Control
silt fence, inlet protection, dust control, and temporary/permanent seeding will be used to help control

erosion on the site during construction activities. The existing access will be utilized as the construction
entrance.

WardEdwards.com T 843.837.5250 F 843.837.2558 PO Box 381, Bluffton, SC 29910
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tetwesn e National Geodetic Vertcdl Datum of 1526 ang t!he Neth Amencan
Verscal Dawm of 1963 vist the MNations Geodelic Survey websie st
b Horerve g nasa govl 0F covtact the Natioral Geodeli: Sunwy ! the wlowisg
adaress

NGS infoanation Servces
NOAA NINGS12

Natonal Gaodetc Survey
SSHC-3, #9202

1315 Cast-\est | kghway

Sitver Sprng. Maryland 20910 3262
(301) 713-3242

To obtan current levaton descripion, andior iccation infamaton (o bench marks.
shown on s map, plidase contact the Information Senvces Branch of e National
Geodetic Survy ot (301) 743-3242 or visd its website at

map isformation snovmt on 18 FIRK was provided i @gEal format by the
amm County GIS Departmenit deted 2016

This map mfects mora detaded and up-o-date stream channel c
a0 those shown o twe previcus FIEM for i jusdicton. (e floodplains and
Eodways that were Lansiennd fiom the provous FIRM oy have been adusted 1o
confnn o these new stream channel congurations  As 3 resull. the Fiaod Profies
and Floodway Dats Wbies in the Fiood Insurance Study report (which contains
authontative hydroubc data) may reflect strsam chanos! Setances that defes from
what is shown on this map.

Corporate kmits snown On s Map A bated on the bast A5 Avadable al the
tme of publication  Becsuse changes du 1 amiExabons or de-annesations may
have aceurted Ates tis MAp Was PuBHShar. MAp L50rs Viatd CONAC APFIENS
cammundy officials 1o vonty current corperals bl locaticns.

Please refer 10 the separately proted Map Index for an Gverview 113p of e couty
showing e layout of map panels, communty map repastory acdesees: and a
Listing of Commursties table contaning Natianai Mood insurance Program dutes for
eactt communty as wol a5 @ bsog of the panets 00 wWhch each MUY &
focaad

For Inlrmation and uestions aboul IS map. avalabia podacts assocmad wim
this FIRM inclading hstonic versions of Yus FIRM, how (o order products of the

ational Fiocd insw aice Program o gecaral. please cal the FEMA Mapping snd
Insurance -z:nono' 8l 1-81T-FEMA MAP (1-577-336-2627) 06 wisst the FEMA Map
Servce website ot DD wmvmScMAgoe  Avallable products may mchide
prevously ssued Letters of Map Change. 3 Flocd fnsurance Report, andior digial
versions of this mag Many of these products can be Groered of Obtaned drectly
from the websde Users may Setermine the current mag date for sach FIRM pane! by
visibng the FERA Map Secvce Conter webiste: of by caling the FEMA Mapping and
Insurance eXchange

The “profile basa lines” depiciad on his map represent the Rydrauls modetig
ummnrmmmmmnmns repon. As a resut of mproved
topagrag! t, the ‘prolie base loe” i soma cases may devate signficantly
Irom the charnel centerdins or Agpem oulside (e SFHA

Tivs digital Flood Insurance Rate Map (FIRM) was through a
cooparative parnershia between the State of South Caroling and the Fedaral
Emergency Maragement Agency (FEMA)  The State of South Carchna has
impemented a long tem approach of Masdphan managament 10 decerase the
cosis associated with flooding. This 13 demonsirated by Mo State's comrtment to
map Noodoian ateas ol the local level. As @ pan of s effon. the state of South
Caroina has joined in o Cocperating lechmeat State agreement wih FEMA 1o
produce and maintain his digial FIRAM

http:/iwww.dnr.state.sc.us/
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OssABAW CONSULTING, LLC

P.O. Box 30012 = Savannah, GA 31410 = ossabawconsulting@gmail.com = (912) 658 8833

Arborist Site Report

Ward Edwards Engineering October 6, 2025
PO Box 381
Bluffton, SC 29910

Location:
Novant
396 Robert Smalls Parkway
Beaufort, SC

General Information:

The subject parcel is an undeveloped area of land within the Beaufort, South Carolina.
Trees of qualifying size located within the area were identified as to their potential as either
“specimen” or “landmark” trees. The trees were inspected during September and October 2025
at a Level 2 Assessment, as defined by the International Society of Arboriculture (ISA).

Detailed Findings and Recommendations*:

The following tree has structural, or health issues and consideration should be given to
not consider their full value as “specimen” or “landmark™ trees. These defects do not necessarily
mean that the tree should be removed but re-evaluated once the site plan is finalized.

e Tree No. 30: 37-inch Loblolly Pine, this tree has a decay seam.

e Tree No. 33: 30-inch Laurel Oak, this tree is declining.

e Tree No. 38: 25-inch Sweetgum, this tree has poor growth development and is covered in
vines.

e Tree No. 39: 24-inch Red Maple, this tree has a broken top, stormed damaged.

e Tree No. 41: 26-inch Loblolly Pine, this tree has a poor growth development, a lean and
is covered in vines.

e Tree No. 42: 16/15-inch Red Maple, this tree has included bark.

e Tree No. 48: 24-inch Sweetgum, this tree is covered in vines.

e Tree No. 52: 24-inch Loblolly Pine, this tree has a canker and vertical decay seam.



The following trees are free of major and noticeable structural or health issues and meet
the requirements of “specimen” or “landmark” trees.

e Tree No. 1: 30-inch Loblolly Pine.

e Tree No. 2: 27-inch Live Oak.

e Tree No. 3: 31-inch Loblolly Pine.

e Tree No. 4: 31-inch Loblolly Pine.

e Tree No. 5: 33-inch Loblolly Pine.

e Tree No. 6: 12/11-inch Southern Magnolia.
e Tree No. 7: 15-inch Live Oak.

e Tree No. 8: 20-inch Live Oak.

e Tree No. 9: 15-inch Live Oak.

e Tree No. 10: 15-inch Live Oak.

e Tree No. 11: 19-inch Laurel Oak.

e Tree No. 12: 36-inch Live Oak.

e Tree No. 13: 16-inch Laurel Oak.

e Tree No. 14: 15-inch Live Oak.

e Tree No. 15: 15-inch Live Oak.

e Tree No. 16: 14-inch Live Oak.

e Tree No. 17: 8-inch Southern Magnolia.

e Tree No. 18: 11-inch Southern Magnolia.

e Tree No. 19: 16-inch Southern Magnolia.

e Tree No. 20: 30-inch Loblolly Pine.

e Tree No. 21: 11-inch Southern Magnolia.

e Tree No. 22: 12-inch Southern Magnolia.

e Tree No. 23: 11-inch Southern Magnolia.

e Tree No. 24: 28-inch Loblolly Pine.

e Tree No. 25: 26-inch Loblolly Pine, this tree an asymmetrical canopy.
e Tree No. 26: 8-inch Southern Magnolia.

e Tree No. 27: 13/7/7-inch Southern Magnolia.

e Tree No. 28: 8-inch Southern Magnolia.

e Tree No. 29: 9-inch Southern Magnolia.

e Tree No. 31: 8-inch Southern Magnolia.

e Tree No. 32: 27-inch Loblolly Pine, this tree has a canker.
e Tree No. 34: 32-inch Loblolly Pine, this tree is covered in vines.
e Tree No. 35: 26-inch Loblolly Pine.

e Tree No. 36: 16-inch Red Maple.

e Tree No. 37: 29-inch Loblolly Pine.

e Tree No. 40: 26-inch Loblolly Pine.



e Tree No. 43: 30-inch Loblolly Pine.
e Tree No. 44: 16-inch Red Maple.

e Tree No. 45: 27-inch Loblolly Pine.
e Tree No. 46: 24-inch Loblolly Pine.
e Tree No. 47: 24-inch Loblolly Pine.
e Tree No. 49: 27-inch Loblolly Pine.
e Tree No. 50: 27-inch Loblolly Pine.
e Tree No. 51: 16-inch Sweetgum.

e Tree No. 53: 9/9-inch Mulberry.

e Tree No. 54: 27-inch Loblolly Pine.
e Tree No. 55: 16-inch Red Maple.

To ensure the long-term health and structural stability of any trees retained on-site during
construction activities, it is strongly recommended that a Tree Protection Zone (TPZ) be
established. Ideally, the TPZ should extend to the full extent of the tree’s drip line. Where
spatial limitations exist, a minimum radius of 1.25 feet per inch of trunk diameter at breast height
(DBH) should be maintained, where feasible. TPZs must be enclosed with durable chain-link
fencing to provide a physical barrier against mechanical injury. No equipment, materials, or
construction-related activities should encroach upon this zone.

Within the TPZ, a layer of organic mulch composed of shredded hardwood should be
applied to a depth not exceeding 4 inches. Mulching will aid in moisture retention, temperature
regulation, and soil health. Where possible, supplemental irrigation should be installed to
mitigate drought stress, particularly during and immediately following the construction phase.

To further support tree vigor and mitigate construction-induced stress, retained trees
should be fertilized three times per year for a minimum of three years post-construction,
following soil analysis and in accordance with ISA and ANSI A300 (Part 2) standards.
Preventative treatments against wood-boring insect pests are also recommended and should be
implemented based on local pest pressures and risk assessments.

All retained trees should undergo structural pruning to remove dead, damaged, or
hazardous limbs and to promote public safety. All pruning activities must be conducted under
the supervision of an ISA Certified Arborist and must comply with the current ANSI A300 (Part
1) standards and ISA Best Management Practices for pruning. Root pruning or cutting should be
avoided wherever possible; however, if unavoidable, such procedures must be supervised and
directed by an ISA Certified Arborist to minimize root loss and prevent tree decline.

Finally, an annual tree health and risk assessment conducted by an ISA Certified Arborist
is recommended for all retained trees to ensure early detection of structural defects, pest
infestations, or physiological decline, and to facilitate timely intervention.



Inspector’s information:
Michael W. Pavlis, BS, MS
ISA Certified Arborist, SO-5588A
ISA Tree Risk Qualification

Thank you for your consideration and business,

Michael W. Pavlis
Ossabaw Consulting, LLC

*Trees are living organisms that continuously respond to environmental conditions and physiological changes. The observations and
recommendations provided in this report are based on conditions present at the time of assessment and assume ideal environmental factors.
These conditions may change over time, potentially affecting tree health and structural integrity. While every effort is made to identify visible
signs of defects or potential failure, it is important to note that not all issues can be detected through visual inspection alone. Subsurface or
internal defects may exist and could result in partial or complete tree failure without prior visible symptoms, unless otherwise specifically stated
in this report.
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o | HEREBY STATE THAT TO THE BEST OF MY
x20.4 x19.7 PROFESSIONAL KNOWLEDGE, INFORMATION, AND BELIEF,
x19.6 THE SURVEY SHOWN HEREIN WAS MADE IN ACCORDANCE
WITH THE REQUIREMENTS OF THE STANDARDS OF
PRACTICE MANUAL FOR SURVEYING IN SOUTH CAROLINA,
AND MEETS OR EXCEEDS THE REQUIREMENTS AS
SPECIFIED THEREIN.
DANIEL B. LANGAN
S.CP.LS. No. 42680
NOT VALID UNLESS CRIMPED WITH SEAL
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NOTES

1. FULL LEGEND & LINE TABLE ARE LOCATED ON COVER
SHEET.

2. THIS PARCEL APPEARS TO LIE IN FLOOD ZONE X,
COMMUNITY 450026, MAP NUMBER 45013C0161G.

3. CONTOURS ARE IN ONE FOOT INTERVALS. TREE SIZES
SHOWN ARE IN INCHES OF DIAMETER.

4. VERTICAL DATUM IS NAVD 88.

5. BUILDING SETBACKS ARE TO BE DETERMINED BY THE
PROPER AUTHORITIES, AND MUST BE VERIFIED PRIOR TO
DESIGN & CONSTRUCTION.

6. CDCRDNATES AND nmscnms SHOWN ON THIS SURVEY
D ON SOUTH CAROLINA STATE PLANE
CDmDiNATE SYSIEM NAD 83). DISTANCES SHOWN ARE
GROUND DISTANCES, NOT GRID DISTANCES.

7. UNLESS ONE IS IDENTIFIED HEREON, NO TITLE PACKAGE
PROVIDED PRIOR TO THE DATE SHOWN ON THIS SURVEY.
ALL EASEMENTS AND APPURTENANCES AFFECTING THIS
PROPERTY NOT NECESSARILY SHOWN.

B. THE EXISTENCE AND LOCATION OF THE SURFACE AND
HERE!

CIFIC UTILITY INVESTIGATION AS DEFINED
BV THE AMERICAN SOCIETY OF CIVIL ENGINEERS (ASCE)
PUBLICATION 38-02. THE EXACT LOCATION AND DEPTH
OF UNDERGROUND UTILIMES CANNOT BE DETERMINED
WITHOUT EXPOSING THEM IN SOME WAY. PRIOR TO
CONSTRUCTION OR EXCAVATION, IT IS REQUIRED BY LAW
TO CONTACT THE STATE 811 UTILTY PROTECTION
CENTE!

9. ANYTHING SHOWN OUTSIDE THE BOUNDARIES OF THIS
PARTICULAR PARCEL PLATTED IS FOR INFORMATION ONLY
AND NO RIGHTS ARE BEING DEDICATED.

10. WETLANDS WERE FLAGGED BY NEWKIRK ENVIRONMENTAL,

INC. ON 10-15-2024 & LOCATED BY ATLAS SURVEYING,
INC. ON 3-18-2025.
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RE: BJWSA #2026-004 - Beaufort FSED and PCC Capacity Confirmation

From Matthew Michaels <matthew.michaels@bjwsa.org>

Date Mon 10/27/2025 1:38 PM

To Leah Johnston <ljohnston@wardedwards.com>

Cc  Conor Blaney <cblaney@wardedwards.com>; Debbie Findley <dfindley@wardedwards.com>; Sheila Sulak

<ssulak@wardedwards.com>; Jason Quick <Jason.Quick@bjwsa.org>; Development
<Development@bjwsa.org>

Good Afternoon,

This site will discharge its gravity sewer to the existing SP-75 pump station that was built by the new 4000
Margaret apartments. The pump station was built to handle both the apartments and the property FSED is
proposed on. SP-75 has the capacity for FSED. As for the water, based on what Ward Edwards has provided in their
calculations, its appears the existing water system can provide the required flows and pressures for the site.

Please let me know if you have any questions.
Thanks,

Matthew Michaels, PE
Development Program Manager
matthew.michaels@bjwsa.org

BJWSA

6 Snake Road

Okatie, SC 29909
Phone: (843) 987-8094
Fax: (843)548-4168
http://www.bjwsa.org

Our Mission:

Provide quality water and wastewater services to our current and future customers in the Lowcountry.

The information contained in this e-mail message may be privileged or otherwise protected by work product immunity or strictly confidential
information. If the reader of this message is not the intended recipient, you are hereby notified that any use, dissemination, distribution, or
copying of the information is strictly prohibited. If you have received this email in error, please let us know by e-mail reply and delete it from your
system.

From: Leah Johnston <ljohnston@wardedwards.com>

Sent: Wednesday, October 22, 2025 2:15 PM

To: Development <Development@bjwsa.org>; Jason Quick <Jason.Quick@bjwsa.org>; Matthew Michaels
<matthew.michaels@bjwsa.org>; Marquea Beaton <Marquea.Beaton@bjwsa.org>; Mahathi Bhooshi
<mahathi.bhooshi@bjwsa.org>; Jordan Silva <jordan.silva@bjwsa.org>

Cc: Conor Blaney <cblaney@wardedwards.com>; Debbie Findley <dfindley@wardedwards.com>; Sheila Sulak



<ssulak@wardedwards.com>
Subject: BJWSA #2026-004 - Beaufort FSED and PCC Capacity Confirmation

This message originated from an External Source. Please use proper judgment and caution when opening
attachments, clicking links, or responding to this email.

Good afternoon,
The City of Beaufort has requested verification from BJWSA confirming that sufficient water and
sewer capacity is currently available to serve the Beaufort FSED & PCC project located at 396

Robert Smalls Parkway. They noted that this verification needs to confirm actual capacity rather
than be in the form of a standard “will serve” letter.

Could you please provide documentation or correspondence confirming that the necessary
infrastructure capacity exists to support this project?

Thanks so much,
Leah Johnston

Leah Johnston
=

ﬁ\é\?&%ms EIT, CEPSCI
ERBIUMEERINS Designer

m 240.848.8034
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Executive Summary

The purpose of this Traffic Impact Analysis (TIA) is to review vehicular traffic impacts as a result
of the proposed Beaufort FSED development. The development is proposed to be located at the
northwest quadrant of the intersection of SC 170 (Robert Smalls Parkway) at WK Alston Drive
and is planned to consist of the following:

e 17,400 SF of Medical-Office Building Space

The development is anticipated to be completed in 2030. Based on the site layout, the
proposed development will be accessed via the following site accesses:

e One full-movement driveway with one ingress and one egress lane as the west leg of
the proposed intersection of WK Alston Drive at FSED Site Access #1

e One right-in/right-out access only driveway with one ingress and one egress lane as
the north leg of the proposed intersection of SC 170 (Robert Smalls Parkway) at
FSED Site Access #2

This TIA evaluates the traffic operations under 2025 Existing conditions, 2030 No-Build
conditions, and 2030 Build conditions during the AM and PM peak hours at the following
intersections:

Whitaker Aly at Lucas Aly

SC 170 (Robert Smalls Parkway) at WK Alston Drive

WK Alston Drive at RSLA Bus Access

WK Alston Drive at RSLA Full-Movement Access

WK Alston Drive at RSLA Northern Access

WK Alston Drive at Broad River Boulevard

WK Alston Drive at FSED Site Access #1

SC 170 (Robert Smalls Parkway) at FSED Site Access #2

Based on the results of the traffic analysis, the proposed Beaufort FSED Development is
anticipated to have minimal impact on the surrounding road network. No mitigation due to the
impacts is recommended as part of this TIA.
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1 Introduction

The purpose of this TIA is to review vehicular traffic impacts as a result of the proposed Beaufort
FSED development. The development is proposed to be located at the northwest quadrant of the
intersection of SC 170 (Robert Smalls Parkway) at WK Alston Drive and is planned to consist of
the following:

e 17,400 SF of Medical-Office Building Space

The development is anticipated to be completed in 2030. Based on the site layout, the proposed
development will be accessed via the following site accesses:

e One full-movement driveway with one ingress and one egress lane as the west leg of
the proposed intersection of WK Alston Drive at FSED Site Access #1

e One right-in/right-out access only driveway with one ingress and one egress lane as
the north leg of the proposed intersection of SC 170 (Robert Smalls Parkway) at FSED
Site Access #2

The conceptual site plan can be seen in Figure 1.

This TIA evaluates the traffic operations under 2025 Existing conditions, 2030 No-Build
conditions, and 2030 Build conditions during the AM and PM peak hours at the following
intersections and is illustrated in Figure 2.

Whitaker Aly at Lucas Aly

SC 170 (Robert Smalls Parkway) at WK Alston Drive

WK Alston Drive at RSLA Bus Access

WK Alston Drive at RSLA Full-Movement Access

WK Alston Drive at RSLA Northern Access

WK Alston Drive at Broad River Boulevard

WK Alston Drive at FSED Site Access #1

SC 170 (Robert Smalls Parkway) at FSED Site Access #2

As part of the Watercrest Apartments (Kimley-Hom 2025) study and other development in the
area, improvements were recommended along WK Alston Drive. These improvements are
included in the 2030 No-Build condition and 2030 Build condition analysis and are not the
responsibility of the FSED site and are listed here:

WK Alston Drive at RSLA Northern Access / Watercrest Apartments Access
e A northbound right-tum lane with 100 feet of full width storage and a 100-foot taper
e A southbound right-turn lane with 100 feet of full width storage and a 100-foot taper
e The proposed Watercrest Access was analyzed with a single ingress and a single
egress lane

WK Alston Drive at RSLA Full-Movement Access
e A northbound left-turn lane with 100 feet of full width storage and a 100-foot taper

WK Alston Drive at Broad River Boulevard
e An eastbound right-turn lane with 200 feet of full width storage and a 100-foot taper
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1.1 Existing Conditions

The primary roadways in the vicinity of the site are SC 170 (Robert Smalls Parkway), WK Alston
Drive, and Broad River Boulevard.

SC 170 (Robert Smalls Parkway) is a five-lane, undivided local road with a posted speed limit
of 45 mph in the vicinity of the FSED site. SC 170 (Robert Smalls Parkway) had an Annual
Average Daily Traffic (AADT) of 20,800 vehicles per day in 2024 per SCDOT count station 07-
0175.

WK Alston Drive is a is a two-lane, undivided minor arterial with a posted speed limit of 35 mph
in the vicinity of the FSED site. SCDOT does not provide AADT data for WK Alston Drive.

Broad River Boulevard is a is a two-lane, undivided major collector with a posted speed limit of
45 mph in the vicinity of the FSED site. Broad River Boulevard had an AADT of 7,200 vehicles
per day in 2024 per SCDOT count station 07-0251.

The existing geometry and traffic control for the study area is illustrated in Figure 3.
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Study Intersections
1.) Whitaker Aly at Lucas Aly
2.) SC 170 (Robert Smalls Parkway) at WK Alston Drive
3.) WK Alston Drive at RSLA Bus Access
4.) WK Alston Drive at RSLA Full-Movement Access
5.) WK Alston Drive at RSLA Northern Access
6.) WK Alston Drive at Broad River Boulevard
7.) WK Alston Drive at FSED Site Access #1
8.) SC 170 (Robert Smalls Parkway) at FSED Site Access #2

Beaufort FSED

Ki mley ))) Horn Figure 2 - Study Area Map
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2 Project Traffic

2.1 Trip Generation

’

The trip generation rates and equations published in the Institute of Transportation Engineers
(ITE) Trip Generation Manual, 12th Edition were used to estimate the trip generation potential for
the proposed medical development. The analysis was performed using the information provided
for the following land use code (LUC):

e LUC 720 — Medical-Dental Office Building — 17,400 square-feet (SF)

LUC 720 was used because it has more reliable and conservative data than LUC 650 - Free-
Standing Emergency Room. Internal capture and pass-by trip reductions were not considered in
the trip generation analysis.

The estimated trip generation for the Beaufort FSED is summarized in Table 1, which indicates
that the development is anticipated to generate 49 trips (38 in/11 out) during the AM peak hour
and 59 trips (18 in/41 out) during the PM peak hour.

Table 1 - Trip Generation Summary

AM Peak Hour PM Peak Hour

Intensity Units  Daily
Total In Out Total In Out

720 — Medical-Dental Office Building 174 KSF | 631 | 49 [ 38 | 11 | 59 | 18 | #1

Total Net New External Trips 631 | 49 [ 38 | 11 | 59 | 18 | #1
Daily Traific Generation

720 — Medical-Dental Office Building ITE 720 = T=40.60"*(X) +(-75.15); (50% In; 50% Out)
AM Peak-Hour Traffic Generation

720 — Medical-Dental Office Building ITE 720 = T=09*LN(X)+(1.33); (78% In; 22% Out)

PM Peak-Hour Traffic Generation

720 — Medical-Dental Office Building ITE 720 = T=370*(X) +(-5.75); (30% In; 70% Out)
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2.2 Trip Distribution & Assignment

New external trips generated by the proposed development were distributed and assigned to the
surrounding roadway network based on existing travel patterns, surrounding land uses, and the
proposed site layout. The trip distribution percentages used in this analysis are as follows:

e 40% to/from the West via SC 170 (Robert Smalls Parkway)
40% tof/from the East via SC 170 (Robert Smalls Parkway)
e 5% to/from the West via Broad River Boulevard
5% to/from the East via Broad River Boulevard

The site trip distribution and assignment and project trips are illustrated in Figure 4 and Figure
5, respectively.
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3 Existing and Future Traffic Volume Development

3.1 Existing Traffic Development

Peak-period turning movement counts were collected at the intersections of SC 170 (Robert
Smalls Parkway) & WK Alston Drive and Lucas Aly & Whitaker Aly on Tuesday, October 14th,
2025 from 7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM. Previously collected counts were used
for the peak-period volumes at the RSLA access driveways. These counts were collected on
Thursday, March 27th, 2025 from 6:00 AM to 9:00 AM and 2:00 PM to 6:00 PM. Figure 6
illustrates the 2025 Existing AM and PM peak hour traffic volumes. The raw turing-movement
count data is included in Appendix A.

3.2 Future-Year No-Build Traffic Development

Historic traffic growth represents the increase in existing traffic volumes due to usage increases
and non-specific growth throughout the area (i.e., that not associated with the subject
development). SCDOT count station ID 07-0175 data on SC 170 (Robert Smalls Parkway) shows
an annual growth rate of 3.9% for traffic volume since 2019. Therefore, an annual growth rate of
4.0% was used to capture the expected increase in traffic volume associated with the surrounding
developments over the next 5 years.

The 2030 No-Build traffic volumes were estimated by increasing the 2025 Existing traffic volumes
at a rate of 4.0% for five years. The 2030 No-Build AM and PM peak hour traffic volumes are
shown in Figure 7.

3.3 Future-Year Build Traffic Development

The Beaufort FSED project traffic volumes were added to the 2030 No-Build traffic volumes to
develop 2030 Build traffic volumes. Figure 8 illustrates the 2030 Build traffic volumes for the AM
and PM peak hours.

Worksheets documenting the traffic volume development are provided in Appendix B.
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4 Capacity Analysis

Capacity/level-of-Service (LOS) analyses were conducted using the Highway Capacity Manual
(HCM), 7™ Edition, methodologies of the Synchro, Version 12, traffic analysis software. Capacity
analyses were conducted for the AM and PM peak hours of the 2025 Existing conditions, 2030
No-Build conditions, and 2030 Build conditions analysis scenarios.

Intersection level of service (LOS) grades range from LOS A to LOS F, which are directly related
to the level of control delay at the intersection and characterize the operational conditions of the
intersection traffic flow. LOS A operations typically represent ideal, free-flow conditions where
vehicles experience little to no delays, and LOS F operations typically represent poor, gridlocked
conditions with high vehicular delays, and are generally considered undesirable. Table 2 lists the
LOS control delay thresholds published in the HCM for signalized and unsignalized intersections.

Table 2 — HCM Level of Service Criteria
Control Delay per Vehicle (sec/veh)

Signalized Intersections Unsignalized Intersections
A <10 <10
B >10-20 >10-15
C >20-35 >15-25
D > 35 -55 >25-35
E >55-80 >35-50
F > 80 > 50

Existing peak-hour factors (PHF) were utilized for the existing and future scenarios. Existing
heavy vehicle percentages were utilized for all scenarios, with a minimum of 2% considered.

Unsignalized intersections operating at LOS A-LOS C are considered to operate with short delays,
unsignalized intersections operating at LOS D-LOS E are considered to operate with moderate
delays, and intersections operating at LOS F are considered to operate with long delays.

The following sections outline the results of the capacity analysis for each of the study
intersections. The capacity analysis worksheets are included in Appendix C.

Page 14 November 2025



Kimley ))) Horn N Beaufort FSED

Traffic Impact Analysis

4.1 Whitaker Aly at Lucas Aly

The capacity analysis results for the unsignalized intersection of Whitaker Aly at Lucas Aly are
summarized in Table 3.

Table 3 — Whitaker Aly at Lucas Aly Analysis Results

EB (Lucas Aly) NB (Whitaker Aly) SB (Whitaker Aly)
Condition Measure
EBL EBR NBL NBT SBT SBR

AM Peak Hour

LOS (Dela A85 A(7.3) A(0.0
2025 Existing (Delay) ) 73 09

Synchro 95th Q 0 0 o)

LOS (Dela A(8.6 A(7.3)¢ A(0.0
2030 No-Build (Detay) 86 73 00

Synchro 95th Q 0 0 0

LOS (Dela A(8.6 A(7.3)* A(0.0
2030 Build {Delay) ) 1 b

Synchro 95th Q ) 0 0]
PM Peak Hour ;

LOS (Dela A (8.5 A(7.2) A(0.0
2025 Existing Lo ) 72 00

Synchro 95th Q 0 0 )

LOS (Dela A(8.6 A(7.2)* A(0.0
2030 No-Build Dey 8o 7.2 00

Synchro 95th Q 0 0' 0

LOS (Dela A(8.6 A(7.2 A(0.0
2030 Build (Detay) ) L) 00

Synchro 95th Q o) o 0

* Major street approach left-turn delay reported

Under 2025 Existing, 2030 No-Build, and 2030 Build conditions, all intersection approaches are
anticipated to operate at LOS A during the AM and PM peak hours.

The intersection currently has an east leg stub for a future connection to the site access. Upon
the addition of this leg, less than 1% of site traffic is anticipated to use the route to access the
site. With the addition of the proposed development, all approaches and movements are expected
to operate with an acceptable LOS.

Based on the results presented in Table 3, no mitigation is recommended at this intersection due
to the proposed development.
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4.2 SC 170 (Robert Smalls Parkway) at WK Alston Drive

The capacity analysis results for the signalized intersection of SC 170 (Robert Smalls Parkway)
at WK Alston Drive are summarized in Table 4.

Table 4 - SC 170 (Robert Smalls Parkway) at WK Alston Drive Analysis Results

Plaza A a

AM Peak Hour
2025  |LOS (Delay) B (120) AG.1) B(19.8) C (228
Exist B(11.6)
xising |synchro9sthal 58 | 187 | o | 17 [ 8¢ [ 25 |or | o ERES
2030 No- | LOS (Deley) B (14.8) A(78) C(25.7) C (316) 513
Buld  [synchroosthal o2 261 | o | 2 120 | 30 |27 | o8 218 | 44 '
LOS (Delay) B(15.1) A(7.9) C(25.9) c(321)

2030

. . B(15.7)
Buld  [synchrogsth] 106 | 261 | o | 22 [ 124 [ 3 [ o7 | 28 23 | w
PM Peak Hour
2025  |LOS (Delay) B(14.2) AGS) C(25.2) C(282)

& B(13.1)
Bxisting | synchro 95th Q| 28 | 220j 12 [ar [153] 26 [ 59| 55 131 | 56
2030 No- | LOS (Delay) B(175) A@.7) C (328) D (40.4) ——
Buld  [synchro9sthal oo [ 304 | 17 | 61 219 | 32 [er | 78 200 | w3 '
2030  |LOS (Delay) B(17.5) A@T) C (33.1) D (44.5) 64
Buld  [synchroostha] o8 a0 [ 17 | 6t |22 | a2 [er | 78 |su0]| & '

# 95th percentile volume exceeds capacity, queue may be longer

Under 2025 Existing conditions, the intersection operates at an LOS B overall. All approaches
operate at LOS C or better. Under the 2030 No-Build conditions, the northbound approach is
anticipated to go from LOS B to LOS C in the AM peak hour. In the PM peak hour, the southbound
approach is anticipated to drop from LOS C to LOS D. In the 2030 Build condition, all approaches
and overall intersection LOS are anticipated to operate similarly to the 2030 No-Build AM and PM
peak hour conditions.

Based on the results presented in Table 4, no mitigation is recommended at this intersection
due to the proposed development.
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4.3 WK Alston Drive at RSLA Bus Access

The capacity analysis results for the unsignalized intersection of WK Alston Drive at RSLA Bus
Access are summarized in Table 5.

Table 5 — WK Alston Drive at RSLA Bus Access Analysis Results

B (RSLA Bus Acce B Alston Drive B Alston D
Onario
AM Peak Hour
LOS (Dela B (10.8 A (8.0 A(0.0
2025 Existing s (108 ) 00
Synchro 95th Q 15 3 1)
LOS (Dela: B(13.2 A (8.5* A(0.0
2030 No-Build (Detay) (132 i 09
Synchro 95th Q 25 5 ")
LOS (Dela B(13.3 A (8.5)* A(0.0
2030 Build (Deley) 133 .3 0o
Synchro 95th Q 25 g 0
PM Peak Hour
LOS (Dela B(11.3 A8.0)* A(0.0
2025 Existing (Delay) 113 o) &9
Synchro 95th Q 15' 1) o
LOS (Dela B(13.9 A (8.3) A (0.0
2030 No-Build (Detay) (139 L. 50
Synchro 95th Q 28' 3 0
LOS (Dela: B (13.9 A (8.4) A(0.0
2030 Build (! (139 @4 )
Synchro 95th Q 28' 3 0]

* Major street approach left-tum delay reported

Under 2025 Existing and 2030 No-Build conditions, the eastbound left-turn and northbound left-
turn are expected to operate at LOS A. With the addition of project trips, all approaches are
anticipated to continue to operate at LOS A.

Based on the results presented in Table 5, no mitigation is recommended at this intersection due
to the proposed development.
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4.4 WK Alston Drive at RSLA Full-Movement Access

The capacity analysis results for the unsignalized intersection of WK Alston Drive at RSLA Full-
Movement Access are summarized in Table 6.

Table 6 - WK Alston Drive at RSLA Full-Movement Access Analysis Results

: EB (RSLA Full-Movement Access) NB (WK Alston Drive) SB (WK Alston Drive)
Condition Measure
EBL EBR NBL NBT SBT SBR

AM Peak Hour

LOS (Dela B (14.9 A(7.9) A(0.0
2025 Existing Cay) i L) e

Synchro 95th Q ® | 3 5 0
2030 No- LOS (Delay) C (24.6) A 8.4y A (0.0)
Build Synchro 95th Q 63 | 5 8 0

LOS (Dela C (249 A(8.5)" A(0.0
2030 Build Py e g 0

Synchro 95th Q 65 | 5 g 0
PM Peak Hour

LOS (Dela B (143 A (7.9 A(0.0
2025 Bxiting [ o) 29 o 2

Synchro 95th Q 2z | O 3 0
2030No- | LOS (Delay) C (24.0) A (8.3)" A(0.0)
Bild Synchro 95th Q 53 | s 3 0

LOS (Dela C (243 A (8.3)" A(0.0
2030 Build i i e L

Synchro 95th Q 2 | 5 3 0

* Major street approach left-tum delay reported

Under 2030 No-Build conditions, all approaches and movements are expected to operate at LOS
C or better during the AM and PM peak hours. With the addition of project traffic, all approaches
and movements are expected to continue to operate at LOS C or better during the AM and PM
peak hours. As part of previous studies and existing traffic conditions, a northbound left turn lane
with 100 feet of storage has been recommended and included in the 2030 No-Build and 2030
Build analysis. This improvement is not the responsibility of the FSED development as previously
existing conditions have warranted this improvement.

Based on the results presented in Table 6, no mitigation is recommended at this intersection due
to the proposed development.
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4.5 WK Alston Drive at RSLA Northern Access

The capacity analysis results for the unsignalized intersection of WK Alston Drive at RSLA
Northemn Access are summarized in Table 7.

Table 7 — WK Alston Drive at RSLA Northern Access Analysis Results
EB (RSLA North Access)  WB (Watercrest Access)  NB (WK Alston Drive)  SB (WK Alston Drive)

Condition Measure
EBL EBT EBR ~ WBL WBT WBR NBL NBT NBR SBL SBT SBR

AM Peak Hour
LOS (Dela A(0.0 - A(8.1) A(0.0
2025 Existing {Deey) L L L
Synchro 95th Q 0 - 3 )
LOS (Dela A(0.0 Cc(1.0 A (8.5)* A (8.0
2030 No-Build (Delay) 00 il (65} 60
Synchro 95th Q 0 28' 3 o
LOS (Dela A(0.0 C(21.2 A(8.5) A@B.1)*
2030 Build (Delay) (0.0) (21.2) (8.5) (8.1)
Synchro 95th Q 0 28' 3 ")
PM Peak Hour
LOS (Dela B(10.8 - A (7.9 A(0.0
2025 Existing (Delay) (10.8) (79) 00
Synchro 95th Q 0 - 3 0
LOS (Dela B(12.0 C(20.9 A(8.1)* A(8.6)
2030 No-Build (Delay) 1L Lo b 65
Synchro 95th Q ) 15' 3 0
LOS (Dela B (12.0 C(21.2 A(8.1) A(8.6)*
—_— (Delay) (12.0) (21.2) (8.1) (8.6)
Synchro 95th Q 0 15' 3 0

* Major street approach left-tum delay reported

Under 2030 No-Build conditions, all approaches and movements are expected to operate at LOS
C or better during the AM and PM peak hours. With the addition of project traffic, all approaches
and movements are expected to continue to operate at the same LOS as the 2030 No-Build
conditions during the AM and PM peak hours.

As part of the Watercrest Apartments development, a northbound right-turn lane with 100 feet of
storage and a southbound right-turn lane with 100 feet of storage have been recommended to
maintain acceptable operations at the intersection. The additional turn lane improvements are
included in the 2030 No-Build and 2030 Build analysis.

Based on the results presented in Table 7, no mitigation is recommended at this intersection due
to the proposed development.
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4.6 WK Alston Drive at Broad River Boulevard

The capacity analysis results for the unsignalized intersection of WK Alston Drive at Broad River
Boulevard are summarized in Table 8.

Table 8 — WK Alston Drive at Broad River Boulevard Analysis Results

. EB (Broad River Boulevard) WB (Broad River Boulevard) NB (WK Alston Drive)
Condition Measure
EBT EBR WBL WBT NBL NBR
AM Peak Hour
LOS (Dela A(0.0 A@8.7) C(19.1
2025 Existing (Detay) 00 @0 LA
Synchro 95th Q 0 5 63 | 10
LOS (Dela A(0.0 A(9.4) D(278
2030 No-Build e ! 9 = L
Synchro 95th Q 0 10' 120" J 10'
LOS (Dela A(0.0 A (9.5* D(28.6
2030 Build (Delay) ) S (28.8)
Synchro 95th Q 0 10 123 | 10
PM Peak Hour
LOS (Dela A(0.0 A (8.3)* C (205
2025 Existing (Delay) 00 63 (203)
Synchro 95th Q 0 3 55 | 8
LOS (Dela A(0.0 A (8.8)* E(37.2
2030 No-Build (Delay) 00 8.8 72)
Synchro 95th Q 0 5 188 | 13
LOS (Dela A(0.0 A(8.9)* E (38.2
2030 Build (Delay) o i L
Synchro 95th Q 0 5 193 | 13

* Major street approach left-tum delay reported

Under 2025 Existing conditions, the northbound approach is anticipated to operate at LOS C.
Under 2030 No-Build conditions, it is anticipated to lower to LOS D and LOS E in the AM and PM
peak hours, respectively. With the addition of project traffic, the approach is anticipated to
continue to operate at LOS D and LOS E in the AM and PM peak hours, respectively. The
additional delay is 1.0 seconds or less for the analyzed conditions. Additionally, it is not
uncommon for the minor street approaches to experience more delays during the peak hours.

Background conditions have shown an eastbound right-turn lane with 200 feet of storage to be
warranted at this intersection to provide acceptable operations. This is warranted based on
anticipated conditions without the additional project trips. Therefore, it is not the responsibility of
the proposed FSED Development.

Based on the results presented in Table 8, no mitigation is recommended at this intersection due
to the proposed development.

Page 20 November 2025



Kimley»Horn

Beaufort FSED

Traffic Impact Analysis

4.7 WK Alston Drive at FSED Site Access #1

The capacity analysis results for the unsignalized intersection of WK Alston Drive at FSED Site
Access #1 are summarized in Table 9.

Table 9 — WK Alston Drive at FSED Site Access #1 Analysis Results

B DA : Alsto Alston Drive
ONGIRIO

AM Peak Hour A
LOS (Del B (12.6 A(8.3) A(0.0

2030 Build (Delay) (126) 83 00
Synchro 95th Q 1) 3 0

PM Peak Hour
LOS (Dela B (12.0 A(8.2)¢ A(0.0

2030 Build Duy) L €2 09
Synchro 95th Q § 0 o)

* Major street approach left-tum delay reported

Under 2030 Build conditions, all approaches and movements are expected to operate at LOS B

or better during the AM and PM peak hours.

Based on the results presented in Table 9, no mitigation is recommended at this intersection due
to the proposed development. It is recommended the access operate as full-movement with one

ingress and one egress lane.
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4.8 SC 170 (Robert Smalls Parkway) at FSED Site Access #2

The capacity analysis results for the unsignalized intersection of SC 170 (Robert Smalls Parkway)
at FSED Site Access #2 are summarized in Table 10.

Table 10 - SC 170 (Robert Smalls Parkway) at FSED Site Access #2 Analysis Results

EB (SC 170) WB (SC 170) SB (FSED Access #2)
Condition Measure
WBT WBR SBR

AM Peak Hour ' :

LOS (Dela A(0.0 A(0.0 B(11.1
2030 Build - iDeay) 00 o i,

Synchro 95th Q 0 0 0
PM Peak Hour

LOS (Dela A(0.0 A(0.0 B (14.2
2030 Build Dey) 00 0o !

Synchro 95th Q 0 0 3

Under 2030 Build conditions, all approaches and movements are expected to operate at LOS B
or better during the AM and PM peak hours.

Based on the results presented in Table 10, no mitigation is recommended at this intersection
due to the proposed development. It is recommended the access operate as right-in/right-out
only with one ingress and one egress lane.
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5 Auxiliary Turn Lane Warrants

Warrants for additional turn-lane improvements for unsignalized intersections beyond those
necessary for capacity were determined based on a review of the 2021 SCDOT Highway Design
Manual. The results of the warrants for the left-turn and right-turn lanes under 2030 Build
conditions are summarized below and included in Appendix D.

A turn lane warrant analysis was conducted to determine the impact of the proposed project on
the RSLA access driveways and the two site access driveways for the proposed Beaufort FSED
development. The following turn lane warrants were met:

WK Aiston Drive at RSLA Northern Access / Watercrest Apartments Access

e A northbound right-turn lane with 100 feet of full width storage and a 100-foot taper

e A southbound right-turn lane with 100 feet of full width storage and a 100-foot taper
WK Alston Drive at RSLA Full-Movement Access

e A northbound left-turn lane with 100 feet of full width storage and a 100-foot taper
WK Aliston Drive at Broad River Boulevard

e An eastbound right-turn lane with 200 feet of full width storage and a 100-foot taper

The warranted turn lanes have been recommended in previous studies. The findings of this study
support the recommendation to install the listed turn lanes to maintain acceptable operating
conditions for the RSLA access driveways and proposed Beaufort FSED site access driveways.
These turn lanes are not the responsibility of the FSED development. They are warranted prior to
the site traffic being added to the study area network. No additional turn lanes are warranted or
recommended based on the results of this study.
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6 Conclusion

The purpose of this Traffic Impact Analysis (TIA) is to review vehicular traffic impacts as a result
of the proposed Beaufort FSED development. The development is proposed to be located at the
northwest quadrant of the intersection of SC 170 (Robert Smalls Parkway) at WK Alston Drive
and is planned to consist of the following:

e 17,400 SF of Medical-Office Building Space

The development is anticipated to be completed in 2030. Based on the site layout, the
proposed development will be accessed via the following site accesses:

e One full-movement driveway with one ingress and one egress lane as the west leg of
the proposed intersection of WK Alston Drive at FSED Site Access #1

e One right-in/right-out access only driveway with one ingress and one egress lane as
the north leg of the proposed intersection of SC 170 (Robert Smalls Parkway) at
FSED Site Access #2

This TIA evaluates the traffic operations under 2025 Existing conditions, 2030 No-Build
conditions, and 2030 Build conditions during the AM and PM peak hours at the following
intersections:

Whitaker Aly at Lucas Aly

SC 170 (Robert Smalls Parkway) at WK Alston Drive

WK Alston Drive at RSLA Bus Access

WK Alston Drive at RSLA Full-Movement Access

WK Alston Drive at RSLA Northern Access

WK Alston Drive at Broad River Boulevard

WK Alston Drive at FSED Site Access #1

SC 170 (Robert Smalis Parkway) at FSED Site Access #2

Based on the results of the traffic analysis, the proposed Beaufort FSED Development is
anticipated to have minimal impact on the surrounding road network. No mitigation due to the
impacts is recommended as part of this TIA.

Recommended roadway geometry and traffic control is illustrated in Figure 9.
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STAFF REPORT: PLANNING COMMISSION (PC) - SKETCH PLAN

396 ROBERT SMALLS PARKWAY

DATE: December 15, 2025

GENERAL INFORMATION
Applicant: Conor Blaney with Ward Edwards (Engineer) for Novant Health
Site Address / Tax PIN: 396 Robert Smalls Pkwy.; PIN: R120 028 000 1248 0000
Applicant's Request: Applicant is requesting Sketch Plan approval for new construction of a

new medical complex, consisting of a 11,620 sq. ft. Free-Standing
Emergency Department (FSED) and a 5,750 sq. ft. Primary Care Clinic
(PCC). The proposed development will encompass approx. a third of the

overall 14.4-ac. tract.

Current Zoning;:

INSTITUTIONAL & CAMPUS DISTRICT (IC)

Current Land Use:

Undeveloped

Flood Zone/Base Flood:

Flood Zone: X, Elevation: > 13 ft. (Base-Flood Elevation)

Existing Landmark/Specimen
Trees:

Following number of Specimen/Landmark trees are affected by this request:

a. Laurel Oaks: 2x

Live Oaks: 9x

Loblolly pines: 19x

Red Maples: 3x
Southern Magnolias: 12x
f. Sweetgum: 1x

o a0y

ZONING DISTRICT INFORMATION

INSTITUTIONAL & CAMPUS DISTRICT (IC)

Minimum Lot Width: 50 ft. min
Minimum Lot Size: 5,000 sq. ft. min
Max Impervious Lot Coverage: 65%
Front Setback 10 ft. min. / Max. setback shall not exceed average max setback on same
side of block;
Side Setback Corner/Alley: 5 ft min
Interior: 10 ft min (25 ft. when abutting T3-districts)
Rear Setback 25 ft min.
Building Height: 4 stories max

SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS

Adjacent Zoning

Adjacent Land Uses

Required Buffer t
5.4.1;5.4.2;5.4.3)

e(s) - see Sec.

North: County

Robert Smalls Leadership
Academy (Beaufort County School)

N/A

South: IC Undeveloped remainder tract Front Buffer Requirement along
adjacent to “Beaufort Station” Robert Smalls Pkwy.: “Type E”
East: County Unincorporated section assoc. with
Robert Smalls Academy / W.K. N/A
Alston Drive
West: IC 4000 Margaret - Multi-family

residential

Buffer Type “D”




Background: The applicant is requesting Sketch Plan approval pursuant to Code Section 7.5.3 for construction of a
new medical & healthcare complex by Novant Health, consisting of a 11,620 sq. ft. Free-Standing Emergency
Department (FSED) and a 5,750 sq. ft. Primary Care Clinic (PCC). The proposed development encompasses approx.
6 acres of the overall 14.4-acre tract (~40%). This entails 3.61 ac. in developed area and 1.11 ac. in civic/open space.

The applicant has been to two (2) TRC Meetings before, i.e. July 1, 2025 & August 26, 2025.

Tree Removal / Mitigation / Canopy Coverage Proposed:

A total of 55 potential Landmark and Specimen trees have been identified to be affected by a Level 2 Assessment
according to International Society of Arboriculture (ISA) standards. Eight (8) of these have structural, or health
issues and thus should not be considered to their full value. The remaining 47 trees identified can be regarded to
their full value in regards to structural and health integrity, with one of the trees (Mulberry) not being covered by
Code Section 5.3.1 as a preservable Landmark/Specimen tree species. This leaves 46 identified
Specimen/Landmark trees to be protected. However, the proposed Tree Canopy Coverage Assessment Table
shows that a total of 55.72% of the disturbed area will be preserved with mature tree coverage and/or be
provided in proposed complementary tree planting (street trees, buffers, open space). The minimum tree

canopy coverage requirement in accordance with Code Sec. 5.3.2 for Commercial Developments is: 30%.

Required elements of a Sketch Plan to be reviewed and discussed at a public meeting in accordance with
Code Sec. 7.5.3.B:

1. Street Plan - The applicant shall provide a preliminary traffic plan that addresses the following elements:

a. The proposed street network and connectivity to the existing Street network, including all
proposed access points.

» Street access / network connectivity: The proposed FSED & PCC will be accessible by a direct
ingress/egress from S.C. Hwy. 170 (Right-in, right-out only - RIRO) and also will be accessible from a newly
created spine road on the north-side of the property that will connect between W.K. Alston Drive and the
“4000 Margaret” multi-family neighborhood. By proposing a connection to W. K. Alston Dr. by the new
spine road, applicant needs to show that an encroachment permit from the Beaufort County School

District, who owns the land in between, exists first!*

» Pedestrian / bicycle accessibility & connectivity: The newly built spine road on the north-side of the
property will also incorporate a sidewalk on the north side to create a pedestrian connection between

“4000 Margaret”, the Novant Health complex and W.K. Alston Dr. / Robert Smalls Leadership Academy.

b. The location and layout of all arterial and collector roads within the development.



» The FSED & PCC will be directly accessible from S.C. Hwy. 170 (Robert Smalls Pkwy.) as well as from “4000
Margaret” and W.K. Alston Dr. through a new spine road connection. *

» Inaccordance with Sec. 7.2.3 - Lot Access Standards, the minimum prescribed separation between curb-
cuts is 500 ft.; this is separation is just met between W.K. Alston Drive and the proposed RIRO-

ingress/egress.

c. The scope of a traffic impact study prepared by a S.C. licensed traffic engineer which evaluates
proposed access points, the existing street system, and any need for any road improvements

(including off-site improvements) created by the proposed development.

» The Executive Summary of the TIA comes to the following conclusion: “Based on the results of the traffic
analysis, the proposed Beaufort FSED Development is anticipated to have minimal impact on the

surrounding road network. No mitigation due to the impacts is recommended as part of this TIA.”

Community Open Space Plan - The Applicant shall provide a preliminary open space plan that depicts

compliance with Section 7.4 of this Code, with the following elements:

a. Proposed Community open space distribution and location, including percentage of open space.

» Inaccordance with Sec. 5.3.2 - Tree Coverage Requirements, the minimum tree canopy percentage of
30% for commercial projects is by far exceeded as the proposed development will be providing a canopy

coverage percentage of 55.72%.

» Inaccordance with Sec. 7.4.2 - Community Green Space and Community Open Space Requirement, the
provided Open Space with this development proposal (disturbed area: ~ 6 ac. of overall 14 ac. site) is 1.11
ac., which comes out to 18.5% of the disturbed area. Hence, the required 15% for property sizes of 3 - 10
ac. in the “IC district” is exceeded.

» Inaccordance with Sec. 7.4.3 - Community Green Space and Community Open Space Types, the overall
medial complex development, and particularly in conjunction with future development of the remainder of
the parcel, would largely benefit from more community-oriented and active types, such as a “Community

» o«

Park”, “Greenway”, “Square/Green”, and/or “Plaza(s)”.

b. Compliance with Section 7.4.2, Community Green Space and Community Open Space Requirement.

Yes, complies.

c. Required buffer areas in accordance with Section 5.5.1.

» Inaccordance with Sec. 5.4.2 - Front Buffer Requirements along Major Corridors, the applicable
location along Robert Smalls Pkwy. (S.C. 170) from Parris Island Gateway to the Broad River Bridge,



mandates Buffer Type E. The applicant has stated that Option 1 of Buffer Type E will be applied (see chart
below).

TYPE E BUFFER

This buffer provides greater spacing and high-density screening designed to define "green" corridors along major roadways.

+ Depth: 50 feet
Option 1 + Overstory trees: 4 every 100 linear feet
» Understory trees: 5 every 100 linear feet
- Evergreen shrubs: 30 every 100 linear feet and at least 6 feet high at maturity
- Depth: 35 feet
Option 2 = Overstory trees: 5 every 100 linear feet
+ Understory trees: 7 every 100 linear feet

- Evergreen shrubs: 35 every 100 linear feet and at least 6 feet high at maturity

- At least 50% of all trees must be evergreen

d. Wetland areas and setbacks as determined by SCDES-BCM, if applicable.

» A small existing isolated wetland area (~0.049 ac.) on the north of the overall property will be protected by
a 10 ft. wetland buffer and also will not be impacted as the proposed new spine road has been designed to
go around it.

e. Proposed parklocations, acreage, and types of parks in accordance with Section 7.4.

» Together with the aforementioned isolated wetland area, there is a ~16,053 sq. ft. (0.36 ac.) open space
area to be preserved at the northwest corner of the overall property adjacent to “4000 Margaret”.
Moreover, the provided open space area provided includes the immediate areas around the FSED & PCC
buildings. Lastly, street trees and landscaping will be planted along the proposed spine road, the parking
lot and internal streets as well as along the front buffer towards Robert Smalls Pkwy.

3. Pedestrian Network

» As per developer, there will be a sidewalk provided along the north side of the new spine road to create a
pedestrian network connection between “4000 Margaret”, W.K. Alston Dr. and the FSED & PCC facilities.

» There is no mention if the proposed sidewalk will be laid out to also provide for joint bicycle usage, or if
there will any other bicycle network connections.

» No sidewalk / bike trail will be built along S.C. Hwy. 170 (Robert Smalls Pkwy.); this needs to be re-
examined, as the Civic Master Plan clearly recommends “the installation of an off-street multi-use
path with a wide landscaped separation from vehicular travel lanes in order to provide a comfortable,
safe and beautiful option for pedestrian and cyclists.” (see page 6 below)

4. Zoning/Design



» In accordance with Sec. 2.3.3, the “IC district” is designed to support institutional uses, such as for
hospitals, universities, research facilities, and offices in a campus-like setting. The proposal clearly
aligns with this zoning-specific designation.

5. Overall Utility Plan

» A street lighting plan which details street and site illumination of the new spine road and the parking lots,
and other areas around the immediate FSED & PCC locations, has been included in the submittal package.

» An electricity supply plan which shows how the electricity network connections will be provided for
underground, is forthcoming

» The applicant has submitted a confirmation email from “Beaufort Jasper Water & Sewer Authority -
BJWSA” confirming that capacity for both water supply and sewer discharge, through a newly built gravity
sewer pump station (SP-75) by the new 4000 Margaret complex, exist for this FSED & PCC proposal.

Sketch Plan Review Criteria in accordance with Code Sec. 7.5.3.F:

1. The land use mix within the project conforms to Beaufort’s Zoning District Map and Comprehensive

Plan Preferred / Future Land Use Map and furthers the goals and policies of the Comprehensive Plan:

» As per below Future Land Use Map, the current Beaufort Comprehensive Plan identifies the location of the
proposed Novant Health complex, consisting of a FSED & PCC, as both “Institutional” and part of an “Urban
Center”. The current zoning district designation as “IC” are compliant with the goals for future land use
development in this particular location along the Robert Smalls Parkway corridor.
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2. The Sketch Plan is consistent with the rationale and criteria set forth in this Chapter, the City's
Comprehensive Plan, and the Civic Master Plan as amended:

» In Chapter 8.3 of the Civic Master Plan, Robert Smalls Parkway is identified as a “mixed-use corridor of
vibrant activity”. In regards to streetscape improvements, the Civic Plan recommends “the installation of

an off-street multi-use path with a wide landscaped separation from vehicular travel lanes in order to
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provide a comfortable, safe and beautiful option for pedestrian and cyclists.” (page 172 et. seq.) - see

chart below.

3. The preliminary traffic, open space, park, utility, and pedestrian design is adequate and functional

given the existing and planned capacities of each system, and meets the standards found in this Code:

» The vehicular access to the proposed FSED & PCC seem to be adequate. The proposed spine road

connection between “4000 Margaret”, the Novant Health site and W.K. Alston Drive (Robert Smalls
Leadership Academy) provides an adequate and absolutely necessary street network connection
and access alternative away from the busy Robert Smalls Parkway corridor.

However, better pedestrian & cyclist network connections between the residential (“4000 Margaret”),
school (Robert Smalls Leadership Academy) and the new medical facilities could be provided. Also, further
connections to the neighboring Walmart, Cross Creek Shopping Complex and other commercial, and
residential neighborhoods could be provided for. Access and infrastructure connectivity for
pedestrians & cyclists do not meet expectations.

The proposed open space is landscaped very well, with a decent number of existing specimen and
landmark trees preserved and integrated, however, the intent of Community Green Space and Community
Open Space, as stated in Sec. 7.4.1 which “are intended for the use and enjoyment of a development’s
residents, employees, or users”, do not seem to provide for enough active usage options. Provided
Community Green / Open Space does not provide for active / integrative usage.

4. The conceptual design and massing proposed is consistent with the requirements of the Development

Code:

>

>

The height of the proposed FSED & PCC buildings will be no more than 1 story. That underutilizes the
permissible building height of 4 stories max.

Design and massing of the buildings, particularly the building design, frontage and fenestration leaves
room for improvement. Overall, the buildings architecturally are not reflective of the preferred Lowcountry
vernacular! This includes such elements as “Bahama shutters”, “reeds”-textured Parklex rainscreen panels,
brown and gray colors on the exterior. as well as too large window frames, faux windows, and the
application of pre-fabricated cementitious building wall segments. Building elevations that face the street
shall have at least 40% of the first-floor wall area consist of windows and/or doors, and 15% of upper
floors.

buildings constructed as part of a campus may be subject to the guidelines for civic building outlined in
Section 4.5.10, or shall be held to standards similar to the requirements in the surrounding context.

Parking lots with 40 spaces or greater shall be designed to separate pedestrian travel from vehicles. They
shall include designated pedestrian walkways to provide safe access to building entries for pedestrians:



1. Perimeter sidewalks — typically located on public rights-of-way— and/or interior parking lot pedestrian
corridors may be utilized to provide the required pedestrian access.

2. Pedestrian pathways (if provided) shall be a minimum 5 feet in width.

3. Where parking is located between a public entrance and the fronting sidewalk, a pedestrian pathway
shall be provided, following the shortest practical route across the parking lot between at least 1 such
entrance on each side of the building facing a public street.

4. Pedestrian pathways shall be clearly delineated with striping. This may also be accomplished with the
use of paving materials that differ from that of vehicular areas, striping or other similar methods.

» Outline/plan for future development on remainder of property, including specifications on street
network, future land uses, community green/open space locations and interconnectivity with
surrounding neighborhood(s).

» Scaling, massing and building designs do not meet Comprehensive Plan, Civic Master Plan or
Beaufort Development Code expectations for this location.

Findings: see Staff Analyses above
Staff Recommendation: Table Sketch Plan approval at regular Planning Commission on 12-15-2025, until
following staff comments and eventual PC comments have been addressed:

+ Demonstrate how the remainder of the parcel will be developed and made accessible, including street
connectivity; pedestrian / bike trail connections; type and placement of specific uses, and/or the
concept of how the overall property development will fit into the surrounding development pattern
and community along the Robert Smalls Parkway corridor; refer to all Sketch Plan elements in accordance
with Code Sec. 7.5.3.B, which are: 1. Street Plan / Proposed street network, inter-connectivity (see staff
analysis, page 2); 2. Open Space Plan to show which type of (active) community green / open spaces are
provided for and where (see staff analysis, page 3); 3. Pedestrian Network, including better provision of
inter-connectivity of sidewalks and trails for both pedestrians and cyclists (see staff analysis, page 4); and
Sketch Plan Review Criteria pursuant to Code Sec. 7.5.3.F: The conceptual design and massing proposed (see
staff analysis, page 7).
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The proposed new “spine road” on the north side of the entire property is absolutely necessary and a
prerequisite for providing interconnectivity and a secondary ingress/egress point. However, a
necessary encroachment permit for the traversing of Beaufort County Schools property along W. K.
Alston Drive is missing. (refer to Sketch Plan element: 1. Street Plan / Proposed street network, inter-
connectivity in accordance with Code Sec. 7.5.3.B, see staff analysis, page 2);

+ Inadequate pedestrian, and especially bicycle connections provided within and onto proposed
development site (refer to Sketch Plan element: 1. Street Plan / Proposed street network, inter-connectivity in
accordance with Code Sec. 7.5.3.B, see staff analysis, page 2); and refer to Sketch Plan review criteria: 3. The

preliminary traffic, open space, park, utility, and pedestrian design is adequate and functional given the existing

and planned capacities of each system, and meets the standards found in this Code pursuant to Code Sec. 7.5.3.F;
see page 7);

7
°

More community-oriented and active community green and open spaces should be provided in
overall development scheme, especially in connection with development of remainder of property



(refer to Sketch Plan element: 3. Community Open Space Plan in accordance with Code Sec. 7.5.3.B, see staff
analysis, page 3);

General remark:
Development concept fails to adequately demonstrate the creation of an interconnected-connected, well
accessible and integrative urban development that is both easily accessible from within and neighboring

communities, and attractive to live and work in for residents and visitors alike.



Appendix: Staff Review Comments from Oct. 27, 2025 - [with applicant responses in blue; Nov. 14, 2025

A.
1.

B.

1.

C.

Erosion and Sediment Control (provided by Jason Hetrick, PE, CFM)

Provide erosion and sediment control bmps to protect the swale within this area adjacent to Robert Smalls
Park Way. Comment addressed. Additional silt fence, sediment tubes, temporary and permanent
seeding, and riprap have been added to provide erosion and sediment control. See sheet C202 / C802
Depict a temporary culvert under the construction entrance in Phase 1 so that it can span the existing ditch.
Comment addressed, see on Sheet C202.
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Stormwater Management (provided by Jason Hetrick, PE, CFM)

Main bioretention basin has a bottom of bank elevation of 16.5’ but the inflow pipe has an invert elevation of
16.0 feet. Please clarify. Comment addressed, the inflow pipe has since been revised to an invert
elevation of 16.5 ft.

Confirm that the main bioretention basin has adequate separation from ground water, as the wet pond is
shown with a water level of 14.0 feet. It appears that the wet pond will also stage at an elevation above the
bioretention facility thus impacting/saturating the bioretention facility as well since they are connected. The
seasonal high groundwater is found to be 4 ft. below ground surface. The surface elevation is around 19
ft., putting the groundwater to be at an elevation of 15 ft. The bottom of the Bioretention is at an
elevation of 16.5 ft., giving 1.5 ft. of separation between the groundwater and bottom of the basin. The
bioretention overflows to the adjacent wet pond via an emergency weir at an elevation of 18.75 ft. The
wet pond stages to a maximum elevation of 18.58 ft., which is below the emergency weir elevation;
therefore, it will not backflow into or saturate the bioretention media. Flow is directed from the
bioretention basin to the pond, and then from the pond to the outlet control structure.

If trees are being planted or preserved within the limit of disturbance, additional stormwater credit can be
claimed on the SoLoCo spreadsheet. Comment noted.

Provide a profile of the stormwater pond and depict the permanent pool elevations, storm elevations and top
of bank as well as the control structure. Comment addressed, refer to sheet C604 for the Stormwater Pond
and Outlet Control Structure details.

Please update the stormwater computations to use the peaking factor required by SoLoCo for post conditions,
of 400, not 323, Section 3.7.2. Comment addressed, the stormwater computations and SWPPP have been
updated.

Planning & Zoning

1. Size, mass and scale: the proposed FSED & PCC are no more than one story in height; this is below
surrounding developments, such as “4000 Margaret”, which contains 3-story high multi-family buildings
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and two-story townhomes as well as the “Beaufort Walmart Supercenter”, which is one-story and the
commercial lots at “Beaufort Station”, which are mostly 1 - 1.5 stories in height. Thus, the proposed
massing underperforms surrounding uses, nonetheless, it resultingly creates a favorable transition
between developed and undeveloped parcels along that corridor. Comment noted.

2. Building materials and details: in accordance with Sec. 4.6.4 - C. Windows and Doors, “building
elevations that face the street shall have at least 40% of the first-floor wall area consist of windows
and/or doors,(...)". Comment noted, the architect is working directly with staff accordingly.

3. Additional Guidelines Specific to IC District: “All buildings constructed as part of a campus may be
subject to the guidelines for civic building outlined in Section 4.5.10. or shall be held to standards
similar to the requirements in the surrounding context.” Comment noted, the architect is working
directly with staff accordingly.

o Large Footprint Building (>20,000 sq. ft.) - N/A

Community Green Space and Open Space (Sec. 7.4): Disturbed land area = 322,764 sq. ft. (~7.41 ac.); in
accordance with the table in Sec. 7.4.2 - 15% of the area shall be provided for community green/open space
(equals approx. 1.11 ac.); civic/open space types that may be provided are listed in table under Sec. 7.4.3, e.g.
greenway, square/green, plaza, park. Comment noted, please see the landscape plan included in the
submittal package.

Traffic Impact Analysis (TIA):

1. In accordance with Sec. 7.3.2 - “shall be required for any development that is shown to generate more
than 50 trips during peak hour on adjacent streets as per the most recent Institute of Transportation
Engineers (ITE) Trip Generation Manual.”

o Sec.7.3.2.C. - Traffic Impact Analysis Plan Preparation: “To review the TIA, the Planning
Commission and TRC will require current trip generation information, available information
on land use, travel patterns, and traffic conditions, and shall consult with the SCDOT.”

o See Sec.7.3.2.D. - Table on required plan contents for TIA
See excerpt of draft Traffic Impact Analysis (TIA; prepared by Kimley-Horn).

1. Itappears this would be the first development of a new commercial subdivision, with corresponding
infrastructure, street, stormwater, etc. The proper path would be sketch plan, preliminary and final plat, as
infrastructure would be shared. A Site Plan is not appropriate at this time, and a Sketch Plan under 7.5.3 is
the next step. This would only require a preliminary TIA which does not require a full review, so it could be
scheduled for December. Please refile the application. Comment noted.

2. Asper #1, does a regional wet pond to serve the commercial subdivision make more sense than an
individual pond on-site? Due to the site’s existing topography, one portion naturally drains to the
southwest while the other drains to the northeast. Given the location of the proposed development,
it is most appropriate for our project to utilize a stormwater pond that discharges to the northeast.
The remaining portion of the property will require a separate pond designed to accommodate the
drainage flowing to the southwest.

3. Again, the street being built seems appropriate for an entire subdivision and must go through the major
subdivision process. Comment noted.

4. A TIA will be required and should likely be required for potential uses of the entire site, zoned IC. Please
see the TIA Report included in the submittal package.
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10.

11.

12.

13.

14.

15.

16.

Should the entrance into the site, be centered in the middle of the site, to serve all of the potential lots to
reduce access points? The future use and development timing for the remainder of the property are
not yet determined. The access point must also be aligned to provide direct and efficient entry for
emergency vehicles, and the proposed location has been coordinated with SCDOT to ensure it meets
their requirements. For these reasons, the access is positioned to best serve the needs of the FSED
and PCC.

Applicant must provide an exhibit documenting compliance with existing Tree Canopy standards 5.3.2.1, of
30% for non-residential. Please see the landscape plan included in the submittal package.

Is there an access easement from the School District for access to W.K. Alston? Coordination with the
school district is ongoing, and efforts to obtain it are currently underway.

There are no sidewalks proposed for either 170 or the internal street. Section 7.1.3 requires sidewalks for
all streets. Comment noted. However, an issue exists along Hwy. 170 due to the roadside ditch, which
would require significant streetscape improvements and involvement with SCDOT. It should also be
noted that the adjacent apartment complex does not include a sidewalk along Hwy. 170 either.

Section 7.1.3 requires curb and gutter. Curb and gutter are provided along each side of the road.

Street Trees for new streets are required as per Section 7.1.3 and 7.2.5. Please refer to the landscape
plan included in the submittal package.

Street Lights for new streets are required as per Section 7.1.3. The submittal package includes the site
lighting plan, which incorporates the proposed street lighting.

Section 7.4.2 A requires 15% park/open space, this has not been delineated or provided on the plan.
Please see Open Space exhibit included in the submittal package.

Staff cannot determine if the buffer area complies with Section 5.4.2. Our intent is to comply with Option
1 for Buffer Type E.

There is no landscaping plan as required per Section 5.4-5.5. Please see landscape plan included in the
submittal package.

There is no lighting plan as required per Section 5.7. Please find the site lighting plan included in the
submittal package.

It appears the electric is underground as per Section 7.1.3, however, it does not appear how the site will be
served on the utility plans. Electric is underground and an electrical plan is forthcoming and will be
provided upon receipt.

D. Building Department comments (by Mr. Bruce SKkipper):

1.

2.

Accessible sidewalks from the public transportation stop to within the site have not been provided. See IBC
1104.1 (from Robert Smalls Parkway to the buildings). An internal sidewalk connection has been added
from W.K. Alston Drive through the site, providing direct pedestrian access to the adjacent
multifamily development. Installing a sidewalk along Robert Smalls Pkwy. would require significant
hardscape improvements due to the existing roadside ditch and would necessitate coordination
and involvement with SCDOT. It appears that the adjacent multifamily development was not
required to construct a sidewalk along Hwy. 170.

At least one accessible route shall connect accessible buildings, accessible facilities, accessible elements,
and accessible spaces that are on the same site. See IBC 1104.2 (Between Buildings). Comment addressed,
accessible sidewalks have been added between buildings.

Where a building or portion of a building is required to be accessible, at least one accessible route shall be
provided to each portion of the building, to accessible building entrances, connecting accessible pedestrian
walkways and to the public way. IBC 1104.3 (sidewalks at each building). Ramps shall comply with section
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IBC 1012. Slope 1012.2, Handrails 1012.8, edge protection 1012.10, and curb 1012.10.1 (sidewalk ramps).
Comment addressed.

E. Fire Marshal (by Mr. John Badgett):

1.

10.

11.

12.
13.

14.

Fire sprinkler plans must be approved by the SC Fire Marshal’s Office prior to installation. IFC 901.2. The
architect is working directly with staff accordingly.

A Fire Sprinkler System Specification Sheet (FSSSS) must be provided prior to the building permit being
issued. IFC 901.2. The architect is working directly with staff accordingly.

This office will witness all fire protection system acceptance testing to include emergency responder radio
communications IFC 901.5. Comment noted.

Ambulatory Care Facilities shall comply with section 422 of the IBC. IFC sec 202. Comment noted.

Site access/apparatus road capable of supporting fire apparatus in all weather conditions shall be
established prior to bringing combustible materials on site in accordance with IFC sec.3313. Comment
addressed.

Fire apparatus access roads shall have an unobstructed width of not less than 20 feet exclusive of shoulders
and an unobstructed vertical clearance of 13 feet 6 inches. IFC 503.2.1. Comment addressed.

Fire Department Connection (FDC) shall labeled, protected, and remain clear and accessible. IFC 912.4.
Comment addressed.

KNOX FDC caps shall be provided on fire department connection. IFC 912.4.1. Comment noted.
All control valves including PIV and Backflow Preventer must be electrically supervised. Comment noted.

This office will witness the underground pressure test of the fire protection main from PIV into building
and FDC line. All joints will be exposed for testing. NFPA 10.10.2.2.1. Comment noted.

This office will witness the underground flushing of the fire protection main from PIV into building and FDC
line. NFPA 10.10.2.1.1. Comment noted.

A Knox Box shall be provided for fire department access. IFC 506.1. Comment noted.

Address identification characters shall be contrasting to background, and each character shall be no less
than 4 inches high with a minimum width stroke of no less than %2 inch. IFC 505.1. Comment noted.

Buildings equipped with automatic sprinkler systems shall have a fire hydrant located within 100 feet of
the FDC SCIFC 507.5.1.1. Comment noted.

F. Architecture/Building Design (provided by Meadors Architecture, LLC):
1. PCC

Staff noted that all of the windows on the north elevation have a wall constructed directly behind them and
therefore are not transparent windows. Per Section 4.6.4.C.1, “Building elevations that face the street shall
have at least 40% of the first-floor wall areas consist of windows and/or doors, and 15% of upper floors.”
Staff interprets this code section to mean building fenestration that allows visible light to transfer to the
interior during the day and light sources from inside to activate the otherwise dark facades at night. Staff
recommends the interior wall be removed so that these windows can provide true transparency.

The applicant could use interior window treatments such as blackout blinds on tracks to provide privacy.

The renderings show a black brick base with joints that align with the panels above, but the 2D elevations
do not show brick. Applicant to clarify - staff is supportive of the brick base.

Generally, staff does not believe this building is indicative of traditional Lowcountry vernacular
architecture and offers the following comments:
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i. Staffis not supportive of the textured Parklex cementitious rainscreen panel, especially in the
“reeds” texture. This is not a common cladding material in Beaufort. Note: Section 4.6.4.A.1.b states
“fiber cement board siding, smooth finish.” The textured finish “reeds” is not compliant with this
section of the code.

ii. Bahama shutters are not common in Beaufort and appear more tropical/coastal. Staff recommends
they are removed from the project.

iii. The window head casings appear to extend past the jamb casings, which is atypical. The sills are not
visible in 2D drawings or renderings. These windows should have traditional head and jamb
casings with a projecting sill.

iv. Staff reccommends making the colors lighter, as both the brown and gray appear dark. Staff would
be in support of a white or off-white color instead of the gray.

v. There are large frame elements (brown) around some of the windows, but not all. Their placement
appears arbitrary. Staff believes the intent of these is to break up the fagades but believe these may
be more successful if designed as actual bays rather than frames applied to the wall.

vi. Some of the joints in the panels appear to sit on the outside edges of the windows, while other
joints are set a few inches away from the windows.

The mechanical screen on top of the roof appears tall in relationship to the rest of the building. To remedy
this and to provide better screening, staff recommends converting the flat roof to a sloped roof to conceal
the mechanical areas. Staff believes a sloped roof would also create a more Lowcountry approach to this
building, as hip/gable roofs are common throughout the area.

It is unclear if any of the windows with Bahama shutters have windows behind them, or if this is a faux
window detail. The renderings do not appear to show any windows. Per Section 4.6.4.C.1, “Building
elevations that face the street shall have at least 40% of the first-floor wall areas consist of windows and/or
doors, and 15% of upper floors.” Staff interprets this code section to mean building fenestration that allows
visible light to transfer to the interior during the day and light sources from inside to activate the otherwise
dark facades at night. Applicant to add windows to meet code compliance. Any instances of faux windows
should be removed.

As it is designed, the building’s primary facade and entrance face into an internal parking area, while the
rear fagade and mechanical yard face Robert Smalls Parkway. This rear facade does not appear to meet the
40% fenestration requirement to meet code compliance, and staff believes that placing the mechanical yard
on this facade will make it difficult to meet this requirement. Staff believes the building orientation may
need to change to better relate to the primary frontage rather than internal, head-in parking. Staff
understands the need for quick access from the parking lot to the building entrance, and recommends the
applicant study the addition of a second entrance. A potential solution may be to swap the FSER with the
PCC on the site plan where the FSER would maintain its current orientation but front to the north access
road and the PCC will mirror in plan to front to Robert Smalls Parkway.

Applicant to refer to all applicable comments under item 1.d in the PCC section.

The use of the protruding brown frames around some of the windows is different from the PCC, but staff
still believes its placement is arbitrary. Some of these protrusions also appear to cut off the brick base. This
base should continue around the building without interruption, except at the entrances.

14



The ambulance drive-through bay does not appear to relate or connect well to the rest of the building. If it
is possible, staff recommends lowering the roof to align with the main building’s roof.

The mechanical screen on top of the roof appears almost as tall as the exterior walls of the building (staff
measured the screen wall digitally as approximately 10’-0” tall). To remedy this and to provide better
screening, staff recommends converting the flat roof to a sloped roof to conceal the mechanical areas. Staff
believes a sloped roof would also create a more Lowcountry approach to this building, as hip/gable roofs
are common throughout the area.
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BOARD MEETING SCHEDULE
FOR 2026




PC - Planning Commission:

2026 Schedule (Draft)

Meetings are held at City Hall in Council Chambers on the 2" floor at 5:00 p.m.

Only digital submittal of all documents is accepted now. You may also view the meeting
schedule in document form.

Note: Deadline for applications for next month’s meeting are due by noon of the
current month’s meeting.

Written comments for any project before the board must be submitted by noon (12:00
pm) on the business day before the meeting.

Meeting Schedule Deadline Date (Interoffice)
Wednesday, January 21, 2026 December 15, 2025
Wednesday, February 18, 2026 January 20, 2026

Monday, March 16, 2026 February 17, 2026
Monday, April 20, 2026 March 16, 2026
Monday, May 18, 2026 April 20, 2026
Monday, June 15, 2026 May 18, 2026
Monday, July 20, 2026 June 15, 2026

Monday, August 17, 2026 July 20, 2026

Monday, September 21, 2026 August 17, 2026
Monday, October 19, 2026 September 21, 2026
Monday, November 16, 2026 October 19, 2026

Monday, December 14, 2026 November 16, 2026





