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I. INTRODUCTION AND NARRATIVE 
 

1. 95 Logistics Center(“PDD”) is comprised of that certain real property, Tax 

PIN 041-00-02-012 and Pin 041-00-02-010 located in Jasper County, “(the 

County)” South Carolina (the “property”) as more particularly described 

in on the survey as attached in Exhibit E and will be developed by the 

Silverman Group “(Developer)”. 

2. The present Owner is Eagle Associates of Niagara Frontier, Inc., which  is  

a  N.Y. Corporation,  and  its  principal address, 4155 Walden Avenue, 

Lancaster, N.Y.14086.  The Assistant Vice President of the Company is 

Jonathan Taber, P.O. Box 3854, Bluffton, SC 29910. 

3. The Developer is pursuing Rezoning of the Property to a Planned 

Development District (“PDD”) designation through Jasper County Article 

8.1 Ordinance for Special Purpose Districts and a future mutual 

agreement for Development Agreement (“Development Agreement”) 

with the County. The Developer has the Property under contract to 

purchase from Eagle Associates, and that closing of the contract is 

conditioned upon approval of the PDD. Following closing Silverman 

Group will be the Owner. 
    

A. PROPERTY 

1. The Property is located within Jasper County, and we are proposing this 

PDD document.   It is bounded by U.S. Highway US17 to the west, US 

Interstate 95 to the east, property located in the City Hardeeville to the 

South and a 22-acre parcel to the north, that is located in the City of 

Hardeeville zoned Community Commercial that is not a part of this PDD. 

2. The adjoining property line to the northern adjacent parcel is 

approximately one thousand five hundred and nine lineal feet (1,509 

LF).  The western border along US 17 is three thousand four hundred 

twenty-six lineal feet (3426 LF) of which adjacent to the western 

boundary are privately owned parcels totaling two thousand eight 

hundred twenty nine lineal feet (2,829 LF) of frontage.  
            

On the southern side adjacent to Best Avenue is one thousand twelve 

lineal feet (1,012 LF) which adjoins the private property along the south 

side of Best Avenue. Along U.S. Highway US 17, Whyte-Hardee 

Boulevard, there are five parcels connecting to the development with 

a total distance of five hundred and ninety-seven (597.54 LF). A list of all 

adjacent property owners and the tax ID numbers have been supplied 

to the Jasper County Planning Staff.  
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On the southwest boundary adjoining McTeer Street, the property totals 

eight hundred thirty-two linear feet (832 LF).      

On the West side of the property is four thousand one hundred and 

seventy-eight linear feet (4178 LF) of frontage along US Interstate I-95. 

To the South the property line runs one thousand seven hundred sixty feet 

(1760 LF) adjoining approximate 25-acre tract located in the City of 

Hardeeville.   

The Hardeeville Recreation Center land, was donated by the present 

owner of the Jasper County tract, Eagle Associates of Niagara Frontier, Inc 

 

The attached Exhibit D and Exhibit E plat provides information of the 

Property and shows the following information: 

a. Vicinity map 

b. Boundary and dimensions 

c. Existing adjacent streets 

d. Adjacent property owners 

e. Existing easements/ right of way. 
    

3. The Property consists of approximately 226.94 AC total area broken 

down between 162.35 AC total upland and 64.59 AC of freshwater 

wetlands. The property does not have critical area of frontage on salt 

marsh or creeks. The wetlands delineation survey(s) attached as Exhibit 

E depicts the freshwater wetlands on the site(s). Verification of the 

delineation with the United States Army Corps of Engineers (USACOE) is 

ongoing at this time. Flood zones for the property are indicated on the 

boundary surveys attached as Exhibit E. 
    

4. Project Narrative 
   
Silverman Group, the developer and future owner, has vast 

experience in successful E-Commerce Distribution Center 

developments.  It is the intent and goal of the Developer to create 

a Logistics and Distribution Center in Jasper County that is a PDD 

district that: 

  

a. Is appropriately located in an area that is consistent with Jasper        

Counties long-range planning and the Comprehensive Plan.  See 

Comprehensive Plan notes in the Appendix. 

 

b. Begins improving the transportation network area at the two access 

points as per the Whyte - Hardee Boulevard Master Plan.  
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c. Strengthens Jasper County economic base and provides 

employment opportunities for residents and surrounding 

communities.     

 

d. Protects and enhance the protection of freshwater wetlands and 

wildlife habitat for the gross acreage of the 226.94. 

 

e. Becomes one of the important shareholders with the two entrances 

in regard to Whyte - Hardee Boulevard as envisioned in the 

Boulevard Masterplan. 

 

f. Contributes to the overall economic stability of Jasper County 

through fees to be paid that will assure the continued high level of 

civic services provided by Jasper County. 

 

g. Sets examples for smart light industrial and distribution and clean 

growth that is ever expanding due to e-commerce. 

 

h. Brings national tenants to Jasper County along with their jobs and 

families. 

 

i. It is estimated that the capital investment for this project is in excess 

of +/- $150,000,000.  This size investment impacts positively the local 

economy. 

 

j. The long-term impact on the project creating potentially +/- 2170 

direct/indirect jobs that can only benefit the local economy. 

 

k. The local and induced sales and output from this development are 

estimated to be over $196,763,570 per year. 

 

l. The local impact from the employment compensation is estimated 

at $93,599,256 per year. 

 

m. It should be noted that the development has already been 

responsible for a 5-acre tract donation on John Smith Rd. for the 

construction of the Hardeeville Recreation Center. This is an 

important contribution of the project to the community.       
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B. PLANNED DEVELOPMENT DISTRICT PROCESS 

 
1. The Planned Development District (PDD) Zoning was adopted by 

Jasper County to permit and encourage the effective, efficient, and 

economic development of large tracts of land that are in the best 

interests of the long-range development plans of the County. 

Following zoning approval a Development Agreement will be 

mutually approved by the County and the Developer. The intent of 

which is to protect the rights and entitlements specified in the 95 

Logistics Center PDD for the property from the effect of subsequently 

enacted local legislation or from the effects of changing policies 

and procedures of local government agencies which may conflict 

with any term or provision of the 95 Logistics PDD or in any way 

hinder, restrict, or prevent the development of the project. The 

Development Agreement will provide reasonable certainty as to the 

lawful requirements that must be met in protecting vested property 

rights, while maintaining the authority and duty of government to 

enforce laws and regulations which promote the public safety, 

health, and general welfare of the citizens of our State. The 

Development Agreement is being made and entered between 

Applicant and Jasper County, under the terms of the SC Code 6-31-

10, et seq, for the purpose of providing  assurances to the Applicant 

that it may proceed without encountering future changes in law 

which would materially affect the ability to develop under the plan, 

and for the purpose of providing important protection to the natural 

environment and long term financial stability and a viable tax base 

to the Jasper County. 

 

2. The Conceptual plan and the provisions of the 95 Logistics Center 

PDD will constitute the zoning for the Property and a waiver from the 

current County codes and regulations where differences occur. The 

Conceptual Plan may introduce land uses that do not exist in current 

zoning documents. 
    

C.  CONCEPTUAL MASTER PLAN  
    

1. The goal of the PDD and Conceptual Master Plan is to provide 

guidelines to produce a high quality, light industrial  and  distribution 

development that raises the quality of life and development 

standards in the area while anticipating the future needs for 

commerce and services.   The PDD designation is necessary to 
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accommodate the land uses and to provide for the responsible 

planning development of the property over time 

 
2. The Conceptual Master Plan for the Property, prepared by HRC is 

attached as Exhibit C.  This depicts the general roadway layout. 

These designations are general and may be modified under the 

terms and conditions of the PDD. Proposed land uses in the 

development are detailed under Section 2 – Land Use Designation 

and Definitions. The Conceptual Master Plan seeks to maintain open 

space requirements set forth in the Jasper County Ordinance and 

Land Development Regulations. 
 

3. Article 8.1 in the Special Purpose Districts, revised April 17, 2017 shall 

serve as the guide to zoning and unified planning and 

development.  This PDD shall conform to the Jasper County 

Comprehensive Land Use Plan and Land Use Map unless any 

specific difference is approved by County Council within this 

document.  The open space and amenities, if any, will be owned 

and maintained by the Owner/Developer, their successors or assigns 

or other legally designated entity. All property deeded to a 

governmental entity shall become the maintenance responsibility of 

that entity or as otherwise provide in accordance with the 95 

Logistics Center Development Agreement with Jasper County. 

 
4. This Application and Concept Plan meets all requirements of 

section, Article 8.1 unless exceptions approved within this PDD.  

 
5. The Conceptual Master Plan and the provisions of this PDD will 

constitute the zoning for the Property and a waiver from the current 

Jasper County Zoning and Development Ordinance where 

differences occur. The most current version of the Ordinance is not 

attached but is included as part of the PDD document.   

 

D.  ENVIRONMENTAL PROTECTION   

  
1. Environmental protection is a priority for the applicant. As part of the 

development process, wetlands evaluation was conducted by Atlas 

Environmental in April of 2021 and revised in November 2021- see 

Exhibit F. The developers will meet the stormwater management 

requirements of Jasper County and the requirements of South 



 

Pa
ge

1
1

 

Pa
ge

1
1

 

Carolina Department of Health and Environmental Control-Office of 

Ocean and Coastal Resource Management (SCDHEC-OCRM). 

 
2. As part of the development process, the developers will meet or 

exceed the stormwater management requirements of the Jasper 

County and the requirements of South Carolina Department of 

Health and Environmental Control Office of Coastal Resource 

Management (SCDHEC-OCRM). The Applicant/Owner will prepare 

stormwater management plans for each phase of development in 

accordance with a stormwater drainage master plan to be 

prepared by a professional engineering firm licensed by the State of 

South Carolina prior to the development of any phase. The 

stormwater drainage master plan will address the hydrological 

characteristics of the entire site, as well as adjacent drainage 

patterns of relative importance. The plan will address pre-

development conditions and post-development stormwater 

management for flood control and sediment reduction. This plan will 

also address storm water quality to enhance water quality and 

protect the surrounding freshwater wetlands. 

 
3. Freshwater wetlands on the property are typical of the South 

Carolina Low Country. Approximately twenty-eight percent of the 

site consists of freshwater wetlands, a copy of the wetlands survey is 

included. A request for the Jurisdictional determination has been 

sent to the U.S. Army Corps of Engineers and their response is 

pending. 
 

4. If any on-site wetland impacts are necessary during development of 

the Property, they will be permitted jointly through the U.S. Army 

Corps of Engineers and/or SCDHEC-OCRM. All impact mitigation will 

meet or exceed state or federal standards in effect at that time. 
     

E. CULTURAL AND HISTORICAL RESOURCES 

 
1. As part of a comprehensive study of the property, a cultural 

resources assessment was conducted by Atlas Environmental in April 

2021 and revised in November 2021 for the Property.  Prior to 

development, cultural resources issues, if any, will be addressed in 

accordance with the South Carolina Department of Archives and 

History regulations.   No requirements in connection with historical or 

cultural resources pertaining to the Property, other than as may be 
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required by the State of South Carolina in accordance with 

applicable law shall be imposed on the Property. 

 

 

 

F. WATER AND SEWER SERVICE  

 
1. Water and sewer service will be provided to any development in the 

Property by Beaufort Jasper Water and Sewer Authority (“BJWSA”) 

or other governmental utility provider in accordance with BJWSA’s 

agreement of consolidation. Planning for the water and sewer 

systems will commence at the time of Development Agreement and 

Planned Development District Approval by the City. Preliminary 

discussions with BJWSA indicate a willingness to serve the property 

as evidenced by the Intent to Serve letter included as Exhibit H. 

BJWSA operates and maintains water and sewer systems within their 

service area upon completion by the developer and acceptance 

by the Authority. All development, with the exception of irrigation, 

incidental maintenance facilities, and small remote facilities will be 

provided with public potable water and sewer prior to occupancy 

except as may be exempted by provisions of the Development 

Agreement. 

 

 

G.  UTILITY SERVICE 

 
1. The Property is in the service territory of Dominion Energy for 

electrical power. The Applicant will coordinate with Dominion 

Energy regarding planning for the Interstate Distribution Center at 

Hardeeville PDD. See attached letter in Exhibit I. 
 

2. Hargray or another licensed provider will provide telephone service 

to the Property. The Applicant will coordinate with the provider 

regarding planning for the Property. All servicing is anticipated to be 

via fiber optics cable to include broadband capability. The 

Requirement for Letter of Intent to Provide Service Is currently being 

submitted to Hargray. See attached request letter in Exhibit J. 
 

3. The Property is in the service territory of Dominion Energy for gas. The 

Applicant will coordinate with Dominion Energy regarding planning 

for the Interstate Distribution Center at Hardeeville PDD. See 

attached Letter in Exhibit K. 
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4. Other utility services shall be provided by legally established entities 

at the discretion of the Applicant or subsequent developers, 

provided such are in accordance with the franchising 

ordinances/licensing with the City. 
 

5. Utilities must be underground, except as reasonably necessary for 

above ground support facilities.    

 

H. TRANSPORTATION NARRATIVE AND SUMMARY 

 
1. 95 LOGISTICS CENTER development is proposed to be located on US 

17 adjacent to US I 95 in Jasper County, SC. The development is 

planned to consist of a maximum of 2.6 million square feet of light 

industrial warehousing, and it is planned to have two new access 

points on US 17. 

 

2. A previous detailed traffic impact analysis (TIA) was prepared 

including the 25 acres of land in the City of Hardeeville.  A new TIA is 

being prepared and will be provided upon completion that is 

specific to this PDD.  

 

3. The proposed development was assumed to be complete by 2026 in 

the TIA.  

4. Existing Conditions 

 

a. Roadways in the project vicinity include I-95, US 17, US 278, and 

John Smith Road. 

 

b. I-95 is a four-lane, divided interstate with a posted speed limit of 

70 miles per hour (mph) in the vicinity of the US 278 access ramps. 

Per South Carolina Department of Transportation (SCDOT) 

counts, I-95 has a 2019 annual average daily traffic (AADT) of 

56,300 vehicles per day (vpd) north of US 278 and 62,700 vpd 

south of US 278. There is a diamond interchange at the US 278 

exit.  

 

c. US 278 (Independence Boulevard) is a five-lane roadway with a 

two-way, left-turn lane (TWLTL) and a posted speed limit of 45 
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mph from US 17 to Medical Center Drive. US 278 is designated as 

a principal arterial roadway east of I-95 and a minor arterial west 

of I-95. US 278 transitions to a four-lane, divided principal arterial 

roadway with a landscaped median and a 60 mph speed limit 

east of Medical Center Drive. Per SCDOT counts, US 278 has a 

2019 AADT of 30,000 vpd east of I-95 and 4,100 vpd west of I-95. 

 

d. US 17 (Whyte Hardee Boulevard) is a two-lane, undivided, major 

collector roadway with a posted speed limit of 55 mph just north 

of John Smith Road and is 45 mph for the remainder of the study 

area. Per SCDOT counts, US 17 has a 2019 AADT of 2,600 vpd north 

of US 278 and 4,200 vpd south of US 278. The proposed 

development has two planned full access driveways (Site 

Driveway #1 and Site Driveway #2) on US 17. A masterplan for 

the Whyte-Hardee Boulevard has recently been developed.   

 

5. Whyte-Hardee Masterplan 

 

a. A masterplan was recently completed for the US 17 Corridor 

adjacent to the site-Whyte-Hardee Boulevard Master Plan. 

The access areas from US 17 primary improvements 

contemplated to set examples for others to follow in the future 

as visioned in the Masterplan.   

 

i. “Streetscape improvements including street trees, side 

path (east side), and bioretention 

ii. Sound abating wall at access points were adjacent to 

existing residences. 

iii. Parking areas of existing businesses can be screened from 

Whyte-Hardee.  

iv. New development with a consistent setback and limited 

up-front parking can create a more harmonious 

streetscape 

 

6. Traffic Study Summary 

 

a. The study area for the TIA included the following intersections: 

i. US 17 at US 278 (unsignalized) 
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ii. US 278 at I-95 SB On-Ramp/Off-Ramp (signalized) 

iii. US 278 at I-95 NB On-Ramp/Off Ramp (unsignalized) 

iv. US 17 at Site Driveway #1 (unsignalized) (2026 Build conditions 

only) 

v. US 17 at Site Driveway #2 (unsignalized) (2026 Build conditions 

only) 
    

b. Based on results of the previous analysis the following 

transportation related improvements are recommended.  

Improvements may change based on the new TIA. 

 

i. Completion of a detailed traffic signal warrant analysis when 

traffic volumes are realized 

ii. US 17 at Site Driveway #1 

1. Installation of an exclusive southbound left-turn lane on US 17 

2. If this driveway becomes a major driveway during the site 

plan development, an exclusive southbound left-turn lane on 

US 17 could be considered 

3. Location and design details to be coordinated with the South 

Carolina Department of Transportation (SCDOT) and City of 

Hardeeville 

iii. US 17 at Site Driveway #2 

1. Installation of an exclusive northbound right-turn lane on US 

17 

2. Installation of an exclusive southbound left-turn lane on US 17 

3. Location and design details to be coordinated with SCDOT 

and City of Hardeeville 
  

7. Results in this report are based solely on traffic studies and are 

considered input into final design considerations. The final design will 

be determined by the project engineer after other design elements 

(such as, but not limited to, utilities, stormwater, etc.) are taken into 

consideration.  

 

 

I. LANDSCAPING STANDARDS 

 

1. Owner or Developer shall adopt landscaping standards for the 

Property which shall be submitted to Jasper for approval prior to 
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each Master Plan Approval, for the development proposed under 

the Master Plan submittal. 

 

2. Landscape Standards will comply with the Jasper County 

Landscaping and tree removal ordinances. 

 

J. PARKING AND LOADING 

 
1. Parking and Loading standards will comply with the requirements of 

Jasper County Ordinances unless modified during the Initial Master 

Plan Process. 

 

a. The total number of required parking spaces for all land uses 

allowed herein shall conform to Jasper County Parking and 

Loading ordinances. Deviations may be allowed provided the 

applicant furnishes actual documentation that the new 

standard meets the parking needs of the proposed land uses 

and the County approves at each Master Plan approval. 

 

K. STORMWATER MANAGEMENT  

 
1. 95 Logistics Center shall conform to the Stormwater Management 

Provisions of the Jasper County ordinances predating this PDD 

Agreement and applicable state and federal requirements. 

Stormwater best management practices will be employed in the 

development of the property to ensure runoff leaving the site meets 

SCDHEC-OCRM standards for water quality. 

 

2. The Owner will prepare stormwater management plans for each 

master planned structure as it is developed in accordance with a 

stormwater master plan to be prepared by a professional 

engineering firm licensed in the State of South Carolina prior to the 

development of any Phase. The stormwater master drainage plan 

will address the hydrological characteristics of the entire site, as well 

as adjacent drainage patterns of relative importance. The plan will 

address pre-development conditions and post–development 

stormwater management for flood control and sediment reduction. 

See Topographic Map Exhibit K that will be used by the engineers 

for stormwater management to be submitted at masterplan and 

development permit. 
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L. TREE PRESERVATION 

 
1. The minimum allowable post-development tree coverage for all 

development shall be 15 trees, two inches in dbh (diameter breast 

height) or larger per acre within the area of the Master Plan. 

Preserved wetlands and buffers can be used to meet this 

requirement. The minimum post development tree coverage 

requirement shall apply to the entire boundary of the PDD and shall 

not be phase-specific; however, tree coverage for 95 Logistic 

Center  tract shall be calculated. All minimum tree coverage and 

Tree Protection will meet or exceed the Jasper County tree 

ordinance.   
    

a. In those cases where the minimum allowable tree coverage 

cannot be met by preservation within the area of the Master 

Plan, replacement trees shall be planted to meet the total 

number of trees per acre County requirement. Replacement 

trees must be planted within the boundaries of the area of the 

Master Plan. Replacement trees may also be provided by 

identifying existing hardwood trees between 2.5  

inches and 7 inches in diameter of the same type being 

removed that will be preserved.  These trees must be identified 

by a tree survey and may be located anywhere within the PDD.  

 

2. In lieu of a tree survey, areas including pine trees existing as part of 

planted pine crop area shall be represented on an exhibit illustrating 

the area containing the planted pine tree pattern with row, tree 

spacing, and typical size. The information will be field verified to 

ensure accuracy of the exhibit's factor, but each tree in the pine 

crop area will not be physically located by standard survey 

methods. Hardwood trees twelve (12") inches DBH and greater will 

be located.   

 

M. DEVELOPMENT STANDARDS 

 
1. Site development within the 95 Logistics Center Tract PDD will be 

controlled by the development standards set forth in this document, 

the Development Agreement, and the Jasper County Ordinances.  



 

Pa
ge

1
8

 

Pa
ge

1
8

 

 

  



 

Pa
ge

1
9

 

Pa
ge

1
9
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II. LAND USE DESIGNATION AND DEFINITIONS 

 

A. INTRODUCTION AND NARRATIVE 

 
1. The Property has two parcels with a total of 226.94 gross acres. The 

parcels, 041-00-02-010 and 041-00-02-012, are located in Jasper 

County. Both parcels are proposed to be rezoned according to this 

PDD. 

 

2. 95 Logistics Center PDD contains a total acreage of approximately 

226.94 See Exhibit B.  

 

3. The land uses areas indicated on the Conceptual Master Plan are not 

intended to be rigid and exact boundary lines for future land uses and 

improvements. The Conceptual Master Plan for the Property shall 

maintain reasonable flexibility as may be requested by Owner and its 

successors and assigns to accommodate specific soil conditions, 

environmental concerns, physical constraints, market conditions, and 

design parameters: and as such, the exact location of boundary lines 

and buildings and their subsequent location and size indicated within 

planning area shall be subject to change at the time of Master 

Planning of the specific tracts within the Property and at the time 

Development Permit plans are submitted for development, provided, 

however, that maximum densities and other conditions of this PDD 

and the Development Agreement between the County and 

Developer will be strictly adhered to, unless adjustment is requested 

by the Developer, its successors or assigns and approved by the 

County. The boundaries of the Property may be modified to included 

adjacent acreage subject to the approval of Jasper County by 

appropriate petition/application to the County to amend the PDD 

and the Development Agreement. The current boundary survey is 

attached in Exhibit B. 

 

B. ALLOWED LAND USES     
 

1. The following land uses, Distribution, Light Industrial, and Utility 

Substation shall be permitted in the 95 Logistics Center PDD. The 

purpose of this portion of the document is to state which land uses shall 

be allowed within the 95 Logistics Center PDD, however by allowing 
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these uses this does not obligate the Applicant or subsequent 

developer to provide the uses or facilities stated herein. 

 

2. Any easement that occurs within the Property shall have the same 

allowed land uses as any of the adjacent land uses. Any restrictions 

shall be based on the legal definition of the easement. 

 

3. Design Standards shall be submitted at each Master Plan stage and 

may have standards deviating from the Jasper County Zoning 

Ordinance and Land Development Regulations or this PDD, provided 

that health, safety, ingress/egress, and fire protection concerns are 

addressed to the satisfaction of the County, unless otherwise agreed 

at the Initial Master Plan approval or in this PDD, the standards for uses 

from the Land Development Regulations shall apply. 

 

4. Business Park/Light Industrial/ Distribution Operations 

 

This designation allows for a multi-use Business Park to meet regional 

demands for Light Industrial, Distribution, Office, and Services that 

pertain to Distribution. Permitted uses included: 

 

a. Establishments involved in, regional warehouses, distribution 

operations, back-office operations and related service 

businesses, public utility facility, radio and/or television station 

and/or transmission tower, off-street parking or storage areas for 

customers, clients, or employee-owned vehicles and call centers. 

 

b. Build-to property lines will be allowed to reduce cost of utilities and 

to create a more pedestrian friendly environment as long as fire 

protection between adjacent and party walls are strictly adhered 

to and visual design standards are met. 

 

c. Light Industrial and permitted uses shall provide a minimum buffer 

of 50 feet from adjacent residential uses not separated by a road 

right-of-way or wetland of equal width (including wetland buffers) 

 

5. Performance Standards for this district will be determined by the 

Design Regulations described at the time of Master Plan Submittal. 

 

6. Light Industrial and Distribution Operations acreage shall also include 

the uses as included in the General Commercial Uses as defined  by 

Jasper County and shall have no cap placed on unit density (building 

square footage per acre), provided such is in compliance with overall 



 

Pa
ge

2
2

 

Pa
ge

2
2

 

PDD density, stormwater, parking, buffering, landscaping, and other 

site design other site requirements of the PDD and Land Development 

Regulations at the time of PDD approval. All development shall be 

subject to the provisions of this   95 Logistics Center PDD. 

 

 

C.  DECLARATION OF RESTRICTIVE COVENANTS  

 
1. There will be no covenants as the Silverman Group will own the entire 

parcel, roads, buildings, etc. Should the Silverman group, or future 

owner, wish to add covenants they will be submitted for approval to 

Jasper County to consider the PDD being amended. 

 

D. ALLOWED DENSITY 

 

1. The 95 Logistics Center PDD consists of approximately 226.94 gross 

acres (including wetlands). This will be generally depicted on the 

Conceptual Master Plan.  

 
2. 95 Logistics Center Use and Density:  

 

a. The density is estimated to be a maximum of 2.6 million square 

feet of distribution warehouse. 

b.  Light Industrial: The acreage will be shown at the Master Plan 

submittal. 

c. Three Billboard locations will be permitted where approved by 

Jasper County Sign Ordinance along US 95 and will be 

submitted for approval at the Master Plan submittal. 

d. There is no overall cap on general building square footage, 

provided the proposed Master Plans and Development Plans 

comply with stormwater, parking, open space, building 

setbacks, buffering, landscaping, traffic, and other site design 

requirements of the PDD.  

 

E. DEFINITIONS OF LAND USE TERMS AND DENSITY TERMS    

In the absence of a term definition in this PDD or in the proposed 

Development Agreement with Jasper County, the definitions of the 

Land Development Ordinance at the time of PDD approval shall apply 

in the interpretation of this Conceptual Master Plan. The locations of 
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specific land uses are not fixed and may vary. However, the definitions 

below shall generally describe the allowed uses within the 95 Logistics 

Center. 

 

1. Acre  

 

a. Gross Acre shall mean the entire acreage within the site 

boundaries.  

b. Net Acre shall mean the acre which remains after deduction 

of easements for existing utilities, wetland buffers, and onsite 

wetlands.  

c. Build-to-property lines will be allowed to reduce cost of utilities 

and create a more pedestrian friendly environment as long as 

fire protection between adjacent and party-walls is strictly 

adhered to and visual design standards are met.  

 

2. Open Space  

 

Total open space for the parcels shall be calculated based on their 

combined acreage and not on a site-specific basis for each phase 

of development or project located therein. The open space shall 

provide at least 15% total open space based upon total gross 

acreage. 

 

Passive open space shall consist of the following:  

 

a. Landscape surface areas (areas not covered by buildings, 

parking, impervious surface)  

b. Lagoons, ponds, impoundments, and lakes (detention, 

retention, or recreational)  

c.  Freshwater wetlands  

i. Only 50% of Freshwater wetlands, Lagoons, Ponds, and 

Lakes count towards open space 

d. Wetland buffers  

e.  Forest, wildlife preserves/corridors, conservation areas and 

greenbelts  

f.  Perimeter buffers  
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3. Setbacks and Buffers 

 

a. Building setbacks and buffers shall meet the minimum 

requirement established herein and, except as set forth in the 

PDD Standards, shall apply to the perimeter of the PDD only; 

provided, however, that any required wetlands setbacks shall 

apply according to law throughout the Property. All other 

internal setbacks and buffers shall be established at the time 

of Initial Master Plan approval for the specific phase.  

 

b. Perimeter setbacks and buffer standards shall include:  

 

The building setback and natural buffer from SC Highway 17  

shall be 50 feet and US I-95 and the North and South adjacent 

property lines shall be 25 feet with landscaping and no parking. 

 

Underground utilities and stormwater management facilities 

are allowed in the perimeter buffer area. 

 

4. Signage Control  

 

a. Any and all street signage and marketing signage within the 

property of 95 Logistics Center PDD shall be governed by the 

Silverman Group as well as reviewed and approved by Jasper 

County Planning staff.  Entrance monumentation fronting 

public ROWs will be governed by the ordinance existing at the 

time of PDD approval, but permanent monumentation at 

each entrance will be allowed at a minimum. Allowable 

signage SF will be per Jasper County Ordinance. 

 

5. Silviculture  

 

a. This designation allows for continuation of managed forestry. 

Silviculture includes the practice of planting, culture, and 

harvesting of trees for the purpose of producing wood fiber 

and timber. Generally accepted methods of forest 

management are permitted, including wildlife management, 

construction and use of forest roads, and practices to promote 

health and growth of trees. Silviculture uses may continue up 

to the time a subdivision plat is recorded and must be in 

accordance with standard forestry BMPs. The Silverman Group 

shall be permitted to plant and grow trees upon the Property 
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which may be used for tree farming for harvesting of such trees 

for purposes of replanting same in locations which are on or off 

the Property and may engage in farming operations which are 

indigenous to the area. 

 

6. Wetlands  

 

a. This designation allows the following uses within wetlands. 

Freshwater wetlands on the property shall be those areas over 

which the applicable governmental agencies claim 

jurisdiction for freshwater wetlands. The following are permitted 

uses:  

 

i.  Open space and buffers  

ii.  Conservation areas  

iii.  Activities in all wetland areas as permitted by the U.S. Army  

Corps of Engineers and the South Carolina Department of 

Health and Environmental Control, Office of Ocean, and 

Coastal Resource Management.  

iv.  Disposal of reclaimed water as permitted by SCDHEC.  

v. Storm water management and recreational lakes.  

vi. Boardwalks, trails, bridges and other permitted structures. 

vii.  Game Management 

 

7. Business Park/Industrial Park 

 

a. This designation allows for a multiuse business park to meet 

regional demands for industrial, office, and industrial services. 

 

i. Permitted uses include: 

1. Regional warehouses 

2. Distribution cartage or express operations and facilities 

3. Back-office operations 

4. Office space 

5. Office/warehouse operations 

6. Public utility facility 

7. Radio and/or television stations and/or transmission tower 

8. Off street parking or storage area for customer, client, or 

employee-owned vehicles 

9. Call centers 

10. Motor freight terminals defined as facilities used for the 

transfer of goods 

11. Accessory uses which are necessary to the conduct of the 

permitted uses herein including but not limited to office 
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uses, indoor and outdoor storage of materials and 

maintenance facilities for permitted uses; provided 

however they are operated and maintained under the 

same ownership, on the same lot as the permitted use, and 

do not include structures or features inconsistent with the 

permitted uses. 

12. Activities relating to the loading, unloading, storage, and 

processing of bulk products, within traditional or non-

traditional buildings or in open air, with no limit on the 

amount of space so utilized. 

13. Tractor trailer parking adjacent to buildings, as needed, 

and tractor trailer storage (coupled or uncoupled) areas 

containing up to 60 tractor trailers per acre. 

 

ii. Build-to-property lines will be allowed to reduce cost of utilities 

and create a more pedestrian friendly environment as long as 

fire protection between adjacent and party-walls is strictly 

adhered to, and visual design standards are met. Industrial 

uses shall provide a minimum buffer of fifty feet (50’) from 

adjacent residential uses not separated by a road right of way, 

or wetland of an equal width (including wetland buffer)., 

Performance Standards for this district will be determined by 

the Design Regulations at the time of Master Plan Submittal. 

 

iii. An applicant must demonstrate, at the time of Master Plan 

submittal, that uses are approved in an appropriate manner to 

address traffic flow, safety, and compatibility of adjoining uses. 

Any use that may involve harmless chemical and handling or 

storage must demonstrate safety planning which meets all 

Federal and State standards and is acceptable to the County 

engineer. 

 

8. Utilities  

 

a. This designation allows for utility service to serve the Interstate 

Distribution Center at Hardeeville PDD. The following land uses 

shall be allowed only after written approval from the 

Applicant/developer and its consultants for location and 

design. Screening, buffering, and other aesthetic matters must 

meet or exceed the County Zoning and Land Development 

Regulations at the time of site development application.  

 

i. Potable water supply and distribution 

ii. Wastewater collection, treatment, and disposal 
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iii. Stormwater collection, treatment, and detention  

iv. Irrigation  

v. Communication towers  

vi. Satellite antennas  

vii. Cable television facilities  

viii. Telephone facilities 

ix.  Power transmission and distribution 

x.  Fiber optic lines 

xi.  Other utility services i.e., Internet access and other 

telecommunication uses.  

 

b. Certain community-wide infrastructure is required for the 

development of any large, master-planned community. This 

infrastructure may include, but is not limited to the following:  

 

i. Arterial streets and primary access roads. 

ii. Water supply.  

iii. Wastewater Collection, Treatment and Effluent Disposal. 

iv. Power substations.  

v. Central telephone facilities. 

vi. Stormwater Management Lagoons. 

vii. Natural Gas Supply  
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EXHIBITS 
 

EXHIBIT A: Jasper County Land Use Map 
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EXHIBIT B: Location Map 

Location Map 
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Location Map  
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EXHIBIT C :  Concept Master Plan  
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EXHIBIT D: PARCEL MAP AREA 
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PARCEL MAP AREA CHART 
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Exhibit E: Survey Map 
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EXHIBIT F : SHPO Report 

Waters of the US and State Delineation  

Draft Report of Findings  

November 17, 2021 February 17-19, 2021, April 9,  

2021, and November 3-4, 2021 

(Fieldwork)  

Project Area: ~ 226.93 acres Jasper County PIN(s): 041-00-

02-010  

Attn: Mr. Holden Sabato 195 Morristown Road  

Basking Ridge, NJ 07920  

Prepared By:  

 

S. Sharon Amity Road, #411 Charlotte, North 

Carolina 28211  
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Summary of Findings  

Atlas Environmental Inc. staff conducted a pedestrian survey of the one Jasper 

County parcel of the Whyte Hardee Blvd review area.  The project is located 

approximately 1.5 miles Northeast of Hardeeville between Interstate 95 and 

Highway 17 at 464 John Smith Road, Hardeeville, SC 29927.  During the field 

evaluations in February, April, and November of 2021 Atlas staff observed one 

Corps jurisdictional wetland and eight isolated, non-Corps regulated, wetlands.  

No streams or impoundments were observed within the review area.   

Stream and Wetland Delineation  

Introduction  

At the request of The Silverman Group staff from Atlas Environmental, Inc. (Atlas) 

performed a detailed pedestrian survey of the subject parcel(s) to identify the 

presence of surface waters and wetlands that are subject to Federal and State 

regulations.  Surface waters such as perennial (pRPW’s) and intermittent (s-RPW’s) 

streams and their impoundments are subject to Section 401 and Section 404 of 

the Clean Water Act.  An area is determined to be a jurisdictional wetland if it 

exhibits wetland hydrology, hydrophytic vegetation, and hydric soil 

characteristics.  These characteristics are required to be in accordance with the 

definitions in the U.S. Army Corps of Engineers (Corps) Wetland Delineation 

Manual from 1987.  Federally non-jurisdictional wetlands may be subject to the 

South Carolina Department of Health & Environmental Control (DHEC) Coastal 

Zone Consistency Section.  

Surface Waters  

The field delineation of assessed jurisdictional stream features was conducted 

utilizing current methodologies which are consistent with those outlined in the 

1987 US Army Corps Wetland Delineation Manual, the Regional Supplement of 

the Corps of Engineers Wetland Delineation  

Manual: Eastern Mountains and Piedmont Region (Version2.0), April 2012, post 

Rapanos Supreme Court decision guidance (2007), other Regulatory Guidance 

Letters provided by the Corps, the latest SC DHEC Methodology for Identification 

of Intermittent and Perennial Streams, and SC DHEC Coastal Zone Consistency 

Wetlands Rules.  Evaluations and assessments regarding jurisdictional limits, 

permitting requirements and allowances, mitigation ratios and plans, Section 7 

consultation (protected species), and Section 6 consultation (historic and 

archaeological resources) made by consultants are subject to verification by the 

Corps, SC DHEC, and other appropriate state and local regulatory authorities.  
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Potential jurisdictional streams on site were evaluated based upon criteria 

outlined in the resources mentioned above.  This includes assessment with 

regards to the geomorphology, hydrology, and aquatic biology of each 

feature.  Typical indicators are presence of an “ordinary highwater mark”, 

sediment sorting, evidence of flow, absence of vegetation, and presence of 

macro benthos or other aquatic wildlife.  Upon review of the existing site 

conditions, Atlas has assessed that there are no relatively permanent 

jurisdictional waters (streams) present on the property.  Other drainage features 

were determined to be non-jurisdictional non-relatively permanent waters.    

Wetlands and Isolated  

Wetlands  
Potential wetland areas on the site were evaluated for the presence of hydric soils, 

evidence of wetland hydrology, and hydrophytic vegetation.  In these areas, 

hydrologic proof would be the existence of hydric soils with oxidized root channels in 

the upper soil horizons that have low chroma matrix colors. Indicators of hydrology may 

include water borne deposits, drift lines, scour marks, the presence of crayfish borrows, 

redoximorphic concretions, or regional indicators of soil saturation.  Hydrophytic 

vegetation can range from facultative to obligate wetland plant species.    

One Corps jurisdictional wetland and eight federally non-regulated isolated wetlands 

were determined to exist within the review area.  Wetland WL 1000 is Corps jurisdictional 

and is approximately 59.333 acres.  Wetlands WL 2000, WL 3000, WL 4000, WL 4100, WL 

5000, WL 6000, and WL 7000, and WL 8000 was determined to be isolated based on 

current regulations.  Wetland WL 2000 is located within an overhead power right-of-way 

in the southeast portion of the review area and is approximately 0.751 acre.  Wetland 

WL 3000 is also located within the overhead power right-of-way in the Southwest portion 

of the review area and is approximately 1.444 acres.  Wetlands WL 4000 and WL 4100 

are located along the Eastern boundary of the review area and are respectively 0.321 

acre and 1.037 acres.  Wetland WL 5000 is located in the Northeast portion of the 

review area is approximately 0.020 acre.  Wetland WL 6000 is located directly North of 

Wetland WL 5000 along the Northeastern boundary and is approximately 0.089 acre.  

Wetland WL 7000 is located along the Western boundary of the review area and is 

approximately 1.579 acres.  Wetland 8000 is located along the southern boundary of 

the review area and is approximately 0.020 acre in area.  

 All aquatic resources were flagged in the field around the perimeter or along the 

centerline if linear.  Linear wetland centerlines and wetland perimeters were marked in 

the field with sequentially numbered pink flagging with notes that include the location 

number and the centerline width (where applicable) at each flag.  For linear wetlands 

flags were hung directly over the centerlines where possible.  Any flags not hung over 

the linear wetland centerline should be surveyed at the center of the wetland if a 

survey of the flags is desired.  A survey will not be necessary for Corps/SC DHEC 

permitting.  Other drainage features were determined to be uplands.    
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 Open Waters  

Impoundments of jurisdictional waters are also jurisdictional under Clean Water 

Act regulations.  Impoundments that have been excavated in high ground are 

not jurisdictional.  Impoundments that are not Corps jurisdictional may be 

captured by SC DHEC’s isolated waters rules.  No impoundments/open water, 

natural or man-made, were observed within the review areas.  

  

The limits of any jurisdictional streams and wetlands are depicted on Figure 4, 

Aquatic Resources Sketch Map.  This determination is subject to verification by 

the US Army Corps of Engineers and, in some cases, the State agencies charged 

with the protection of surface water resources.  Figures 1, 2, 3, and 4 were 

obtained from County GIS and other public domain data services.      

  

Atlas recommends that formal written concurrence of our assessments 

regarding the jurisdictional status of all drainage features onsite be obtained 

from the Corps and DHEC.  An approved jurisdictional determination will be 

valid for five years and can be appealed by the applicant if the Corps does not 

concur with the consultant’s findings and the consultant contends that the 

delineation is accurate.  A preliminary jurisdictional determination does not have 

an expiration date but is not appealable.  An approved jurisdictional 

determination will be required for this project to identify and remove isolated 

wetlands from Corps jurisdiction.    

  

Public Sourced Natural Resource  

Mapping County GIS Tax Parcel 

(Figure1)  

The map is helpful to illustrate the tax parcels that make up the project area.  

County GIS Topographical Map (Figure 2)  

The topographical map is used to illustrate where the likely presence of 

drainage features is located on site.  These drainage features are field reviewed 

during the site evaluation.    

County GIS Aerial (Figure 3)  

Aerial maps help with site access and orientation in the field.  These maps are 

also useful for determining likely stream corridors and floodplain areas.  
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Sketch Map of Jurisdictional Features (Figure 4)  

Identifies general locations of jurisdictional features as accessed by Atlas staff during 

the site visit.   

Delineation Findings Summary  
In summary Atlas assessed that there is one Corps jurisdictional wetland, eight State 

jurisdictional coastal zone wetlands, no streams, and no impoundments.  Atlas can 

obtain written concurrence of the findings from the Corps/State.  

Permitting  
In general (with some exceptions) the permitting process is regulatory and not 

prohibitory.  A Corps 404 permit verification and/or a 401 water quality certification from 

SC DHEC is not required for work on the subject property that is restricted to high ground 

areas/activities.  Construction activities within jurisdictional streams, open waters, and 

wetlands (collectively referred to as Waters of the US) and isolated waters require 

written authorization by the Corps and/or State water resources agencies prior to 

impacts.  For most development projects a stormwater management plan will be 

required if impervious surfaces exceed 24% over the entire project and/or high-density 

areas and/or if stormwater is not treated with predominantly vegetated conveyances 

for low density projects.    

Impacts of 0.005 acre and less to any identified streams and fills of less than 0.1 acre of                              

jurisdictional open waters and wetlands are typically standard to permit under the 

Nationwide Permit program and may not require compensatory mitigation for impacts.  

Impacts to 0.0051 acre of stream up to 0.05 acre of stream and from 0.1 acre to 0.5 

acre of open waters and wetlands impacts may be authorized under the Nationwide 

Permit program as well, but a more thorough review for avoidance and minimization of 

impacts will be conducted by both the Corps and the State.  Compensatory mitigation 

will be required for stream, open water, and wetland losses under this permitting 

scenario.  Unavoidable impacts that exceed these thresholds may likely only be 

authorized under an Individual Permit and Water Quality Certification, and these 

permits involve a public notice and comment periods and may involve a public 

hearing.  Impacts to greater than 0.05 acre of intermittent stream may be allowed 

under a Nationwide Permit so long as the Corps district engineer and other regulatory 

agencies approve the waiver.  

Once an acceptable site plan is produced, Atlas can assist with the preparation and 

submittal of a Pre-Construction Notification (permit application) to the Corps and SC 

DHEC if it is determined that impacts are unavoidable.  The likely Nationwide Permit that 

is applicable for industrial/commercial development is Nationwide Permit (NWP) 39.  

The Corps will review the application for eligibility under NWP 39 which includes a review 

for impacts to cultural and historic resources, natural heritage resources, impacts within 

FEMA regulated floodplains, and threatened and endangered species.  Upon their 

determination that the proposed development is not likely to adversely impact those 

resources, they will issue their permit verification.  SC DHEC will review the application for 

impacts to water quality and aquatic life.  Storm water control and treatment design 
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will be reviewed by the local delegated authority, if applicable, otherwise SC DHEC will 

need to review and approve storm water plans.  Based on site plans an Individual 

Permit will be required for wetland impacts.  

The following link to the full text of the Corps Nationwide Permit 39 is provided for your 

review:   

2021 Nationwide Permit (oclc.org)   

Permitting Summary  
If impacts to Waters of the US and/or isolated wetlands are necessary for site 

development a Corps permit and/or SC DHEC water quality certification may be 

required.  Nationwide permits are usually limited to ½ acre of stream/wetland/open 

water impacts as well as 0.05 acre of stream impacts.  Individual permits require an 

elevated review process including a public notice, alternatives analysis, and 

environmental assessment.   

  

Recommendations  
The following is a very general summary of the recommended next steps.  

1. Desktop and fieldwork review for Federal protected species (Section 107) and 

submittal package to FWS for the Corps and/or SC DHEC permit application.  

2. Desktop and fieldwork review for historical and archaeological (Section 6) and 

submittal package to SC SHPO for the Corps and/or SC DHEC permit application.  

3. Submit a delineation approval package to the Corps/ SC DHEC.  

4. Conduct a site visit with the Corps to confirm their approval of the delineation.  

5. Conduct a site visit with SC DHEC to confirm their approval of the delineation.  

6. Obtain Corps verification of the Atlas delineation – valid for five years or unlimited.  

7. Submit a permit application to the Corps and SC DHEC for wetland impacts, if 

necessary.  

  

Conclusion  
This concludes our project review and report of findings for the stream and wetland 
delineation. We appreciate the opportunity to provide these services.  Please feel free 

to call with questions or to discuss this report.  

  

Best regards,    

  

Jennifer L Robertson, President 
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Jurisdictional Waters of the US and State  

  

             Figures  
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Atlas Environmental, Inc.  338 S. Sharon Amity Road, Charlotte, NC 28211; 704-512-1206 
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WL 1000 near Northern End of Property 

 

 
Forested area near Northern End 

 

 
Previously logged area  

 
Previously logged area 

 

 
Power Line Right-of-way 

 

 
Previously logged area near Jasper Highway 
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Exhibit G: Appendix D-National Register Criterion For Evaluation 

 

 

 

 

 

  

Atlas Environmental, Inc.  338 S. Sharon Amity Road, Charlotte, NC 28211; 704-512-1206 
 

April 06, 2021          Page 21 

60.4   Criteria for evaluation. 

The criteria applied to evaluate properties (other than areas of the National Park System and National Historic 
Landmarks) for the National Register are listed below. These criteria are worded in a manner to provide for a wide 
diversity of resources. The following criteria shall be used in evaluating properties for nomination to the National 
Register, by NPS in reviewing nominations, and for evaluating National Register eligibility of properties. Guidance in 
applying the criteria is further discussed in the “How To” publications, Standards & Guidelines sheets and Keeper's 
opinions of the National Register. Such materials are available upon request.  

National Register criteria for evaluation. The quality of significance in American history, architecture, archeology, engineering, and 
culture is present in districts, sites, buildings, structures, and objects that possess integrity of location, design, setting, materials, 
workmanship, feeling, and association and 

(a) that are associated with events that have made a significant contribution to the broad patterns of our history; or 

(b) that are associated with the lives of persons significant in our past; or 

(c) that embody the distinctive characteristics of a type, period, or method of construction, or that represent the work of a master, 
or that possess high artistic values, or that represent a significant and distinguishable entity whose components may lack individual 

distinction; or 

(d) that have yielded, or may be likely to yield, information important in prehistory or history. 

Criteria considerations. Ordinarily cemeteries, birthplaces, or graves of historical figures, properties owned by religious institutions 
or used for religious purposes, structures that have been moved from their original locations, reconstructed historic buildings, properties 
primarily commemorative in nature, and properties that have achieved significance within the past 50 years shall not be considered 
eligible for the National Register. However, such properties will qualify if they are integral parts of districts that do meet the criteria of if 
they fall within the following categories: 

(a) A religious property deriving primary significance from architectural or artistic distinction or historical importance; or 

(b) A building or structure removed from its original location but which is significant primarily for architectural value, or which is the 
surviving structure most importantly associated with a historic person or event; or 

(c) A birthplace or grave of a historical figure of outstanding importance if there is no appropriate site or building directly 
associated with his productive life. 

(d) A cemetery which derives its primary significance from graves of persons of transcendent importance, from age, from 
distinctive design features, or from association with historic events; or 

(e) A reconstructed building when accurately executed in a suitable environment and presented in a dignified manner as part of a 
restoration master plan, and when no other building or structure with the same association has survived; or 

(f) A property primarily commemorative in intent if design, age, tradition, or symbolic value has invested it with its own exceptional 
significance; or 

(g) A property achieving significance within the past 50 years if it is of exceptional importance. 

This exception is described further in NPS “How To” #2, entitled “How to Evaluate and Nominate Potential National Register Properties 
That Have Achieved Significance Within the Last 50 Years” which is available from the National Register of Historic Places Division, 
National Park Service, United States Department of the Interior, Washington, D.C. 20240. 
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EXHIBIT H: WATER & SEWER PROVIDER APPROVAL LETTER 
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EXHIBIT I: ELECTRIC PROVIDER APROVAL LETTER  

  

 
 

 Letter of Power Availability  
 

April 20, 2021  

 

Correspondence Sent Electronically  
 
Gidget Crook 

HRC Engineering 

Douglasville, GA 30134 

 

Re: Jasper Co., S.C. Parcel 0-41-00-02-12 

 

Ms. Crook, 

 

I am pleased to inform you that Dominion Energy will be able to provide electric service to the above 

referenced project. Electric service will be provided in accordance with Dominion Energy General 

Terms and Conditions, other documents on file with the South Carolina Public Service Commission, 

and the company’s standard operating policies and procedures. To begin engineering work for the 

project, the following information will need to be provided:  

 

1.) Detailed utility site plan (AutoCAD format preferred) showing water, sewer, and storm 

drainage as well as requested service point/transformer location. 

2.) Additional drawings that indicate wetlands boundaries, tree survey with barricade plan 

and buffer zones (if required), as well as any existing or additional easements will also be 

needed. 

3.) Electric load breakdown by type with riser diagrams and desired metering specifications. 

 

Please note that for multi-occupancy residential developments per SC Public Service Commission 

Regulation 103-327(A): All service delivered to new multi-occupancy residential premises at which 

units of such premises are separately rented, leased or owned shall be delivered by an electric utility 

based on individual meter measurement for each dwelling  

 

Dominion Energy construction standards and specifications are available here: 

https://www.dominionenergy.com/south-carolina/start-stop-service/new-construction 

  

 

If you have any questions, please contact me at 843-540-1315.  

 

Sincerely,  

Parks Moss  
Parks Moss  

Senior Key Account Manager  

Dominion Energy South Carolina 
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EXHIBIT J: TELECOMMUNICATIONS PROVIDER LETTER   

THE TELECOMMUNICATIONS PROVIDER LETTER REQUEST IS ATTACHED. THE 

APPROVAL LETTER WILL BE SUBMITTED WITH THE MASTER PLAN SUBMISSION. 
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EXHIBIT K: GAS PROVIDER APPROVAL LETTER 
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 EXHIBIT L: SITE TOPOGRPAHIC MAPS (MAP A) 
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EXHIBIT L: SITE TOPOGRPAHIC MAPS (MAP B) 
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1.0  Executive Summary  
  

The 95 Logistics Center development is proposed to be located on US 17 in Jasper County, SC. The 

development is planned to consist of a maximum of 2.6 million square feet of industrial warehousing, 

and it is planned to have two new full access driveways on US 17. For the purposes of this traffic impact 

analysis (TIA), the proposed development is assumed to be complete by 2026.    

This report presents the trip generation, distribution, traffic analyses, and any recommendations for 

transportation improvements required to meet anticipated traffic demands.  

The study area for the TIA included the following intersections:  

  

• US 17 at US 278 (unsignalized)  

• US 278 at I-95 SB On-Ramp/Off-Ramp (signalized)  

• US 278 at I-95 NB On-Ramp/Off Ramp (unsignalized)  

• US 17 at John Smith Road (unsignalized)  

• US 17 at Site Driveway #1 (unsignalized) (2026 Build conditions only)  

• US 17 at Site Driveway #2 (unsignalized) (2026 Build conditions only)  

  

Due to the COVID-19 pandemic, traffic volumes and travel patterns have been impacted. All turning 

movements were adjusted using AM and PM adjustment factors as recommended by South Carolina 

Department of Transportation (SCDOT) District 6. These adjusted traffic volumes were used in the 

Existing conditions analysis.  

Three 2026 Build conditions were studied: 2026 Build with no Improvements, 2026 Build with 

Improvements, and 2026 Build with improvements with the I-95 NB On-Ramp/Off-Ramp intersection 

signalized.  

Based on the results of the analysis, the unsignalized intersection of US 17 at US 278 currently operates 

acceptably and is projected to continue to operate acceptably in the 2026 No Build and 2026 Build 

conditions.  

The signalized intersection of US 278 at I-95 SB On-Ramp/Off-Ramp currently operates acceptably. In the 

2026 No Build conditions, the intersection is projected to continue to operate acceptably. In the 2026 

Build conditions, the intersection is projected to operate acceptably during the AM peak hour and with 

elevated delay during the PM peak hour. When coordinated with the US 278 at I-95 NB On-Ramp/Off-

Ramp intersection in the 2026 Build with improvements with I-95 NB Off-Ramp Signalized conditions, 

the intersection is projected to operate acceptably.   

The unsignalized intersection of US 278 at I-95 NB On-Ramp/Off-Ramp currently operates acceptably 

and is projected to continue to operate acceptably in the 2026 No Build conditions. In the 2026 Build 

conditions, the intersection is projected to operate with elevated delay during the AM and PM peak 

hours. It is recommended that a detailed traffic signal warrant analysis be performed at this intersection 

when traffic volumes are realized. Based on the analysis, the intersection is projected to operate 
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acceptably when signalized and coordinated with the intersection of US 278 at I-95 SB On-Ramp/Off-

Ramp.  

  

The unsignalized intersection of US 17 at John Smith Road currently operates with elevated delay during 

the AM peak hour and acceptably during the PM peak hour. In the 2026 No Build and 2026 Build 

conditions, the intersection is projected to operate with elevated delay during the AM and PM peak 

hour conditions. An exclusive northbound right-turn lane is recommended in the 2026 Build with 

Improvements conditions. With the exclusive northbound right-turn lane, the intersection is projected 

to improve but continue to operate with elevated delay in the 2026 Build with Improvements 

conditions.   

  

The site driveways are projected to operate acceptably in the 2026 Build conditions with 

implementation of the recommended southbound left-turn lane improvements at both driveways.   

  

Based on results of the analysis the following transportation related improvements are recommended.  

  

• US 17 at US 278 o Refresh all pavement markings and striping on all approaches 

of the intersection  

• US 278 at I-95 SB On-Ramp/Off-Ramp o Optimize traffic signal timings  

• US 278 at I-95 NB On-Ramp/Off Ramp o Monitor intersection traffic volumes 

and perform traffic signal warrant analysis yearly or at a schedule requested by 

Jasper County and/or SCDOT  

o Signalize intersection once traffic signal warrants are met and coordinate signal 

timings with the US 278 at I-95 SB On-Ramp/Off-Ramp intersection  

• US 17 at John Smith Road o Installation of an exclusive northbound right-turn 

lane on US 17  

• US 17 at Site Driveway #1 o Installation of an exclusive southbound left-turn 

lane on US 17  

o Installation of exclusive left- and right-turn exiting lanes on Site Driveway #1 o 

Location and design details to be coordinated with the SCDOT and Jasper County  

• US 17 at Site Driveway #2 o Installation of an exclusive southbound left-turn 

lane on US 17 o Installation of exclusive left- and right-turn exiting lanes on Site 

Driveway #2 o Location and design details to be coordinated with SCDOT and 

Jasper County  

  

Results in this report are based solely on traffic studies and are considered input into final design 

considerations. The final design will be determined by the project engineer after other design elements 

(such as, but not limited to, utilities, stormwater, etc.) are taken into consideration.   
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2.0  Introduction  
  

The 95 Logistics Center development is proposed to be located on US 17 in Jasper County, SC. The 

development is planned to consist of a maximum of 2.6 million square feet of industrial warehousing, 

and it is planned to have two new full access driveways on US 17. For the purposes of this TIA, the 

proposed development is assumed to be complete by 2026.    

3.0  Inventory  
3.1  Study Area  
The study area for the TIA includes the following existing intersections:  

  

• US 17 at US 278   

• US 278 at I-95 SB On-Ramp/Off-Ramp   

• US 278 at I-95 NB On-Ramp/Off Ramp   

• US 17 at John Smith Road   

  

Figure 1 (Appendix) shows the site location and Figure 2 (Appendix) shows the project conceptual site 

plan.   

3.2 Existing Conditions  
Roadways in the project vicinity include I-95, US 17, US 278, and John Smith Road.  

I-95 is a four-lane, divided interstate with a posted speed limit of 70 miles per hour (mph) in the vicinity 

of the US 278 access ramps. Per SCDOT counts, I-95 has a 2019 annual average daily traffic (AADT) of 

56,300 vehicles per day (vpd) north of US 278 and 62,700 vpd south of US 278. There is a diamond 

interchange at the US 278 exit.   

US 278 (Independence Boulevard) is a five-lane roadway with a two-way, left-turn lane (TWLTL) and a 

posted speed limit of 45 mph from US 17 to Medical Center Drive. US 278 is designated as a principal 

arterial roadway east of I-95 and a minor arterial west of I-95. US 278 transitions to a four-lane, divided 

principal arterial roadway with a landscaped median and a 60 mph speed limit east of Medical Center 

Drive. Per SCDOT counts, US 278 has a 2019 AADT of 30,000 vpd east of I-95 and 4,100 vpd west of I-95. 

It is recommended that the pavement markings and striping in the vicinity of the intersections be 

refreshed.  

US 17 (Whyte Hardee Boulevard) is a two-lane, undivided, major collector roadway with a posted speed 

limit of 55 mph just north of John Smith Road and is 45 mph for the remainder of the study area. Per 

SCDOT counts, US 17 has a 2019 AADT of 2,600 vpd north of US 278 and 4,200 vpd south of US 278. The 

proposed development has two planned full access driveways (Site Driveway #1 and Site Driveway 

#2) on US 17. A masterplan for the Whyte-Hardee Boulevard has recently been developed. A summary 

of the masterplan is discussed in the following section.  
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John Smith Road (S-141) is a two-lane, undivided, major collector roadway with a posted speed limit of 

55 mph east of Royal Live Oaks Academy Driveway and 35 mph west of Royal Live Oaks Academy 

Driveway. Per SCDOT counts, John Smith Road has a 2019 AADT of 5,700 vpd in the vicinity of the site.  

Figure 3 (Appendix) shows the existing roadway laneage in the study area.  

  

3.3 Whyte-Hardee Masterplan  
A masterplan was recently completed for the US 17 Corridor adjacent to the site – Whyte-Hardee 

Boulevard Master Plan. The area the corridor is located on is called, “The Business Park District.” The 

primary improvements contemplated in this area are Streetscape improvements from Garr Road to Best 

Street and sidepath improvements from Garr Road to US 278. Based on the report, estimated costs for 

the streetscape are $510,000 and $1,120,000 for the sidepath. An illustrative scenario was created at 

the intersection of Whyte-Hardee at John Smith Road with the following conceptual components.   

  

• “Streetscape improvements including street trees, sidepath (east side), and bioretention  

• Sidepath that would serve as the East Coast Greenway as well as another side path on the north 

side of John Smith Road connecting the new Recreation Center and Royal Live Oaks Academy  

• Parking area of existing businesses can be screened from Whyte-Hardee and John Smith while 

continuing to operate  

• New development with a consistent setback and limited up-front parking can create a more 

harmonious streetscape  

• Limited curb cuts and cross access helps to minimize pedestrian vehicle conflicts. Even if certain 

existing conditions force parking in the right-of-way, there are opportunities for it to be formalized 

with better design while accommodating through-traffic”  

  

4.0  Traffic Generation  
  

The trip generation of the proposed development was determined using trip generation rates published 

in the Institute of Transportation Engineers’ (ITE) Trip Generation, 10th Edition (2017).   

  

Table 1 summarizes the AM and PM peak hour trips associated with the proposed site.  

  

As shown in Table 1, the proposed development is projected to generate 337 new trips during the AM 

peak hour (259 entering and 78 exiting) and 340 trips during the PM peak hour (92 entering and 248 

exiting).  
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Table 1:   

Trip Generation  

  

 

Land Use and Intensity  
ITE Land Use 

Code  
AM Peak Hour  PM Peak Hour  

Total  In  Out  Total  In  Out  

2,600,000 square feet of Industrial 

Warehousing  
150  337  259  78  340  92  248  

New Trips   337  259  78  340  92  248  

Source: ITE Trip Generation, 10th Edition  

  

5.0  Site Traffic Distribution   
  

The proposed project traffic was assigned to the surrounding roadway network. The directional 

distribution and assignment were based on qualitative knowledge of the project area, quantitative 

application of existing traffic patterns, and expected trip length.  

  

The following general trip distribution was applied to the project trips associated with the proposed 

development:  

  

• 20% to/from the north on I-95  

• 3% to/from the north on US 17  

• 30% to/from the south on I-95  

• 20% to/from the south on US 17  

• 27% to/from the east on US 278  

  

Figure 4 (Appendix) shows the traffic distribution for the site in the study area.  

6.0  Traffic Volumes  
  

6.1  Existing Traffic  
Peak hour intersection turning movement counts including vehicular, pedestrian, and heavy vehicle 

traffic were performed in March 2021 from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM at the 

following intersection:  

  

   US 17 at John Smith Road  
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Due to the COVID-19 pandemic, traffic volumes and travel patterns have been impacted. All turning 

movement counts performed in March 2021 were adjusted using AM and PM peak hour adjustment 

factors of 1.15 and 1.02 for the AM and PM peak hours, respectively, as stated in the SCDOT District 6 

Traffic Impact Analyses during COVID-19 Pandemic (Update) memorandum (February 5, 2021). These 

adjusted traffic volumes were used in the Existing conditions analysis.   

Historic peak hour intersection turning movement counts including vehicular, pedestrian, and heavy 

vehicle traffic collected in July 2020 from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM were used 

for the intersection of US 17 at US 278. Due to the COVID-19 pandemic, turning movement counts 

performed in July 2020 were adjusted using AM and PM peak hour adjustment factors of 1.16 and 1.11 

for the AM and PM peak hours, respectively, as stated in the SCDOT District 6 Traffic Impact Analyses 

during COVID-19 Pandemic memorandum (April 23. 2020). The counts were then grown to the Year 

2021 by applying an overall growth rate of 4.0% per year (based on historic growth trends) for use in the 

Existing conditions analysis.  

  

Historic peak hour intersection turning movement counts including vehicular, pedestrian, and heavy 

vehicle traffic collected in August 2019 from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM were 

used for the intersections of US 278 at I-95 NB On-Ramp/Off-Ramp and US 278 at I-95 SB On-Ramp/Off-

Ramp. The counts were grown to the Year 2021 by applying an overall growth rate of 4.0% per year 

(based on historic growth trends) for use in the Existing conditions analysis.  

  

The grown Existing peak hour intersection turning movement volumes are shown on Figure 5 

(Appendix). The turning movement count data is included in the Appendix.  

  

6.2 2026 No Build Traffic  
Historic growth is the increase in existing traffic volumes due to usage increases and non-specific growth 

throughout the area. An overall growth rate of 4.0% was applied to the study area in the analysis. In 

addition to this non-specific growth, projected traffic associated with the Inspired Living at Hardeeville 

development, which is currently in the planning process, was also included in the background traffic.  

  

The 2026 No Build traffic volumes include existing traffic grown to the buildout year. Figure 6 

(Appendix) and Figure 7 (Appendix) show the 2026 No Build AM and PM peak hour traffic volumes, 

respectively.  

  

6.3  Project Traffic  
The AM peak hour and PM peak hour projected project trips were assigned based on the trip 

distribution discussed in Section 5.  
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6.4 2026 Build Traffic  
The 2026 total traffic volumes include the 2026 background traffic and the proposed development 

traffic at buildout. The 2026 AM and PM peak hour total traffic volumes are shown in Figure 6 

(Appendix) and Figure 7 (Appendix), respectively.  

  

Three 2026 Build conditions were studied: 2026 Build with no Improvements, 2026 Build with 

Improvements, and 2026 Build with improvements with the I-95 NB On-Ramp/Off-Ramp intersection 

signalized.   

Intersection volume development worksheets are included in the Appendix.  

7.0  Capacity Analysis  
  

Capacity analyses were performed for the AM and PM peak hours in the Existing, 2026 No Build, and 

2026 Build conditions (no improvements, improvements, improvements with signalization of US 278 at 

I-95 NB On-Ramp/Off Ramp) using the Synchro, Version 10, software to determine the operating 

characteristics of the adjacent roadway network and the impacts of the proposed project. The analyses 

were conducted with methodologies contained in the Highway Capacity Manual, 6th Edition (HCM 6) 

(Transportation Research Board, 2016). The Synchro analysis worksheets are provided in the Appendix.  

Capacity of an intersection is defined as the maximum number of vehicles that can pass through an 

intersection during a specified time, typically an hour. Capacity is described by level of service (LOS) for 

the operating characteristics of an intersection. LOS is a qualitative measure that describes operational 

conditions and motorist perceptions within a traffic stream. HCM 6 defines six levels of service, LOS A 

through LOS F, with A being the best and F being the worst.   

LOS for signalized intersections is determined by the overall intersection operations and is reflected in 

average delay per vehicle. LOS D or better is typically considered acceptable for signalized intersections.   

LOS for a two-way stop-controlled (TWSC) intersection is determined by the delay of the poorest 

performing minor approach, as LOS is not defined for TWSC intersections as a whole. It is typical for 

minor stop-controlled side streets and driveways on major streets to experience longer delays at LOS E 

and LOS F during peak hours while the majority of the traffic moving through the corridor typically 

experiences little or no delay.   

Capacity analyses were performed for the Existing, 2026 No Build, 2026 Build, 2026 Build with 

Improvements, and 2026 Build with Improvements with Signalization of US 278 at I-95 NB On-Ramp/Off 

Ramp AM and PM peak hour traffic conditions for the following intersections:  

  

• US 17 at US 278 (unsignalized)  

• US 278 at I-95 SB On-Ramp/Off-Ramp (signalized)  
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• US 278 at I-95 NB On-Ramp/Off Ramp (unsignalized)  

• US 17 at John Smith Road (unsignalized)  

• US 17 at Site Driveway #1 (unsignalized) (All 2026 Build conditions only)  

• US 17 at Site Driveway #2 (unsignalized) (All 2026 Build conditions only)  

  

Any peak hour factors (PHF) above 0.95 were adjusted to 0.95 in all conditions for the purposes of the 

analysis.  

  

Any heavy vehicle percentages (HV%) below 2.0% were adjusted to 2.0% in all conditions for the 

purposes of the analysis. Due to the industrial nature of the development, a HV% of 20% was assumed 

at Site Driveway #1 and Site Driveway #2. The HV% was adjusted in the 2026 Build conditions at the 

study area intersections to reflect the higher percentage of expected heavy vehicle traffic due to the 

projected site traffic.   

  

Table 2 summarizes LOS and control delay (average seconds of delay per vehicle) for the projected 

Existing, 2026 No Build, 2026 Build, 2026 Build with Improvements, and 2026 Build with Improvements 

with Signalization of US 278 at I-95 NB On-Ramp/Off Ramp AM and PM peak hour conditions at the 

study area intersections.  

  

7.1  US 17 at US 278  
As shown in Table 2, the unsignalized intersection of US 17 at US 278 currently operates acceptably at 

LOS B during the AM and PM peak hours. In the 2026 No Build conditions, the intersection is projected 

to continue to operate at LOS B during the AM and PM peak hour conditions. In the 2026 Build 

conditions, the intersection is projected to operate acceptably at LOS D during the AM peak hour and at 

LOS B during the PM peak hour.   

  

7.2 US 278 at I-95 SB On-Ramp/Off-Ramp  
This intersection is fully actuated and operates in free mode. To reflect the free operation, the cycle 

length and splits were optimized for the Existing, 2026 No Build, and 2026 Build AM and PM peak hour 

conditions. As shown in Table 2, the signalized intersection of US 278 at I-95 SB On-Ramp/Off-Ramp 

currently operates acceptably at LOS B during the AM peak hour and at LOS C during the PM peak hour. 

In the 2026 No Build conditions, the intersection is projected to operate acceptably at LOS C during the 

AM peak hour and at LOS D during the PM peak hour. In the 2026 Build conditions and 2026 Build with 

Improvements conditions, the intersection is projected to operate acceptably at LOS D during the AM 

peak hour and with elevated delay at LOS E during the PM peak hour.   

  

In the 2026 Build with Improvements with Signalization of US 278 at I-95 NB On-Ramp/Off Ramp 

conditions, the intersection was updated to actuated coordinated conditions and coordinated with the I-

95 NB On-Ramp/Off Ramp intersection. As shown in Table 2, the signalized intersection is projected to 

operate at LOS C in the AM peak hour and LOS D in the PM peak hour conditions.   
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Table 2:  

Level of Service and Delay (average seconds per vehicle)  

  

 

Intersection  
Traffic  

Control 
1  

Existing Conditions  
2026 No Build 

Conditions  
2026 Build 

Conditions  

2026 Build with 
Improvements  

Conditions  

2026 Build with  
Improv. with I-95 NB  
Off- Ramp Signalized 

Conditions  

AM Peak 

Hour  
PM 

Peak 

Hour  

AM 

Peak 

Hour  

PM 

Peak 

Hour  

AM 

Peak 

Hour  

PM Peak 

Hour  
AM Peak 

Hour  
PM Peak 

Hour  
AM Peak 

Hour  
PM Peak 

Hour  

US 17 at US 

278  
U  

B  
(11.8) –   

WB  

B  
(10.4) –  

WB  

B  
(14.2) –   

WB  

B  
(11.6) –   

WB  

D  
(32.8) –   

WB  

B  
(13.4) –   

WB  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

US 278 at   
I-95 SB 

OnRamp/  
Off-Ramp2,3  

S  
B  

(19.0)  
C  

(21.9)  
C  

(34.6)  
D  

(50.7)  
D  

(35.5)  
E (63.5)  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

C  
(33.1)  

D  
(52.0)  

US 278 at   
I-95 NB On- 

Ramp/  
Off-Ramp3  

U  
C  

(21.4) –   
NB  

C  
(16.7) –   

NB  

D  
(29.9) –   

NB  

C  
(22.0) –   

NB  

F  
(96.1) –   

NB  

E  
(44.7) –   

NB  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

A  
(6.2)  

A  
(5.4)  

US 17 at  John 

Smith Road4  
U  

F  
(115.8) –   

WB  

D  
(27.0) –   

WB  

F  
(**) –   
WB  

F  
(95.0) –   

WB  

F  
(**) –   
WB  

F  
(137.3) –   

WB  

F  
(**) –   
WB  

F  
(68.0) –   

WB  

Same as  
Build 

conditions 

w/ Impr.  

Same as  
Build 

conditions 

w/ Impr.  

US 17 at  Site 

Driveway #1  
U  N/A  N/A  N/A  N/A  

B  
(13.1) –   

WB  

B  
(13.1) –   

WB  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

US 17 at  Site 

Driveway #2  
U  N/A  N/A  N/A  N/A  

B  
(12.5) –   

WB  

B  
(11.7) –   

WB  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

Same as  
Build 

conditions  

N/A – Not Applicable  

1. S = Signalized, U = Unsignalized  

2. AM and PM peak hour cycle lengths and splits were optimized in all scenarios to reflect free, fully actuated operation. 

Minimum cycle length of 120 seconds assumed.  

3. In the 2026 Build with Improvements with I-95 NB Off Ramp Signalized conditions, signalized intersections were 
coordinated, and cycle length was optimized. 

4. (**) indicates delay exceeds 300 seconds  
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7.3 US 278 at I-95 NB On-Ramp/Off-Ramp  
As shown in Table 2, the unsignalized intersection of US 278 at I-95 NB On-Ramp/Off-Ramp currently 

operates acceptably at LOS C during the AM and PM peak hour conditions. In the 2026 No Build 

conditions, the intersection is projected to operate acceptably at LOS D during the AM peak hour and at 

LOS C during the PM peak hour. In the 2026 Build conditions, the intersection is projected to operate 

with elevated delay at LOS F during the AM peak hour and at LOS E during the PM peak hour.   

  

The 95th percentile queue is considered the maximum number of vehicles that will queue while waiting 

to complete their maneuver at the intersection. The maximum queue on the northbound approach (I-95 

OffRamp) is expected to be approximately five vehicles during the AM peak hour.  

  

In the 2026 Build with Improvements with Signalization of US 278 at I-95 NB On-Ramp/Off Ramp 

conditions, the intersection was updated to actuated coordinated conditions and coordinated with the I-

95 SB On-Ramp/Off Ramp intersection. As shown in Table 2, the signalized intersection is projected to 

operate at LOS A in the AM and PM peak hour conditions.   

Based on the results of the analysis, it is recommended that the intersection traffic volumes be 

monitored and perform traffic signal warrant analysis yearly or at a schedule requested by Jasper 

County and/or SCDOT. Once traffic signal warrants are met, it is recommended that the intersection be 

signalized intersection. Once traffic signal warrants are met, traffic signal timings with US 278 at I-95 SB 

On Ramp/Off-Ramp intersection should be optimized.  

  

7.4 US 17 at John Smith Road  
As shown in Table 2, the unsignalized intersection of US 17 at John Smith Road currently operates with 

elevated delay at LOS F during the AM peak hour and acceptably at LOS D during the PM peak hour. In 

the 2026 No Build and Build conditions, the intersection is projected to operate with elevated delay at 

LOS F during the AM and PM peak hour conditions. Due to the number of projected northbound right 

turns (background trips) on US 17 in the 2026 Build conditions, an exclusive northbound right-turn lane 

is recommended and was included in the 2026 Build with Improvements analysis. With the addition of 

the exclusive northbound right-turn lane, the intersection is projected to continue to operate with 

elevated delay at LOS F during the AM and PM peak hours in the 2026 Build with Improvements 

conditions however the delay is reduced.   

  

7.5 US 17 at Site Driveway #1  
SCDOT Roadway Design Manual (2017) guidelines were reviewed at the unsignalized intersection of 
US 17 at Site Driveway #1 to determine if criteria were met for the consideration of an exclusive 
northbound right-turn lane or an exclusive southbound left-turn lane on US 17. Based on a 
comparison of the projected 2026 Build AM and PM peak hour traffic volumes to the criteria, it was 
determined that an exclusive southbound left-turn lane on US 17 at Site Driveway #1 “should be 
considered” for a two-lane roadway and is therefore recommended. It was also determined that an 
exclusive northbound right-turn 
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lane on US 17 at Site Driveway #1 “may not be necessary” for a two-lane roadway and is therefore not 

recommended. The exclusive southbound left-turn lane was included in the 2026 Build analysis and the 

turn lane analysis charts are included in the Appendix.    

As shown in Table 2, the unsignalized intersection of US 17 at Site Driveway #1 is projected to operate 

acceptably at LOS B during the AM and PM peak hours in the 2026 Build conditions.  

  

7.6 US 17 at Site Driveway #2  
SCDOT Roadway Design Manual (2017) guidelines were reviewed at the unsignalized intersection of US 

17 at Site Driveway #2 to determine if criteria were met for the consideration of an exclusive 

northbound right-turn lane or an exclusive southbound left-turn lane on US 17. Based on a comparison 

of the projected 2026 Build AM and PM peak hour traffic volumes to the criteria, it was determined that 

an exclusive southbound left-turn lane on US 17 at Site Driveway #2 “should be considered” for a two-

lane roadway and is therefore recommended. It was also determined that an exclusive northbound 

right-turn lane on US 17 at Site Driveway #2 “may not be necessary” for a two-lane roadway and is 

therefore not recommended. The exclusive southbound left-turn lane was included in the 2026 Build 

analysis and the turn lane analysis charts are included in the Appendix.   

As shown in Table 2, the unsignalized intersection of US 17 at Site Driveway #2 is projected to operate 

acceptably at LOS B during the AM and PM peak hours in the 2026 Build conditions.  

8.0  Conclusion  
  

The 95 Logistics Center development is proposed to be located on US 17 in Jasper County, SC. The 

development is planned to consist of a maximum of 2.6 million square feet of industrial warehousing, 

and it is planned to have two new full access driveways on US 17. For the purposes of this TIA, the 

proposed development is assumed to be complete by 2026.   

Based on results of the analysis the following transportation related improvements are recommended.  

  

• US 17 at US 278 o Refresh all pavement markings and striping on all approaches of the 

intersection  

• US 278 at I-95 SB On-Ramp/Off-Ramp o Optimize traffic signal timings  

• US 278 at I-95 NB On-Ramp/Off Ramp o Monitor intersection traffic volumes and 

perform traffic signal warrant analysis yearly or at a schedule requested by Jasper 

County and/or SCDOT  

o Signalize intersection once traffic signal warrants are met and coordinate signal timings 

with the US 278 at I-95 SB On-Ramp/Off-Ramp intersection  

• US 17 at John Smith Road o Installation of an exclusive northbound right-turn lane on 

US 17  
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• US 17 at Site Driveway #1 o Installation of an exclusive southbound left-turn lane on 

US 17 o Installation of exclusive left- and right-turn exiting lanes on Site Driveway #1 o 

Location and design details to be coordinated with the SCDOT and Jasper County  

• US 17 at Site Driveway #2 o Installation of an exclusive southbound left-turn lane on 

US 17 o Installation of exclusive left- and right-turn exiting lanes on Site Driveway #2 o 

Location and design details to be coordinated with SCDOT and Jasper County  

  

Results in this report are based solely on traffic studies and are considered input into final design 

considerations. The final design will be determined by the project engineer after other design elements 

(such as, but not limited to, utilities, stormwater, etc.) are taken into consideration.   
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APPENDIX: 

  95 Logistics Center and the Jasper County Comprehensive Plan  

 

• Develop competitive industrial sites and buildings, particularly those focusing 

on communications, technology, distribution, energy and telecommunications.   

• Establish links for vocational training in high schools with post-secondary 

technical training through shared facilities and programs.  This has been done in 

the past with Silverman Group tenants in other similar developments.   

• Increase budget to support needed staffing increases.  Fees and taxes paid by 

Silverman Group and the new Tenants will help accomplish this. 

• Seek opportunities to use access management and design treatments to 

improve the mobility of strategic corridors. With further study and DOT review and 

approval this will be look to improve 278 and US 17 as well as begin aesthetic 

improvements at the two access points on US 17 as envisioned by the Whyte-

Hardee Master Plan. 

• Improve existing water, sewer and road infrastructure.  

• The project will improve the Employment Status of Jasper County.  The estimated 

employment increase upon full development will be 2170 new jobs which will 

increase the 2016 Employment Status Estimates by 18%. 

• The proposed development of a new port on the Savannah River has been a 

vision for Jasper County for many years.  This project will strengthen the 

infrastructure for the Terminal project. 

• The sellers donated 5 acres of land for the new Community Center on John 

Smith Road. 

• The Comprehensive Plan states to give priority to transportation programs that 

retain existing businesses and attract new businesses to the area. This project does 

just that. 

• Improve access to freight facilities (ports, airfields, industrial parks) for people 

and freight.  

•Impact Fees: A one-time fee based on the cost associated with providing 

capital improvements to new homes or businesses. This fee is a per unit exaction 

paid at the time property is developed or purchased. These fees are placed into 

a special fund for system-wide capital facilities and are determined by fiscal 

impact analysis on the future demand a proposed development will have on the 

local infrastructure system. The project will be contributing according to the 

mutually negotiated Development Agreement. 

 


