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County Council
Staff Report
Meeting Date: March 6, 2023
Project: Planned Development District — Bailey Park — Revised Plan
Applicant: K & R Development, LLC
Tax Map Number: | 081-00-04-007 and 081-00-04-080
Submitted For: Public Hearing and 2" Reading

Description: The Applicant has requested a Planned Development District (PDD) zoning
designation for a mixed-use development, which will be known as Bailey Park. The project site
consists of two parcels, which are identified by tax map numbers 081-00-04-007 and 081-00-04-080.
Tract A is tax map number 081-00-04-007 and is currently zoned Community Commercial,
consisting of 6.63 acres. Tract B is tax map number 081-00-04-080 and is currently zoned
Residential, consisting of 20 acres. The properties are located along Highway 170, approximately 2
miles east of the intersection of Highway 462 and has frontage along Old Bailey Road. Both
properties are vacant and have not been developed.

The Planning Commission originally reviewed this application in May 2022, The County Council
approved 1*' Reading on August 15, 2022 and 2" Reading was tabled on September 6, 2022. A
Public Hearing was also held on September 6, 2022. Since that time, the applicant has revised the
PDD document to remove all commercial uses and designate both parcels as residential. The
proposed density has been decreased from 12 units to 7.5 units per acre. The traffic study was
revised based on residential uses only, at 12 units per acre. (See more details about the revisions
on page 3 in red). The Planning Commission reviewed these changes at their February 14, 2023
Meeting and recommended approval by majority.

Analysis: In accordance with Article 8:1 of the Jasper County Zoning Ordinance, the intent of a
PDD is to encourage flexibility in the development of land to promote its most appropriate use; and
to do so in a manner that will enhance public health, safety, morals, and general welfare. The PDD,
regulations are intended to accomplish the purpose of zoning and other applicable regulations to an
equivalent or higher degree and are designed to control unscheduled development on individual lots
or tracts, promote economical and efficient land use, provide an improved level of amenities, foster a
harmonious variety of uses, encourage creative design, and produce a better environment. In view of
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the substantial public advantage of “planned development,” it is the intent of the PDD regulations to
promote and encourage or require development in this form where appropriate in character, timing,
and location, particularly in large undeveloped tracts. All PDD’s shall conform to the Jasper County
Comprehensive Land Use Plan and Land Use Map (latest edition).

o Comprehensive Plan: According to the 2018 Jasper County Comprehensive Plan, the Future
Land Use Map identifies this area as “Rural Conservation,” which seeks to protect and promote
the character of Jasper County that largely exists today outside of the municipalities. In these
areas, new development should be thoughtfully placed within the existing landscape.

The Land Use Chapter of the Comprehensive Plan recommends guiding growth and new
development in or around the municipalities where infrastructure and services are available to
serve new growth. While this project site is not near a municipality, it is located in an area
where infrastructure and services are available to serve the site.

» Adjacent Zoning and Land Uses: Figure 1 below shows the project location and Table 1
shows the adjacent land uses and zoning designation:

Table 1. Adjacent Land Uses and Zoning Designations

Adjucent Property

Existing Usces

Zoning

City or County

North Center Point PDD PDD Jasper County
Old Bailey Road and S/F Residential Jasper County and
South Residential Beaufort County
Primarily Vacant, Beaufort Community Jasper County
West Jasper Comprehensive Commercial and
Health, and S/F Residential Residential
East Vacant Community Jasper County
Commercial and
Residential

Figure 1.

o Traffic and Access: One of the properties is accessed by North Okatie Highway (Highway
170), which is a four-lane state maintained highway, classified as an arterial road. The other
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property has direct access to Old Bailey Road, which is a two-lane state maintained road
classified as a local road.

The revised Bailey Park PDD Concept Plan illustrates the proposed uses, the general layout, and
access points. A Master Plan will be submitted separately and will provide additional information
regarding the layout of the development.

REVISIONS: The revisions to the Bailey Park PDD changes Tract A from mixed use commercial
to residential with a mixed housing product. This eliminates 65,000 square feet of commercial uses
and adds no more than 7.5 units per acre, which may be in the form of apartments, townhomes, or
single family detached houses. Tract B has been changed from 12 units per acre (233 units) to 7.5
units per acre. Based on the upland acres, the total residential density for both Tract A and B will be
limited to approximately 187 units.

The traffic study was revised and is based on 300 townhouses with no commercial. This traffic study
compared to the 1% traffic study reduces the total daily trips from 4,186 to 1,998 total dai ly trips. The
AM peak hour trips were reduced from 168 trips to 116 trips, while the PM peak hour trips were
reduced from 374 trips to 150 trips. With the reduction of density to 7.5 units per acre, the traffic
count will be further reduced by approximately 35%.

The revised PDD proposes to establish the following;:

o Access Points — One full access point is proposed along Highway 170 and a second full access
point is proposed along Old Bailey Road.

* Allowed Land Uses — Tract A and Tract B is proposed as multi-family residential, and single
family detached and attached residential (townhomes). With multi-family being limited to
Tract A.

* Density — The overall density proposed for Bailey Park PDD is 7.5 units per acre of uplands,
approximately 187 units.

» Open Space — 10% open space for residential land uses with 1.25 acres devoted for active
open space for community use.

» Buffers — Tract A will require a 50” buffer along Highway 170 and both Tract A and Tract B
will require a 20” buffer around the perimeter except where there is an existing residential use
adjacent to the property, the buffer will be 30°. In regard to setbacks and buffers, the
International Fire Code will be met.

o Setbacks - For detached single-family residential and duplexes, the side setbacks are 6, rear
yard setbacks are 15°, and front yard setbacks are 25’ for lots with front loaded garages, and
15" setbacks for lots with side loaded garages. For attached single-family residential,
townhomes, or condominiums there will be no minimum setbacks except for a 6° side setbacks
from non-common property lines.

¢ Landscaping Standards — will meet or exceed the County’s requirements.

o Utilities — Water and Sewer will be provided by BJWSA; Electric will be provided by
Dominion Energy; Telephone Service will be provided by Hargray.
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A full environmental assessment of the site has been conducted (this was provided in the May 2022
submittal). The Traffic Impact Analysis has been revised and is included with this staff report. The
approved jurisdictional determination letter is included in Appendix C of the PDD (this is a new
item).

Recommendation: A zoning designation of PDD does not entitle an applicant or owner of the
affected property a right to develop or engage in any land use or land disturbing activity, other than
the rights in existence at the time of the Concept Plan approval. To engage in development or any
land use or land disturbing activity, a Master Plan and subsequent Development Plan(s) must be
approved for the areas to be developed. While the Concept Plan is very generalized, a Master Plan is
a more refined document, which will be reassessed by the Planning Commission at a future date. As
such, the Planning Commission recommends approval of the PDD designation, the PDD document,
and the Concept Plan.

Attachments:

1. Application

2. PDD Document and Concept Plan
3. Revised Traffic Report

4. Aerial Map

5. Aerial Map with Zoning Layer
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STATE OF SOUTH CAROLINA
JASPER COUNTY

ORDINANCE #0-2022-26

AN ORDINANCE OF
JASPER COUNTY COUNCIL

To adopt Planned Development District Zoning for two tracts of land
consisting of approximately 26.63 acres, bearing Jasper County Tax
Map Numbers 081-00-04-007 and 081-00-04-080, located along N.
Okatie Highway (Highway 170), approximately 2 miles east of the
Intersection of Highway 462, and known as Bailey Park PDD.

WHEREAS, The Planned Development District Zoning was adopted by Jasper County
to permit and encourage flexibility in the development of land in order to promote its
most appropriate use; and to do so in a manner that will enhance public health, safety,

morals, and general welfare; and

WHEREAS, Jasper County has received a request from the owner of two tracts of land
consisting of a total of approximately 26.63 acres, bearing Jasper County Tax Map
Number 081-00-04-007 and 081-00-04-080, located along North Okatie Highway
(Highway 170) approximately 2 miles east of the intersection of Highway 462, known as
Bailey Park, to zone such in accordance with submitted Planned Development District
Standards prepared for Bailey Park, LLC and accompanying Planned Development
District Concept Map (Appendix H); and

WHEREAS, the above mentioned property was duly posed, with public hearings
properly noticed and held by the Jasper County Planning Commission on May 10, 2022,
which recommended approval and adoption, and by the Jasper County Council on
September 6, 2022; and



WHEREAS, Jasper County Council finds the Planned Development District Standards
and the Concept Map (Appendix H) to be in accordance with the statutory requirements
of the state, and consistent with the Jasper County Comprehensive Plan, Jasper’s

Journey, as well as the Jasper County Zoning and Land Development Ordinances; and

NOW THEREFORE, BE IT RESOLVED by Jasper County Council, in council duly
assembled and by the authority of the same:

1. Jasper County Council finds in accordance with the staff report, and
the recommendation of Jasper County Planning Commission, the
proposed zoning is consistent with the continued pattern of growth in
the vicinity and is in harmony with the Jasper County Comprehensive
Plan. Good cause having been shown to approve the applicant’s
request for Planned Development District Zoning for the Property,
and of the Planned Development District Standards and Conceptual
Master Plan (Appendix H), and to amend the Jasper County Official
Zoning Map to reflect Planned Development District zoning for two
tracts of land consisting of approximately 26.63 acres, bearing Jasper
County Tax Map Numbers 081-00-04-007 and 081-00-04-080 and
known as Bailey Park PDD.

2. This ordinance shall take effect upon approval by Council.

L. Martin Sauls IV
Chairman

ATTEST:

Wanda Simmons
Clerk to Council



ORDINANCE: # O0-2022-26

First Reading: August 15, 2022
Public Hearing: September 6, 2022
2nd Public Hearing: March 6, 2023
Second Reading: March 6, 2023
Adopted: March 6, 2023

Considered by the Jasper County Planning Commission at it’s meeting on

May 10, 2022 and February 14, 2023 and recommended for approval.

Reviewed for form and draftsmanship by the Jasper County Attorney.

David Tedder Date



K & R DEVELOPMENT, LLC

PO BOX 1590 - BLUFFTON, SC : 29910
jen@kennethscottbuilders.com - (843) 368-1782

March 16, 2022

Ms. Lisa Wagner, Director

Jasper County Planning & Building
358 Third Avenue, Room 202

PO Box 1659

Ridgeland, SC 29936

Re: Tax Map # 081-00-04-007 (parcels 2A & 2B) - see attached plat
Dear Ms. Wagner:

I hope this letter finds you well. Recently, K & R Development, LLC acquired approximately
27 acres situated between Hwy 170 and Bailey’s Road. At present, the property is
subdivided into 2 parcels that are zoned CC & R. To allow for growth and development,
favorable to the needs of Jasper County and the surrounding properties, K & R seeks a
zoning map amendment to rezone the existing parcels from their current zoning to a PDD
designation.

Enclosed please find a completed Zoning Map Amendment Application with fee, current
Plat, Conceptual Bubble Plan and a “Draft” PDD document for the referenced property.

With your approval, K & R respectfully requests our application be presented to the Jasper
County Planning Commission for their consideration and approval at the April 12%, 2022
meeting. Please let me know what else may be needed prior to the meeting.

I look forward to hearing from you and thank you greatly for your help and guidance over
the last few months.

Warm reqards,

Ty

Jennifer R. Tosky, Manager
K & R Development, LLC
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Jasper County
Planning and Building Services

358 Third Avenue - Post Office Box 1659
Ridgeland, South Carolina 29936
Phone (843) 717-3650 Fax (843) 726-7707

Zoning Map Amendment Application

Owner or Owner-

K & R Development, LLC

Authorized Applicant: c/o Jennifer Tosky
Address:
PO Box 1590, Bluffton, SC 29910
Telephone/Fax:
843-368-1782
Email;

jen@kennethscottbuilders.com

Property Address or Physical
Location:

Hwy 170 & Bailey's Road (18)

Tax Map Number(s):

081-00-04-007, 081-00-04-008, 081-00-04-009

Gross Acreage:

26.63

Current Zoning:

Community Commercial & Residential

Proposed Zoning:
) PDD
Administrative Fee:
($250 per lot) $500
Date Mailed or Hand
Delivered: March 16, 2022

Reason for Request:
(attach narrative if
necessary)

To allow for a mixed used development in keeping with Jasper
County PDD guidelines to promote and and encourage responsibel
development beneficial to the long-term growth of Jasper County.
Please see attached namative.

Signature of Owner or Owner-Authorized Applicant

Date

(Proof of owner-authorization required)

internal Use Only

:T)iiie_Received:
Amount Received:

Staff Member:
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Bailey Park Planned DDevelopment District Jasper County, SC

BAILEY PARK
PLANNED DEVELOPMENT DISTRICT

CONCEPT PLAN

SECTION | - SITE DEVELOPMENT

A, THE PROPERTY

The Bailey Park Planned Developmem District (PDD} is located in Jasper County, South
Carolina with frontage on Highway 170, The tract is located approximately 2 miles east
of the Hwy 462 intersection and is approximately 26.63 acres. A site location map 1§
provided in Appendix A.

‘The Baijley Park Tract is currently owned by K&R Development ("Owner™), its
successors or assigns, The Owner proposes that this property be zoned and developed as
a PDD in accordance with the Jasper County Zoning Ordinance (ZO} and Land
Development Regulations (LDR) in effect at the time of submittal 1o Jasper County. The
PDI} designation will be wilized to encourage unified planning and development,
promote cconomical and efficiem land use, foster & harmenious variety of uses,
encourage creative design, and produce a better environment.

The Bailey Park Tract (TM# 081-00-04-007 & 081-00-64.080) is located in Jasper County,
South Carolina and is adjacent to Center Point PDD to the North; undeveloped propeny
to the east and west and residential property to the south. The property is currently
vacant undeveloped land. The property has approximaicly 514 linear feet fromtage on
Highway 170 10 the north and approximately 450 linear feet of frontage on Old Bailey’s
road to the south. A site survey is included as Appendix B. See section J.C. and
Appendix H for detail related to the Conceptual Master Plan,

The properly encompasses approximately 26.63 acres which consist of t 7 acres non-
jurisdictional freshwater wetlands, and 24.93 acres of upland. The property does not
contain any saltwater marsh critical areas and has no frontage on critical areas. The U.5,
Armmy Corps of Engineers (USACE) weiland verification is approved and the Approval of
Jurisdictional Determination letter has been issued conlained in Appendix C. Preliminary
soil data has been evaluated using available on-site soil data and USDA soeils information.
On-site soils arc Coosaw loamy fine sand (Cs) and Wahec line sandy loam (Wa). The
soils are expected 1o be acceptable and suitable for the proposed site development. USIDA
soils data is included as Appendix .

The 6.63 acres of Bailey Park fronting Highway 170 is currently zoned Community
Commercial and the remaining 20 acres (o the south is currently zoned Residential. The
adjacent land uses to the nonh is undeveloped Center Point PDD; to the east and west
are undeveloped propenies and residential property to the south, Bailey Park will be

] Merch 15, 2027



Baijley Park Planned Development District Jesper County, SC

developed in 2-3 phases over an approximately 5-year period.  An aerial overlay map of
the PI)T> and surrounding area is included as Appendix E.

Based on a review of the USGS Jasper quadrangle map and preliminary site surveys, site
elevations range from approximately 17-20 feet above mean sea level, A portion of the
USGS map is included as Appendix F. The site is currently forested and drainage flows
lowards the existing wetland along highway 170; towards a drainage ditch at the center of
the property and along Old Baileys road.

Based on a review of FEMA Maps, all of the PDD property occurs outside of a
designated flood zone arcas A portion of FEMA Map Panel Number 419, dated October
18, 2019, is included as Appendix G.

B. PLANNED DEVELOPMENT DISTRICT (PDD) PURPOSE
The PDD overlay zone was adopted by the Jasper County Council to permit and
encourage the effective, efficient, and cconomical development of large tracts of Jand in
Jasper County.

{ CONCEPTUAL MASTER PLAN
Bailey Park is an approximately 26.63 acrc tract of land located adjacent 1o the Center
Point PDD in Jasper County, South Carolina. Tt is anticipated that the property will be
developed over a period of 5 years, in accordance with the Concept Plan set forth in this
document or amended in the fiture. The Conceptual Master Plan sets forth the general
scope of the development including number of units, phasing, development standards,
open space and other issues. T addition to the Conceptual Master Plan, development of
the property is controlled by other provisions of the PDD. The Concept Plan is included
in Apendix 1
The goal of the development is to produce a high-quatity residential development The
tract of land provides an opportunity for a mix of residential products that will be
developed over a period of time. The PDD designation is necessary to accommodate the
intended land use and provide for the responsible planning and development of the
propertly over time.

The Bailey Park Conceptual Master Plan, prepared by Witmier-Jones-Keefer, shows a
general access layout and a residential community shawing arcas designated for
varying types of residential development. Proposed land uses are detailed under
Section 2 - Land Use Designation and Definitions.

(%]
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The Bailey Park PDD property is a 26.3-acre property with 6.63 acres community
commercial Tract ‘A’ and a 20-acre Residential Tract *B*. |.7 acres of non-jurisdictional
wetlands are located within the tracts. However, the developer desires the Bailey Park
PDD 1o allow for Residential use only. Under the terms of the approved PDD the only
allowable uses will be Multi Family Residential, Single Family Attached and Single
Family Detached Residential with a maximum of 7.5 DU per upland acre overal] for
Tracts A and B,

Development is planned to occur in accordance with the Developmerit Schedule presented
in Appendix | which is preliminary and subject fo change based on market conditions

I'he proposed Concept Plan will maintain open space requirements as per Section I,

D.8 of this docurnent. The open space and amenities will be owned and maintained in the
mannet approved with appropriate covenants and restrictions by the developer,
homeowner’s association, or other legally designated entity. Property deeded 10 &
governmental entity becomes the maintenance responsibility of that entity.

Activities along any external property lines of the PDD shall conform to the setback,
buffer, screening as described in Section 11.12.9(b) of the PRD,

The Concept Plan constitutes a request for a weiver from the cutrent Jasper County ZQ
where differences occur. However, activities in the PDD shall conform to all other Jasper
County Ordinances and Regulations where differences do not occur. The Concept Plan
may introduce land uses that do not exist in the current Zoning Ordinance. Based on the
PDD, Bailey Park requests deviations from the following Zaoning Ordinance provisions:

Genceral Requirement  Description of Proposal
No exce tions

j March 18, 7027



Bailey Park Mlanned Development District Jasper County, §C

The provisions of the Concept Plan shall apply to development in the Bailey Park PDD.
In the event of a conflict, the hierarchy of documents is the following: 1) PDI) and
Concept Plan; 2} Jasper County ZO in effcct at the time of Final Adoption of the Bailey
Park PDD.

D. ENVIRONMENTAL PROTECTION

Environmental protection is a priority for the Applicant. As part of the development
process, Bailey Park developers will meet or exceed the stormwater management
requirements of the Jasper County Siormwater Regulations and the South Carolina
Department of Health's Qffice of Ocean and Coastal Resource Management (OCRM)

Bailey Park developers will prepare stormwater management plans for the tracts of land
as they are developed. The plan will address the hydrological characteristics of the site as
well as predevelopment conditions and post-development stormwater management
facilities for flood control and sediment reduction.

Ereshwater wetlands on the property are typical of the South Carolina Lowcountry.
Approximately 15.6 percent of the site is non-jurisdictional freshwater wetlands. A plat
indicating the freshwater wetlands on the praperty is included in Appendix C.

On-site wetland impacis resulting fron the development of the Bailey Park PDXD will be
permitted jointly through the USACE and OCRM. All impact mitigation will be
accomplished through a combination of buffers and preservation of jurisdictional
wetlands located on the property and will meet or exceed state and/or federal standards.

E. CULTURAL AND HISTORICAL RESOURCES

As part of the comprehensive study of the property, a preliminary assessment of the
cultural and historical resources on the site will be prepared prior to submittal of &
development plan for cach of the tracts. As part of Master Plan Approval and prior to
final design, the South Carolina Department of Archives and History will be contacted by
the Owner 1o request a review of the Department’s cultural resource inventory database.
The Owner will follow the direction and procedures of the Department of Archives and
History as appropriate and if necessary, will address all cultural resource issues with the
State Historic Preservation Office. A final determination will be provided as part of
Master Plan Approval.
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F.

H,

WATER AND SEWER SERVICE

Water and sewer service will be provided to Beiley Park by Reaufort Jasper Waier &
Sewer Authority (BIWSA). Currently, BIWSA has water 8" water main Jocated within
the Old Bailey's Road and 30 water main Jocated within the North Okatie Highway
{170) right of wey and 8" force main sewer lines located within the North Okalie
Highway (170) right of way, and gravity sewer within the Okatie Park Circle West right
of way. Detailed planning for the water and sewer systems will commence at the time of
PDI} approval by Jasper County. Preliminary discussions with BJWSA indicate a
willingness to serve the property and to increase their capacity to serve developments in
the vicinity, BIWSA has agreed to operate and maintain the water and sewer systems
within their service area upon completion by the developer and acceptance by the
Authority,

UTILITY SERVICE

Railey Park is within the service territory of Dominion Energy for electrical power. The
Owner will coordinate with Dominion Energy regarding planning for the PDID.

Hargray is able to provide telephone service to Bailey Perk. The Owner will coordinate
with Hargray regarding planning for the PDD

Other utility services may be provided by fegally established entities at the discretion of
the Owner, provided such are in accordance with applicable franchising ordinances and
licensing requirements of Jasper County

ROADWAYS AND TRAFFIC

Bailey Park has frontage on SC Highway 170 to the north and Qid Bailey's Road to the
south. Establishing safe and reasonable ingress and epress for the property is a priority
for the Owner, South Carolina Department of Transportation (SCDOT), and Jasper
County. Full access shall be defined as access which allows any and al possible
vehicular traffic movements into and out of the development. Limited access shall be
defined as access which limits the movement of raffic into and out of development
(i.e., right-in, right-out). Any proposed roadway improvements shall be subject to
approval by Jasper County and, where appropriate, the SCDOT.,

The Concept Plan provides locations for potential intemal access points for future
interconnectivity

As part of the access management plan for the project, the Owner will work with SCDOT
and Jasper County to obtain one access point from Highway 170 and one aceess off Old
Bailey's Road. All proposed access points shall be accompanied by a traffic analysis that
demonstrates consistency with the Jasper County and SCDOT Highway Management
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Access Plans and design crileria. These accesses may be relocated 10 accommodate
traffic modeling information, site specific characteristics and adjacent land uses as part of
the access management plan,

Primary access to the interior of the development will be via the access point off
Highway 170 and access off Old Bailey’s Road as shown on the Conceptual Master
Plan. Cennectivity between the vatious development parcels and these access locations
will be planned and incorporated into the site plans for the individual developments as
they are submitted to Jasper County for review. Traffic circulation and access systems
will be developed to maximize the public wiility of full access points to Highway 170
from Bailey Park and also from adjacent and opposite parcels fo the extent prectical.,
Interconnectivity between different proposed uses within the PDD will be promoted in
order 1o encourage efficient traffic flow within the PDD,

Roads indicated on the Concept Plan are subject to modification at the time of

Devclopment Plan approval based upon specific soil conditions, environmental concerns,
physical constraints and design parameters.

The access point locations described above and shown on the Concept Plan are
preliminary and may be relocated during Master Plan approval and final development
plans. Planning, design, and construction of these accesses as well as all roadways and
transportation elements shal be in accordance with SCDOT standards, Jasper County
Ordinances, traffic impact assessment, PDI) standards, or other engineering standards
reasonably acceplable 1o the County engineer. Typical roadway sections wilt be
submitted for review at the Master Plan approval stage.

Potential access across the jurisdictional wetlands surrounding adjacent tracts may he
allowed if approved by OCRM and the USACE. Road linkages to adjacent properties
may include impacts to jurisdictional wetlands.

Notwithstanding other provisions of this document and subject to approval by Jasper
County, roadway design standards may be modified to reduce environmental impacts and
increase tree preservation provided safety concems are not compromised. Protection and
preservation of significant trees will be encouraged. Reductions of roadway and right-ol-
way widths may not occur unless specifically autharized by the County.

1. PARKING

The total number of required parking spaces for all land uses allowed herein shall
conform to the Jasper County ZO in effect at the time of Final Adoption of the Bailey
Park FDD. Modulation of those standards may be allowed provided the applicant
furnishes actual documentation that the new proposed standard meets the parking needs
of the proposed land use and the County agrees at Master Plan approval.

& March 15, 2022
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J,

STORMWATER MANAGEMENT

Bailey Park PDI2 shall conform to the Jasper County ZO and Stormwater Management
Ordinance in effect at the time of Master Plan approval for the Bailey Park PDD as well
as zll other applicable state and federal requirements. Sufficient stormwater best
management practices will be employed in the development of the PDD to ensure runoff

leaving the site does not degrade water quality within surrounding wetlands and the
receiving walerways

SECTION I1 - LAND USFE

A,

INTROINICTION AND NARRATIVE

The Bailey Park PDD has u total area of 26.63 acres, including 1.7 acres of non-
jurisdicticnal freshwater wetlands, es indicated on the Conceptual Master Plan.

The Concept Plan consists of the following Jand use areas:
List types of proposed uses:

Of the approximately 24.93 upland acres, approximately 24 acres are intended for
residential uses and 10% (2.5%) upland acres are intended for community space use and
stormwaltcr management,

Of the residential units, initial plans call for multi-family, townhouse and single-family
homes

The land use areas indicated on the Concept Plan are not intended to be rigid exact
boundary lines for future land use and improvements. The Concept Plan for the Bailey
Park PDD  shall maintain flexibility o accommodate specific soil conditions,
environmental concerns, pedestrian friendly requirements, physical constraints, market
conditions and design parameters and as such, the exact location of boundary lines
between land uses and their subsequent location and size indicated within the planning
area shall be subject to change af the time Development Permit Plan(s} are submitted for
development; provided, however, that maximum densities and other conditions of this
PIXD between the Owner and Jasper County, South Carolina, will be strictly adhered to,
unless adjustment is requested by the Owner and approved by the County. The
boundaries of the PDD may be modified to inciude adjacent acreage subject o the

epproval of Jasper County by appropriate petition/application to the County {0 amend the
PDD.
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B. ALLOWED LAND USES
The following land uses shall be permitted in the Bailey Park PDD. The purpese of this
portion of the PDD document is to state which land uses shail be allowed within the
Bailey Park PDD; however, by allowing these uses this does not obligate the developer 1o
provide the uses or facilities stated herein.
The following land uses and definitions shali be permitted in the Batley Park PDID:
List types of proposed uses:
Lract A : Muln Family Residential; Single Family Attached and Single Family Detached Residential

T'ract B: Multi Family Residential; Singte Famity Artsched and Single Family Detached Residentiel

Any easement that occurs within the property shall have the same land uses as any of the
adjacent land uses. Any restrictions shall be based on the legal definition of the

easement.

Design Regulations and Performence Standards will be established for cach area 21 the
time of the Master Plan approval. Unless otherwise agreed at Master Plan approval or in

this P, the standard for uses and design criteria from the Jasper County ZO will apply.

C: ALLOWED DENSITY
Of the approximately 24.93 upland acres, the Concept Plan for the Bailey Park PDD
consists of approximately 24 acres of Residential uses. The Cancept Plan may be
modificd at Master Plan approval, taking into consideration the potential need to change
the exact locations of the proposed use(s) in order to address trafiic considerations and in
response lo market conditions,
The Bailey Park PDD is planned to include a maximum residential density of 7.5 DU per
acre. Overall residential density shall include both Attached and Detached Single-
Family Residential and Multi-Family Residential.
Multi Family Residential, Single Family Atiached and/or Single Family Detached will be
allowed overall.

. Maich 15, 2022
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Commercial acreage - there will be ne eommercial development allowed under the terms
of the Bailey Park PDI).

b. DEFINITIONS OF LAND USE TERMS AND DENSITY TERMS

In the absence of a term definition in this Concept Plan or in the Bailey Park
Development Agreement with Jasper County, the definitions of the Jasper County Zoning
Ordinance shall apply in the interpretation of this Concept Plan. The definitions below
shall generally describe the allowed uses within the PDD.

1 Tract A - Community Commercial

There will be no cominercial development allowed within the Bailey Park PDID.

a. Permitted Uses:

NA

u
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2. Intentionally Blank

3. Tract A & B - Residential
Multi-family and Single family

a. ‘The maxitmum number of residential dwelling units on the property (Tract A
& B) will be 7.5 DU per upland acre as determined by specific soil
conditions, environmental concerns, pedestrian friendly requirements,
physical constraints, market conditions and design parameters.

b. For detached single family residential and duplexes, (i) the average lot size
may vary as to specific, individual master plans, but the overall average lot
size on the Property shall nat be less than 4,500 square feet and (ii) the
minimum side setbacks shall he 6 feet on each side. Side setbacks can be
reduced at the discretion of the County’s Planning staff. The primary
standard, to be utilized in allowing the variance shall be the maintenance of
the County’s Insurance Services Organization fire safety rating. As for
dwelling units, a minimum froni-yard setback of 25 feet shall be imposed on
lots with front-loaded garages; 8 minimum sctback of 15 feet for lois with
side-loaded garages; a minimum setback of 15 feet from the back lot line; and
# minimum setback of 5 feet from a pool or deck. For comer lots, the second
street setback shall be 15 feet.

¢. For attached single family residential, townhomes, or condominiums (i} there
shall be no minimum fot size or setbacks, and (ji} 6-foot side setbacks shall be
required for all non-common lot line sides.

1 March 13, 2022



Bailey Park Planned Development District Jasper County, SC

E v

d. Multi-family residential units (which arc not separated by a ground-to-rocf
wall) are allowable up to a maximum of 7.5 units per acre. Multifamily
residential consists of attached or detached residential including both short
term and long-term rentals. Multi-family units do not have 2 lot size
designation. Multi-family units shall be limited to a maximum of 35 feet in
height above finished grade, as applicable, not including minor uninhabitzble
architectural elements above basic roof lines, subject to provisions of the
Tasper County Ordinances.

¢. The allocation of density as specificd allows for the clustering of development
1o optimize the protection of natural features and maximize open space. This
daes not guarantec that the Property can be developed at the identified
maximum. Lot sizes range from the square footage of the foundation of
cottage-type product to larger single-family lots.

f. Single-family residential consists of attached (2 or more units separated by a
ground-to-roof wall) and detached residential, including both short and tong-
term rentals. Product mix may include full size lots, attached zero lot line
praduct subject to Master Plan Review, townhouses, patio home sites and
cottages. Residential improvements, including parking designed underneath
dwelling units, shall be limited 10 a maximum of three (3) stories, in height
abaove parking or base flood elevation not to exceed 35 fi measured from the
average finished grade elevation at the building line 10 the mean roof height,
as applicable, not including minor uninhabitable architecture elements above
basic roof lines, subject to provisions of the Jasper County Ordinances

g Additional lot size designations and bulk requirements shall be pravided for
€ach type of proposed residential use at the Master Plan phase.

Community Kecreation, Amenities and Parks:

This designation allows for 1he recreational complexes and amenities to serve the
Bailey Park PDD. 1.2nd uses may consist of privaic and semi-private recreation,
indoor and outdoor lighted and unlighted recreation facilities, cstablishments, end
services that include active and passive sporls and enlertainment, anciilary
facilities such as restaurants serving such public recreational [acilities.
Community Recreation enhances the quality of life and provides recreational
needs for the Bailey Park commiunity and shall not be counted against the overall
allowed acreage for commercial uses within the Bailey Park PDD. Permitied uses
include

a.  Outdoor Recreationai Facilities including but not limited to:

1. Public or Private Clubhouse and pavilions (maximum 3 stories and
35’ height above finished grade, subject 1o provisions of the Jasper
County Ordinances)

2 Swimming pool and suppon acilities

12 Merch 15, 2022
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Event space and green for cutdoor recreation and restroovns

Recreation lelds, sports courts and other recreation related amenities

Sidewalks and pedestrian trails

Recreational Building including bt not limited 10 uses such

as indoor recreation, meetings, assembly, banquet, fitness, and

hobby space.

Accessory Buildings

Maintenance and Storage Facilities

9. Pro shops, snack bars, grills, restaurants and lounges
associated with clubhouses

10, Ancillary uses associated with community recreation facilities
such as crafi centers, fitness centers, etc.

kAL I P ]

[~ R ]

5 Institutional/Civic
Wuot Allowed

6. Maintenance Areas

The maintenance areas will contain the facilities, tools and equipment necessary
to maintain the common propertics within the Baziley Park PDD. These facilitics
may be congregated on a central site or located in separate convenier sites for

different services such as general community maintenance, recreation

arca maintenance or individual property regime maintenance Permiticd
uses include:

Vehicle maintenance

b. Storage of vehicles and parts, boats, recreational vehicies and resident
storage

¢. Fuel storage

d. Shops for woodwork, metalwork, and painting

w
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APPENDIX A

SITE LOCATION MAP
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APPENDIX B

SITE SURVEY
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APPENDIX C

FRESHWATER WETLANDS DELINEATION
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DEPARTMENT OF THE ARMY
U.3. ARMY CORPS OF ENGINEERS, CHARLESTON DISTRICT
63A HAGOOD AVENUE
CHARLESTON, SC 20403-5107

June 15, 2022

Reguiatory Division

Mr. Asher Howell

Newkirk Environmental, Inc.

73 Sea Island Parkway, Suite 20
Beaufort, South Carclina 29907
asher@newkirkenv.com

Dear Mr. Howeill:

This is in response to your request for an Approved Jurisdictional Determination (AJD)
(SAC-2021-01243) received in our office on received July 22, 2021, for a 26.626-acre
site located on Old Bailey Road in Chelsea, Jasper County, South Carolina (Latitude:
32.3508°, Longitude: -80.8884°). An AJD is used fo indicate the Corps has identified the
presence or absence of wetlands and/or other aquatic resources on a site, including
their accurate location(s} and boundaries, as well as their jurisdictional stalus pursuant
to Section 404 of the Clean Water Act (CWA) (33 U.S.C. § 1344) and/or navigable
waters of the United States pursuant to Section 10 of the Rivers and Harbors Act of 1899
{RHA) (33 U.S.C. § 403)

The site in question is shown on the aftached survey plat entitled and dated May 24,
2021, prepared by Coastal Surveying Co. Inc., and revised by this office to include wetiand
labels. Based on a review of aerial photography, topographic maps, Nationa! Wetlands
Inventory maps, soil survey information, Wetlang Determination Data Form(s), and LiDAR,
we conclude the site, as shown on the referenced depiction, does not contain any
aquatic resources subject to Corps’ jurisdiction under Section 404 of the CWA or Section
10 of the RHA.

The site contains 1.7 acres of freshwater wetlands as federally defined by the 1987
Comps of Engineers Wetland Delineation Manual and applicable regional supplement
however, the 1.7 acres of freshwater wetlands are not considered subject to Corps’
jurisdiction based upon U.S. Supreme Court decisions. The location and configuration of
these non-jurisdictional areas are reflected on the above referenced depiction. it should
be clearly noted that decisions of the U.S. Supreme Court to exclude certain waters and
wetlands from federal jurisdiction under the CWA have no effect on any state or local
government restrictions or requirements concerning wetlands. You are strongly
cautioned to ascertain whether such restrictions or requirements exist for the area in
question before undertaking any activity which might impact these aquatic resources.

Attached is a form describing the basis of jurisdiction for the delineated area(s). Note
that some or all of these areas may be reguiated by other state or local govemment




entities and you should contact the South Carolina Department of Health and
Environmental Control, Bureau of Water, or Depariment of Ocean and Coastal Resource
Management, to determine the limits of their jurisdiction.

This AJD is valid for five (5) years from the date of this letter uniess new information
warrants revision befare the expiration date. This AJD is an appealable action under the
Corps of Engineers administrative appeal procedures defined at 33 CFR Part 331. The
administrative appeal options, process and appeals request form is attached for your
convenience and use.

This AJD was conducted pursuant to Corps of Engineers’ regulatory authority to
identify the limits of Corps of Engineers' jurisdiction for the particular site identified in
this request. This AJD may not be valid for the wetland conservation provisions of the
Food Security Act of 1985. If you or your tenant are USDA program participants, or
anticipate participation in USDA programs, you should request a certified wetland
determination from the local office of the Natural Resources Conservation Setvice, prior
to starting work.

In all future correspondence, please refer to file number SAC-2021-01243. A copy
of this letter is forwarded to State andfor Federal agencies for their information. If you
have any questions, please contact Tracy D. Sanders, Project Manager, at (843) 326-
8180, or by email at Tracy.D.Sanders@usace.army.mil.

Courtney M. Stevens
Chief, South Branch

Aftachments;

Approved Jurisdictional Determination Form

Nofification of Appeal Options

"A Wetland Land Survey of 0181-00-04-007 Located on Old Bailey Road"




Copies Furnished:

Mr. Ken Tosky

K&R Development, LLC

254 Red Cedar St.

Bluffton, South Carolina 29910
ken@kennethscottbuilders.com

SCDHEC - Bureau of Water
2600 Bull Street
Columbia, South Carolina 29201

WQCWetlands@dhec.sc.qov

SCDHEC - CCRM
1362 McMillan Avenue, Suite 400
Nerth Charleston, South Carolina 29405

OCRMPennitting@dhec.sc.gov




AFPROVED JURISTHCITONAL DETERMINATION FORM
U.S. Army Corps of Engineers

This form should be completed by following the instructions provided in Section IV of the 1) Form Instructiona! Gundebook,

ECTION I;: BACKGROUND INFGRMATION
A. REPORT COMFLETION DATE FOR APPROVED JURISDICTIONAL DETERMINATION (JDy;  hume |5 2027

&. DISTRICT OFFICE, FI}LE NAME, AND NUMBER: 1D Form ! of 1; SAC-2021-01243 Old Bailey

€. PROJECT LOCATION AND BACKGROUND INFORMATION:
Statc: South Caroling County/parish/barongh: Jusper County City: Okatic
Ceater coordinates of sitc (latflong in degres decimal formut): Lat. 32.350931 %, Long, -B0.8883K3
Universal Transverse Mercator
Name of nearest waterbody: Okates River
Name of ncarest Treditionz] Navigeble Water [TNW) Into which the vquetic resoures ows: N/A
Name of watershed or Hydrologit Unit Code (HUC): 3056208
% Check if map/diagram of review area and/or potential jurisdictional areas isfare svailable LPOR reGUEst.
Check if uther sites {s.g., offsite mitigation sites, disposal sites, etc ..} are associazed with this activn and are recorded ur u
different JD form.

D. REVIEW PERFORMED FOR SITE EVALUATION (CHECK ALL THAT APPLY}:
Offfice (Desk) Determination, Date: May 4, 2022
FieMd Derenmination. Date(s):

SECTION iII: SUMMARY OF FINDINGS
A. RHA SECTION 18 DETERMINATION (JF JURISDICTION,

There Q&0 “navigable waters of the U.S." within Rivers and Harbors Act (RHA) junsdiction (us defince by 33 CFR pant 129) in the
review urca. [Reguired]
‘Waters subject to the ebb and flow of the tide.
Waters are presently used, or bave been used in the pasi, or muy be susceptible for use 10 Lransport interstate or fareign comwmerce.
Fxplain:

B. CWA SECTION 404 DETERMINATION OF JURISDICTION,
There Befe-an “waters of the 1.5 within Clean Water Act (CWA) jurisdiction (as defined by 33 CFR pan 328) in the review arva. [Required]

1. Waters of the 1.5,

a. indicate presence of waters of 11, in review area (check all that apply): ?
TNWs, including territorial seas
Wetlands sdjacent to TNWs
Relatively permanent waters® (RPWs) that flow direcaly or indirectly inte TNWs
Non-RPWs that flow directly or indirectly inte TN'Ws
Wetlands dircctly abunting RPWs that flow directly or indisectly into INWs
Wetlands adjscent 1o but nar directly sbutting RPWs thut flow dircetly or indirectly mte TN'Ws
Wetlands adjacent 10 non-REWs that flow directly or indirectly into TNWs
Impoundinents of jurisdictional waters
Isolated (intersiate or intrastatc) waters, including isolated wettands

O 7

b. Identify (estimate) size of waters ef the U.S, in the review areu:
Non-wetland waters; tinoer feet: width (f*) andfor 4eTes,
Wetlands: uCTes.

£, Limits (bouaderies) of jurisdiction based on: Ptk
Elevation of established OHWM (if known):

2. Non-regulated watersiwetlands (check if spplicable):®
X Potentially Jurisdictionu) waters and/or wetlands were assesscd within the review sren uod determined to be not junsdictional.
Explain: The project review urea includes two wetlands and a linear feature. The linear feature crosses the property from east
lo wesl. A linear feature bisects the project review area frum the castern boundary towards the western boundary.
Pholographs provided of the onsitc portion of the linear feature show that it does not have & defined bed and burk or ordinaty
high water mark. ‘The linear festure also does not display any cvidence that it holds water or has reletively permenent flow.
Based on a review of LIDAR, suil survey infonnation, NW maps, and serial photographs, it appears that the linear festue

! Boxes checked beiow shall be supparted by completing the appropriste sactions in Section Ul betow

! For purposes of this form, an RPW is defined es 8 Uibrstary thet 15 not a TNW and thet typically flows yosr-round or has continuous Thow a1 lesst “seasonally”
{e.g., typicelly 3 rnonths}).

! Supporting documentation is presented in Soction LILE




was excavated from uplands within project revicw ares. The sforementioned resosroe wnformation aiso indicates that the
linear conveyance originates offsite in uplands on an sdjacent property fo the cast (upstream), drains only uplands, end flows
through npiands on the subject projewt review arcy where it continues offsite to the west {downstream). For these reasons, the
linear feature was deternuned to be non-jurisdictional and not subject to regulation under Section 404 of the CWA. LiDAR
indicates that the linear feature comtinues through fo an adjacent property w the west, where it tums and flows adjacent 10 and
paralle] with State Rd. 5-7-16. However, & review of Groogle Eanth street view imagety indicstes that the linear feature does
not continue through to flow adjacent to and perailel with State Rd. §-7-16. Therefore, it does not appear that the lizesr
fesrure flows 10 8 weter of the U.S.

Wetland A, which is 1.145 acres in size, is located adjacent 1o Okatie Mighway. Besed on a review of acriat photos, LiDAR,
&nd Google Earth street view photos, the wetland apprars to continue offsite byt is & circular depressional wetlund thet is
located lower in the landscape then the surrounding area Wetlund A js surrounded by upiands, There is 1o moadside linear
ditch or swale that would provide a surfuce hydrologic connection from the wotland to & water of the 1.5, Wetland B, which
is 0.555 acre in size, 15 located in the middk of the project review arca, The wetland is visible in LiDAR 1s & circular

depressional wetland that sits lower in the Jand pe than the ling erea. Wettand B is surrounded by uplands. No
ditches ot swales appear to flow out of the wettend thet would provide a surface hydrological o ion from the wetland to a
water of the 1.5, For both Wetlends A and B, there are oo pp 1 ecological iner jon from the wellzods to a water

of the US. ‘Therc alsa appears 16 be no subsurface hydrologic connection, and no physical, chemical, or biclogical connection,
te waters of the US. Therefore, Wetlands A end B were determined 1o be sobated, non-furisdictionat und not subjeet 1o
regulation under Section 404 of the CWA.

SECTION NII: CWA ANALYS]S

A. TNWi AND WETLANDS ADJACENT TO TNWs

The sgencies will ascert jurisdiction over TNWs zud wettands adjacent to TNWs. If the aquatic resource is u TNW, complete
Section I A.1 and Section IILD.1. only; if the uguatic resowrce is » wetland adjacent to u TNW, compiete Sections 11LA.T und 2
und Section IILD.1.; otherwise, see Section MIB below

1. TNW
Tdentify TNW:

Summarize rationale supporting detcrmination:

1. Wetiand adjacent 1o TNW
Summarize retionale suppariing conciusion thet wetland is “adjacen:™

B. CHARACTERISTICS OF TRIBUTARY (FHAT IS NOT A TNW) AND ITS ADJACENT WETLANDS (IF ANY):

This section summarizes information regarding characteristics of the tributary and itz udjacent wetlands, if uny, and it helps
determine whether or oot the standards for jurisdiction established uoder Rapanas huve been met,

The ageacies will axsert jurisdiction over non-navigabie tributaries of TNWs where the tributaries are “relatively permanent
waters” (RPWi), i.ce. tributaries that typically low yesr-round or have continuous fiow st least seasonslly {¢.g., typicully 3
mooths). A wetland that divectly abuts an RPW ix slso jurisdictionzl, If the afustic resource is not a TNW, but has year-round
(perenniul) Dow, skip to Scction 1L1.D.2. If the aguatic resource iy & wetland dircetly abutting a tributary with pereanial flow,
skip tv Section 11.D.4.

A wetland that is ndjscent to but that docs not directly abut ua RPW requirey a sigaificant aexus evahuation. Corps districts and
EFA regions will include in the record say zvailuble information thet documenty the existence of & significant neaus between a
relatively permanent tributary thal is aot perennial (zod its sdjucent wetlunds if an ¥} and a traditional navigable water, even
thongh a significant nexus finding is 50t required as & matter of Isw,

IT the waterbody* is nat an RPW, or a wetlend dircetly abutting an RFW, & JD will require additiossl data to determine if the
waterbody bas a rignificant nexus with a TNW, If the tributary hay adjacent wetlands, the significant nexus evalugtion must
consider the tributary in combication with all uf ity adjacent wetlands. This significaat nexus evaluation that combines, for
analytical purposes, the tributary and all of its adjucent wetlands is used whether the review ares identified in the JD request is
the tributary, or its adjacent wetlands, or both, If the J1 cavers a tributary with udj t wetlands, plete Section IELB.1 for
the tributary, Section HLB.2 for any onsite wetlands, und Section HILB.3 for all wetlands adjucent to that tributury, both onsite
and offsite, The determination whether u significant nexus cxists is determined in Section ITL.C belaw.

* Notz that the | ional Guidebook ins sdditional information regardsng swales. ditches, washes, and rosional feutures penerally and i the snd
West




L. Characteristies of non-TNWs that flow directly or indirectly inta TNW

() General Area Conditions:

Watershed size: fol st
Drainage area; kg L

Avcerage annugt rainfall: ibches
Average annusl snowfall inches

(i) Physicsl Characteristivs:
() Reletionshiy with TNW:
] Tributary fiows directly into TNW.
[ Tributary flows through Plefe T mibutaries belore entoring TNW

Project warers are
Project waters are

L§ river miles fiom TNW

sck Liist river miles from RPW

Project waters arc Piéh E4nt seial (straight) miles from TAW.
Project waters are Pipk14gY ucrial (straight) miles from RFW.
Projecr walers cross o1 serve as state boundaries, Explain.

Identify Now route to TNW?:
‘Tributary stream order, if knowa:

(b) General Tribut.r. Charactenistics icheck all that apl. =
Tributary is: [ Natwue!
£ Artificia} (mar-made). Explain:
[0 Menipulated (inan-altered). Linpluin:

Tributary propertics with respect to top of bank (estimaze)

Average widih: feer
Average depth feet
Average side stopes: Bglc 5T
Primary wibutary substrate composition {check all that spply):
[ Sils [ Sends [0 Conerete
{1 Cobbles [ Gravei [ Muck
{] Bedrock [J] Vegetation. Type cover,
(] Other. Explain:

Tributary condition/stability [¢.3., highly eroding, sloughing banks]. Explain:
Presence of run/riffle/pool complexes. Explain:

Tributary geometry; Lm

Tributary gradient (approximete average slope): %

Flow:

Tributary provides for:

Estiinate nversge number of flow cveuts in reviow arearyear FER lyist
Describe flow regime: .

Other information on duration and volume:

Surface flow is: PJGPIL Characteristics:

Subsurface flow: FE TFE. Explein findings:
{0 Dye (or uther) test pesformed:

Tribuary has (check al) that apply):

[ Bed and banks

{1 ONWM® (check all indicators that apply):
[ clear, natural line impressed on the bink [} the presence of litter and debris
[ changes in the character of soil [} destruction ofterrestrial vegetation
[ shelving [ the presence of wrack line
{2} vegetetion matted down, bent, or absent [ sudiment sorting
{1 leaf litter disturbed or washed away [ seour

* Flow route can be described by identifying, e 8., tributary 2, which flows through the review wew, w frow into tibutary b, which then lows imo TNW

*A natural or man-made discontinuity m the OHWM does not neecssarily sever jurisdiction (e g, whert the streemn Lemporinly flows underground, of whee
the OHWM has been removed by develop or ugneulmre] p ). Where there 15 2 bireak in the OHWM that is unrelated 1o the waterbody's flow
regime {c.g., fow over & rock autcrap of through a culvent), the agencics will look for indicators of fow ebave and below the broak.




(] sediment deposition [ multipte abserved or predicted flow cvents
[J water staining [} abrupt change in plant comaunity
[ other (fist):

[ Discontinuous OHWM.? Explain:

If factors other then the OHWM were used to determioe latera) extcnt of CWA Junsdiction (check all that apply):
B liigh Tide Line indicated by: F Mean High Water Mark mdicsted by:
] oil or seum Line afong shore objects 3 survey to aveilable datum;
{1 fine shedi or debris deposits (foreshore) [} phiysica) narkings;
E] physical markings/characteristics [ vegetation lines/changes in vepetation types.
[] tidal gauges
3 other (list):

(iii) Chemical Characteristics;
Characterize tributary {6.g., water color is clear, discolored, oily film; water qualily; general watershed characteristics, £16.)
Explain: .
Tdentify specific pollutants, if known:

(iv) Biological Characteristics, Chuneel supports {cheek all that apply):

Riparien corridor. Characteristics (type, average width).

[J Wetland fringe. Characteristics:

[J Habita for:
[ Federally Listed species. Explain lindings:
] Fish/spswn areas. Explain findings
[ Other envi 1ally-sensitive species. Explain findingy:
3 Aquaticrwildlile diversity. Explain findings:

I, Characteristics of wetlands adjucent to noo-TNW that flow directly or indirectly into TNW

(I} Physica)l Charscteristics:
(a) General Wetland Characreristics:
Properties:
Wetland size: acres
Wetland type. Haxplain:
Wetland quality. Explain:
Project wetlands cross oF scrve as state boundaries, Explain:

(b) General Flow Relatipnshiy with Non-TNW-
Flow is: Fickjliiy. Explaimn;

Surface flow is: FiERIDTE

Charecieristics: .

Subsurfuce Row: FFETHR. Explain findings:
[J Dye (or other) test performed:

{¢} Wetland Adiatenc: Detsymination with Non-TNW:
{J Directly abutting
] Not directiy abutting
[ Discrete wetland hydrolugic connection. Explain
] Ecological connection. Explain
[J Separeted by bermvbarrier. Explain:

(d) Proximiv. (Helationshiy: to TNW
Project wetlands are Pick.L?g river miles from TNW,
Project waters are Pick 1t aerial (straight) miles from TNW.
Flow is from: gk Iga
Estimate approximate lovation of wetland &s within the BRI foodplain.

(i) Chemical Characteristics:
Characlerize wetland system (x.g., water color 18 cleay, brown, oil fitm on surface; waler quality; pescral waicrshed

characteristics; src.). Explein:
Identify specific pellutants, if known:

“llpid




(iii) Biologicat Characteristics. Wetland supports {cheek all that spply):

Riparizn buffer. Characteristics (type, average width): .

L] Vegetation type/percent cover. Exploin:

[0 Habitat for:
[] Federaily Listcd species. Explain findings
[ Fish/spawn arcas. Explain findings:
L] Other environmentally-sensitive spevics. Explain findings:
{1 Aquatic/wildlife diversity. Explain findings:

3. Characteristics of afl wetlands edjaceat to the tributary (if an: sa
All wetland(s) being considered in the cumulative analysis: i
Approximately { ) acres in toua} are being considered in the cumulative analysis,

Tor each wetland, sprcify the following:

Directly gbyns? (Y/N) Size | in acees Directl, abuts? YN Sne in aoves)

Summarize overall biological, chemical und physical fupctions being perfurmed:

C. SIGNIFICANT NEXUS DETERMINATION

A significant nexus analysls will asseys the flow characteristics and functions of the tributary itself and the functlons performed
by apy wetlands uiju:nt to the tributary to determise if they significantly affect the chemical, physicsl, and biokgical iotegrity
of 2 TNW. For esch of the following sttuations, s sinificant nexus exists if the tributary, io combination with all of iy adjacent
wetlands, has maore than a specuiative or insub ial effect on the chemical, physical and/yr biological integrity of a TNW.
Considerstions when evaluating significant nexus inelide, but ure not fimited to the volume, duration, and frequency of the flow
of water in the tributary and its proximity to @« TNW, and the functivos perforaied by the tributary aod all ity adjacent
wetlands. 1t iy not appropriate to determine significant aexus based solely on any specific threshold of distance {e.g. between 2
tribatary und its adjacent wetlsnd or between a tributary and the TXNW), Similarly, the fact an adjsecat wetland lies within or
outside of a floodplain is not solely determinative of significant ncxus,

Draw connections between the features documented and the effects on the TNW, ag identificd in the Rapanos Guidance snd

discussed in the Instructional Guidebook, Factors to coasider inciude, for example:

¢ Does the tributary, in combination with its adjacent wetlands (if any), have the patity to carry pollutants vr flood waters to
TNWs, or to reduce the amount of pollutants or fload waters reaching 8 TNW?

*  Does the tributary, jn combination with its adjacent wetlands (if any), provide habilm snd lifecycle support fimetions for fish and
ather species, such as feeding, nesting, spawning, or rearing young fur species that are present in the TNW?

*  Does the tributary, in combination with its adjacent wetlands (if any), have the capaculy to transfer nutricnts and orgasic carbon that
support downsiream foodwebs?

*  Doesthe tributary, in combination with its adjacent wetlands (if any), have other relationships 10 the physical, chemical, or
biological integrity of the TN'W?

Note: tiee above list of considerutions is not inclusive and other functivns observed or known 1o ottur should be documented
below:

L. Significant nexus findings for von-RPW that has oo adjacent wetlands and flows directly or indirectly into TNWs, Explain
findings of presence or ebsence of significant nexus below, based on the tributary itself, then ga to Seetion DL

2. Significant nexus findings for non-RPW and its adjacent wetlands, where the non-RPW flows directly or indirectly into
¥NWSs. Explain findings of presence or absence of significant nexus below, bascd on the tributary in combination with gl of its
adjacent wetlands, then go to Section 11N

3. Significant nexus fisdings for wetlands adjacent to an RPW but thut do not directly abut the RPW. Explein findings of

presence or absence of significant nexus below, based on the tributary in combination with all of its adjacent wetlands, then go to
Section II1.D:

D.  DETERMINATIONS OF JURISDICTIGNAL FINDINGS. THE SUBJECT WATERS/WETLANDS ARE (CHECK ALL
THAT APPLY):




L. YNWs and Adfacent Wetlands. Check sil that apply and provide size cstimates in review arca;
TNWs: linear feet width {ft), Or, uoTes.
Wetlands adjacent to TNWs: acres.

2. RPWi that flow directly or indirectly into TNWs,
Tributaries of TNWs whers tributaries typically fiow year-round arc jurisdictions]. Provide data and rationsle indicating thes
tributary is perenniak;
Tributaries of TNW wheze wributaries have continuous flow “seasonally” {e.s., typically three months each year) are

Jurisdictionsl. Dama supporting this conclusion is provided a1 Section HLB. Frovide retionale indicating that tributary flows
seusonaily: .

Provide estimates for jurisdictional watess in the review arca (ebeek all that apply):

Tributary waters: tinear fect width (f).
Other non-wetland waters: HCTES,
Identify type(s) of wuters:

3. Non-RE'Ws" thet flow divectly or indirectly into TNWs.
‘Waterbody that is not a TNW or an R¥W, bui flows directly or mdirectly into & TNW, and it has significant nexus with &
TNW is jurisdictional. Data supporting this conclusion is provided at Scction [11.C,

Provide estimates for jurisdictional weters within the review area {vheck all that apply}:

Tributary waters: lineur feet width ().
Other non-wetland waters; &CTES.
Tdentify type(s) of waters:

4. Wetlands directly abutting an KFW that flow direethy ur indirectly into TNWs
Wetlands directly ebut RPW and thus arc jurisdictional as edjacent wetlands
B wettands directly abutting an RPW where tributaries typically flow year-round, Provide date and rationule
indicating that tributary is perennial in Section I11.D.2, above. Provide rationale indicating that wetiand is
directly abutting an RPW: .

F Wetlands directly abutting an RPW where tributaries tymeally flow “seasunally.” Provide dats mdicating that ibutary is
seasanal in Section {11.B and rationsle in Section H1L.D.2, above, Provide rarionale indicnting that wetland is directly
abutting a0 RPW: .

Provide acreage estimutes for jurisdictional wetlands in the review area: acres,

5. Wetlands adjacent to but nat directly abotting an RPW that flow directly or indirectly into INWs,
Wetlands that do not directly abut an RPW, but when considered in combination with the tbutary to which they are adjacent
and with similarly situated adjacent wetlands, have a significant noxus with s TNW arc Junsidictional, Data supporting this
conclusion is provided at Section [11.C.

Provide gcregge estimutes for jurisdictional wetlands in the review area: acres

6. Wetlands adjaeent to non-RPWs that flow directly or indirectly into TNWs.
3 Wetlands edjacent 1o such waters, and have when considered in combination with the wibutary to which they are adjacent end

with similarly situated adjacent wetlands, have 1 significant nexus with & TNW are Jurisdictional. Data supporting this
conclugion is provided at Section JHL.C,

Provide estimates for jurisdictional wetlands in the roview area: HeTCY,

7. Tmpoundments of jurisdictional waters.?
As a general rule, the impoundment of & junsdictional tributary remains jurisdictional
E Demanstrate thet impoundment was created from “waters of the U.§ Wrar
% Demonstrate that water meets the criteris for one of the categones presented gbove (1-6), or
Demonstrate thar water is isolated with & nexus to commeree (see E below).

*Sec Foomote # 3
* To complete the anslysis refer to the key in Section ILDL6 of the Instuctional Guidebook




E. ISOLATED INTERSTATE QR INTRA-STATE] WATERS, INCLUDING ISOLATED WELLANDS, THE LSE,
DEGRADATION OR DESTRUCTION OF WHICH COULD AFFECT INTERSTATE COMMERCE, INCLUDING ANY
SUCH WATERS (CHECK ALL THAT APPLY): "
tJ which arv or could be used by interstate or foreign truveless for recreatonel or olher purposes.

[] from which fish or shellfish arc or could be taken and sold in interstate or forcign commeree.
which are or could be used for industrial purpuses by industries in interstate commerce,
Interstate isoluted waters. Explain:
Orher factors, Explain:

Identify water body and summarize rationsie supporting determinstion:

Provide esttmates for jurisdictional waters in the review wnea (cheek all that apply):

Tributary waters: lincar feet width (ft)
Other non-wetiand waters: acres.
ldentify type(s) of watery.

E9 Wettands: acres

F.  NON-JURISDICYIONAL WATENRS, INCLUDING WETLANDS (CHECK ALL THA'T APPLY):

m If poremtial wetlands were assessed within the review ares, these arees did not meet the criteria m the 1987 Corps of Engineers
Wetland Delineation Manua! and/or eppropnate Regional Supplemeats

& Review ares included isolatcd warers with no substantial nexus to interstate {or fureygn) commeree,
& Prior 1o the Jan 2001 Supreme Court decision in “SWANCC,” the review srea would have been regulated based solely un the

“Migratory Bird Rule” (MBR).

E Waters do not meet the *Significant Nexus™ standand, where such a finding is requited for jurisdiction. Explain:

Other: (expluin, if not covered above):

Provide acreage estimates for non-jurisdictional watcrs in the revicw area, where the sple poteniial basis of jurisdiction 15 the MBEK

factors (i.e., presence of migratory birds, p. of endangered specics. use of water for irmigated agriculture), using best professiona)
judgment (check ull thay apply):

Non-wetland waters {i.e., rivers, streams): linewr feet width (f1).

Lakes/ponds: acfes

nber non-wetland waters: acres, List type of aquulic resource:
B3 Wetlands: 1.7 seres.
Pravidc acreage esti for non-jerisdictional waters in the review eica that do not meet the “Significant Nexus” standard, where such
8 finding is required for jurisdiction {check ull that apply):

2] Non-wetland waters (i.c., rvers, streams): lincar feet, width (ft)
] Lakes/ponds: acres.

[y]  Other pon-wetland waters: scres. List type of aquatic resource:
Wetlands: acres,

SECTIONIV: DATA SOURCES.

A. SUPPORTING DATA. Dais reviewed for JD {check ail that apply - chevked items shull be included in case file amd, where checked
and requested, appropriately reference sources below):

Maps, plans, piots ar plat submitted by or on behslf of the applicent/consultant: Newkirk Envircomental.

Data sheets prepared/submutted by or on behal{ of the applicant/consultant Concurs with vonclusions

{] Oifice cuncurs with data sheets/delincation report.

{3 Office does not concur with data sheets/delineation report.

Data sheets prepared by the Corps:

Corps navigable waters’ study: .

LS. Geokgical Survey Hydrologic Atlas:

[} USGS NHD data.

[ ] USGS 8 and 12 digit HUC maps.

U.S. Geological Survey mep(s}. Cite scale & guad name;

USDA Newral Resources Conscrvation Service Soil Survey, Citation: Wahet fine sandy loam,

Nationsl wetlands inventory map(s). Cite nume:Upland.

REE O

" Prior 1o asserting or declining CWA jurisdiction bused solely on 1his categary, Corps Districts will clevate the action 1 Corps asd EPA 3O for
review consistent with the process described in the Corp/EFA Memarandum Regarding CWA Act Jurisdiction Following Rupanes.




Stare/Locat wetland investory mup(s):
FEMA/FIRM maps: .
100-year Floodplain Elevation js: {Natienal Geodectic Vertical Danun of 1925)
Phatographs: {X] Acrial (Neme & Date): Google Farth 127202019
or (] Other (Namc & Dae}:
Previous detarmination(s). File no. and date of respense letter:
Applicable/supporting case law:
Applicable/supporting scientific literarare:
Other information (please specify):LiDAR.

B. ADDITIONAL COMMENTS TO SUPPORT J: The project review area inciudes a hnew feature thut was deterrained 2o be non-
jurisdictions] and no1 subject to regulation under Section 404 of the CWA Wetlands A and B were determined to be isolated, no-
jurisdictional wetlands that are not subject to regulation under Section 404 of the CWA.
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|  INITIAL PROFFERED PERMIT (Standard Permit or Letter off jermission)
_ PROFFERED PERMIT (Standard Permit or Letter of permission)
__ | PERMITDENIAL
_| APPROVED JURISDICTIONAL DETERMINATION

PRELIMINARY JURISDICTIONAL DETERMINATION

SECTION I- The following ithssiR®s your righia and ppiioas regardinig an adminisirasive el of tHSahov?
o ) ! L a = 3 Y ¥, L = 4 . 5 % ¥ s R )

dBaision, Additonal information may be found at hittp:/fasase. anmy milfinet/functions/ow/cacworreg or

‘Coppa regulaiony at. 33 CHR Papast; TR/ EUE AT TR VIR R T D s e

A: INITIAL PROFFERED PERMIT: You may accept or object 1o the permit.

* ACCEPT: If you received 2 Standard Permit, you tmay sign the permat document and return it to the district enginecr for final
authorization. If you received  Letter of Permission (LOP), you may aceept the LOP 2nd your work is authorized. Your
signature on the Standard Permit or acceptance of the LOP means that you accept the perinit in its entirery, and waive all rights
to appeal the permit, including its 1erms and conditions, and approved jurisdictional determinations associsted with the perinit.

® OBJECT: 1f you object to the permit (Standard or 1.OP) because of ceriain ttrms and conditions therein, you may request that
ihe permit be modified accordingly, You must complete Section 1l of this form and return the form to the district engineer.
Your objections must be received by the district engincer within 60 days of the date of this notice, or you will forfeit your right
to appeal the penmit in the future. Upon receipt of your fetter, the district engineer will evaluete your objections and may, (a)
modify the permit 1o address all of your concerns, (b) modify the permit to address some of your objections, or {c) not modily
the permut having determined that the permut should be issucd as previously wntien, Afier evaluating your abjections, the
district engineer will send you a proffered permit for your reconsideration, as indicated in Section B below.

B: PROFFERED PERMIT: You fmay accept or appeal the permit

¢ ACCEPT: If you received a Standard Permit, you may sign the permit document and return it to the district engineer for tinal
avthonization. 1f you received a Letter of Permission (T.OP), you may accept the LOP and your work is authorized. Your
signature on the Standard Permit or acceptance of the LOP means that you accept the permit in its catirety, and waive all rights
10 appeal the permit, including its terms and conditions, and approved junsdictional determinzstions associated with the permit,

* APPEAL: )f you choose to decline the proffered permit {Standard or LOP) because of cerlain terms and conditions therein, you
may appeal the declined permit under the Corps of Engineers Administrative Appea] Process by completing Section & of this
form and sending the form to the division engineer. This form must be received by the division engineer within 60 days of the
date of this notice.

C: PERMIT DENIAL: You may appeal the denial of a permit under the Corps of kngineers Adminisirative Appeal Process
by completing Section I1 of this form and sending the form to the division engincer, This form must be received by the division
engineer within 60 days of the date of this notice.

D: APPROVED JURISDICTIONAL DETERMINATION: You may accept or appeal the approved JD or
provide new information,

* ACCEPT: You do not need to notify the Corps 1o accept an approved D, Failure to notify the Corps within 60 days of the
date of this notice, means that you accept the approved JD in its entirety, and waive all rights to appeal the approved ID.

® AFPEAL: If you disagree with the approved JD, you may appeal the approved J1) under the Corps of Engineers Administrative
Appeal Process by completing Section 11 of this form and sending the form to the Division Engineer, South Atlantic Division,
60 Forsyth 8t, SW, Atlanta, GA 30308-8801 This form must be received by the Division Enginecr within 60 days of the date
of this notice.

E: PRELIMINARY JURISDICTIONAL DETERMINATION: You do oot need to respond to the Corps
regarding the preliminary JD. The Preliminary JD is not appeatable. If you wish, you may request an
approved JD (which may be appealed), by contacting the Corps district for further instruction. Also you may
provide new information for further consideration by the Corps to reevaluate the JD




SECTION Il - REQUEST BOR APFEAL or OBIECTIONSITQ ANINITIAL PROFRERED PERMIT) |
REASONS FOR APPEAL OR OBJECTIONS: (Describe your reasens for appealing the decision or yout ohjections 1o an

inatial proffered pennit in clear concise statements. You may atach additional information to this form 1o clarify where your reasons
or objections are eddressed in the administrative record.)

ADDITIONAL INFORMATION: The appeal is limited to a review of the administrative record, the Corps memorandum for the
record of the appeal conference or meeting, and any supplemental information that the review officer has determined is needed 0
clarify the administrative record, Neither the appellant nor the Corps may add new information or apalyses to the record. However,
¥ou ma: provide additionsl information to clarify the location of information that is already in the administsative record.

RIGHT OF ENTRY: Your signature below grants the rig}_n of cnu:y to Corps of Engineers personnel, and any government
consultants, to conduct investigations of the project site during the course of the appeal process. You will be provided & 15 day

POINT OF CONTACT FOR QUESFIONS OR INFORMATION:

if you bave questions regarding this decision and/or the appeal | If you only have E;u_cs-ﬁél?regrai'né the appéuTBmccss?ﬁ_r}lay

process you may contact the Corps biologist who signed the also contact: Jason W. Steele
letter to which this notification is attached. The name and Administrative Appeals Review Officer
telephone number of this person is given at the end of the letier. USACE South Atlantic Division

60 Forsyth 51, SW
| Atlanta, GA 30308-8801
| 1404 562-5137

notice of any sitc investigation, and will have the opportunity to participase in all site investigations. )
Date: Telephone number:

Signature of appellamt or a'_éent.
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Soll Map—Braufort County, Seuth Carolina, and Jaspei Gounty, South Carolina Bailey Parx

Map Unit Legend

Map Unlt Symbol | Map Unit Name Acros In AGI | Percent of AQH
Cs o Coosaw loamy fine sand 0.1 0.5%.
Subtotals tor Soil Survey Area 0.4 0.5%
Totals tor Area of Interest 28,1 100.0%

#ap Untt Symbol If HMap Unit Name | Acros in AQI Percant of AOY
Cs Coosaw loamy fine sand 86 20.5%
Wa Wahea fine sandy loam 204 70,1%
Subtelals for Soil Survey Area 289 98.5%
Totals for Area of Intoreat 281 100.0%

ysv:  Nehiral Resources = Web Sol Survey 31202022
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USGS QUADRANGLE MAP




The National Map Advanced Viewer
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APPENDIX

DEVELOPMENT SCHEDULE

The following is a Preliminary Development Schedule for Bailey Park PIDD that is subject 10
change based on market conditions and other factors:

Year ) Commercial (s; f) | Residential (dwelling units)
Phase 1 — 2022-2024 100 DL's
Phase 2 -2025-2027 87DW’s



