LOW
C

OUN
T RY

DR

SC 462 (to Ridgeland)

SC 170
(to Beaufort)

Degler Waste
Services

Oldfield

Area in Question

8
9
O
N
M
L
:

VE
NA

AY
EW
NC

IO
SS

E
VID

I
MM
CO

O
PR

HE
AR
TH
ST
ON
ED
R

DR

Zoning Districts
PDD - Planned Development District

lv
d

RU
TL
ED
GE

VD
BL

tB

DMU - Downtown Mixed Use

RS

AR
BO

Ar
ge
n

JA
SP
E

TA
TIO
N

K
AL
DW

RD

MU - Mixed Use

N OKATIE HWY

NT
GE
AR

DGC - Downtown General Commercial
GC - General Commercial
HC - Highway Commercial
LI - Limited Industrial

DR

RK
PA

PL

PL

SFR1 - Single Family Residential 1
SFR2 - Single Family Residential 2
MFR - Multi-Family Residential

â

µ

SH
O

to Downtown
Hardeeville

This map is a product of the City of Hardeeville.
Reasonable effort has been made to ensure the
accuracy of this map. The City expressly disclaims
all responsibility or liability with regard to the use of this map.

CP - Community Preservation
RT
C

RA - Rural Agricultural

UT
RD

Schools
Unincorporated

City of Hardeeville
Zoning Map
March 2011

1 inch equals 1,000 feet
0

1,000

2,000

Feet

City of Hardeeville
Master Plan Application #60204
ARGENT LAKE VILLAGE
Bluffton (E&A), LLC – Applicant/Owner
Current Zoning-

Planned Development District (PDD) (East Argent)

Site Location-

Highway 170 (See included Site Map)

23.40 Acres
Acreage_________________________________________________________________

This application is for approval of the Argent Lake Village Master Plan. This
project is within the East Argent Tract, which received Concept Planned Development
District approval by City Council in 2005 and subsequently amended to include the
Shuman Tract (Hwy 170 Tract). Argent Lake Village is being developed under the
standards and requirements of that Planned Development District (PDD). Argent Lake
Village is within the portion of the East Argent Tract designated the Hwy 170 Tract. The
property is located along Highway 170 (Okatie Hwy), at the intersection of Okatie Hwy
and East Argent Loop Road Across from OldField. This application consists of 6 parcels
with a total of 23.4 acres.
The applicant has worked with staff to prepare a plan to include a detailed site
plan, preliminary stormwater and infrastructure location, traffic impact analysis,
proposed arrangement of land uses, and a narrative that addresses phasing and the
intent of the project.
As stated in the narrative, the goal of this project is to create a quality commercial
shopping center with outparcels for future commercial development with lowcountry
architecture and quality access management. The Master Plan proposes a +/- 72,000
square foot shopping center, including +/- 45,600 grocery anchor and an additional
+/

-

97,000 square foot maximum on the five (5) additional outparcels.
After reviewing the Master Plan submittal, staff has determined that Argent Lake

Village will meet the development standards as set forth in the East Argent Concept
Planned Development District and the City of Hardeeville MZDO.
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STORM WATER MANAGEMENT REPORT
FOR

Argent Lake Village

City of Hardeeville, South Carolina

A DEVELOPMENT OF:
Bluffton (E&A), LLC

1221 Main Street, Suite 1000
Columbia, SC 29201
803-779-4420

Contact: Mr. Jim McKenney
Mr. Albert James

Scott Samuel, P.E.
T. Luke Ferguson, E.I.T.
1550 North Brown Road, Suite 100
Lawrenceville, Georgia 30043

October 27, 2010
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NARRATIVE
Location:
The proposed development is located on a ±17.6-acre tract of land in Hardeeville, South Carolina
along Highway 170 (Okatie Parkway) at the intersection of Oldfield Way and the proposed New River
Parkway. The site is currently undeveloped and heavily wooded.
The proposed development consists of a ±46,000 s.f. grocery anchor; several shop buildings
with general retail and service; four outparcels for future development; and accompanying parking areas
and infrastructure. The storm water management system will control runoff from the proposed site with
the use of an underground pipe network system and a ±2.2-acre retention pond along the rear property
line.
Per FIRM panel No. 13135C0067F dated September 29, 2006, the subject property is not
located within the 100-yr flood plain (see Informational Maps).
The proposed site is fronted by S.C. Highway 170 (Okatie Hwy) to the east, the proposed New
River Highway to the north, undeveloped land to the west (future multi-family) and south (future
commercial).

Existing Conditions:
Eight existing drainage basins are being modeled for this analysis. These basins can be
referenced on the Pre-Developed Basin Map located in this report (see the Basin Maps). Although runoff
from each sub-basin exits the property in various locations, ultimately each sub-basin’s discharge ends
up in the same off-site wetland area. North of the subject project site, this wetland area drains through a
box culvert east to a tributary through the adjacent Oldfield development to the Okatie River. The
watershed basin upstream of the box culvert is approximated at 1,880 acres based upon the enclosed
USGS Quadrangle Map.
Sub-Basin 1a consists of 1.76 acres of undeveloped forest land. This sub-basin drains to
undeveloped property to the north. Sub-basin 1b consists of 13.04 acres of undeveloped forest land
draining to undeveloped land to the southwest. Basin 1c consists of 2.73 acres of undeveloped forest
land draining directly into a ditch line in the southeast corner of the site. Basin 1d consists of 0.72 acres
of right-of-way area along the western side of S.C. Highway No. 170 and drains west combining with
basins 1b and 1c. Basin 1e contains 3.37 acres consisting of Proposed New River Parkway and drains
via an underground storm system located within the north and south right-of-way areas. Basin 2 consists
of 6.53 acres of undeveloped forest land draining directly to the southwest. Basin 3 consists of 0.47
acres that drains via an 18” reinforced concrete pipe located at the southern-most driveway and was
designed by others. Basin 4 consists of 0.43 acres that drains via an 18” reinforced concrete pipe that is
being constructed as part of New River Parkway.
Each sub-basin was modeled using I.C.P.R. v3.10 to simulate existing runoff volumes and flows.
Please see attached data for all existing runoff calculations including areas (see Basin Maps),
hydrographs (see Pre-Developed Hydrographs & Data), curve numbers (see Additional Calculations)
and time of concentration calculations (see Additional Calculations).

Proposed Conditions:
As shown on the enclosed Grading Plan, the developed site will drain to a retention pond along
the rear (west) property line. An outlet control structure will be constructed at the north end of the pond
to control post-developed runoff. Three weirs will be used to control outflow from the retention pond.
A 5.25” water quality orifice (details below) at elevation 13.0; an 21” rectangular weir at 13.5 for 1-yr
through 25-yr storms; and a 7’x7’ open box riser for emergency overflow at elevation 16.2. The outlet
box will be connected to a 54” RCP that is being stubbed to the site as part of the construction of New
River Parkway. The same 54” RCP discharges into the aforementioned wetlands to the north through a
“bubbler” structure with a drawdown orifice at elevation 13.0 and an open top at elevation 14.0. A
preliminary hydrology study by others determined that the wetland elevation reaches 12.81 at hour
28.25 for the 100-year storm. Additionally, due to the drawdown orifice elevation, the permanent pool
elevation in the proposed pond is determined to be 13.0.
Since all pre-developed and post-developed flows ultimately drain to this point, it will be noted
as our Point of Study for this analysis. Additionally, at this point, the site becomes 0.95% of the overall
basin. Since our site is such a small percentage of the overall basin, the hydrograph timing of the peak
discharge from the proposed development will have a negligible affect on the overall watershed.
Post-developed hydrographs were generated for each post-developed on-site basin as shown on
the Post-Developed Basin Map (attached). Basin #1a is a 16.14 acre sub-basin that drains to the
proposed retention pond. Basin #1b is a 0.10 acre sub-basin that bypasses the pond to the south. Basin
#1c is a 0.46 acre sub-basin that drains to the proposed pond. Basin #1d is a 2.61 acre offsite sub-basin
that drains to the proposed pond. Basin #1e is a 3.37 acre offsite basin that bypasses the proposed pond
to the west. Basin #1f and offsite Basin #1g are 0.83 acre and 0.49 acre (respectively) sub-basins that
drain to the proposed pond. Basin #2a is an offsite sub-basin consisting of 3.47 acres that bypasses the
proposed pond to the south. Basin #2b is an offsite sub-basin consisting of 0.68 acres that drains to the
proposed pond. Finally, Basin #3 and Basin #4 are 0.47 acre and 0.41 acre basins (respectively) that
drain to proposed pond.
Pre-developed and post-developed hydrographs are enclosed but are summarized in the
following tables:
Basin Flow Summary
Pre-Developed Flow (cfs)

Return
Frequency

Basin 1a

Basin 1b

Basin 1c

Basin 1d

Basin 1e

Basin 2

Basin 3

Basin 4

1
2
5
10
25

0.98
1.38
2.10
2.73
3.62

4.54
6.39
9.80
12.78
17.05

1.02
1.44
2.21
2.88
3.84

0.83
1.12
1.64
2.07
2.69

5.98
7.58
10.31
12.59
15.76

2.06
2.87
4.36
5.66
7.51

0.64
0.79
1.05
1.26
1.56

0.61
0.75
1.00
1.20
1.48

Pond Bypass Flow Summary
Pond Bypass Flow (cfs)
Return
Frequency
1
2
5
10
25

PRE-Developed
Basin 1e
5.98
7.58
10.31
12.59
15.76

Basin 2
2.06
2.87
4.36
5.66
7.51

POST-Developed
TOTAL
8.04
10.45
14.67
18.25
23.27

Basin 1b
0.13
0.18
0.26
0.32
0.42

Basin 1e
5.98
7.58
10.31
12.59
15.76

Basin 2a
1.26
1.76
2.68
3.47
4.61

TOTAL
7.37
9.52
13.25
16.38
20.79

Post-Developed Flow Summary
Pre-Developed
Post-Developed
Return
Total Flow (cfs)*
Total Flow (cfs)*
Frequency
1
9.50
7.27
2
13.10
10.39
5
19.58
15.92
10
25.26
20.48
25
34.56
27.50
*Total flow values listed above include site/pond bypass flow rates.

Routed Pond
Outflow (cfs)

Discharge
Velocity (fps)

5.48
7.95
12.37
16.02
20.99

0.34
0.50
0.78
1.01
1.32

Pond Storage
Return
Frequency

Pond Storage
Volume (c.f.)

Water Surface
Elevation, ft

1
118,430
2
140,189
5
176,614
10
204,491
25
241,433
100
288,011
* Top of embankment at 17.25 ft.

14.61
14.89
15.33
15.66
16.09
16.60

Freeboard, ft*
2.64
2.36
1.92
1.59
1.16
0.65

Dewatering for 10-yr Storm
As shown in the graph below, the expected drawdown from the 10-yr storm is expected in 30 hours:

Please Note: Dewatering time may require more than 72-hours due to the decrease of head-pressure
available as the water level approaches the permanent pool elevation.

The above data was calculated using I.C.P.R. v3.10 and the SCS method. Rainfall amounts used
were taken from the SCDHEC Stormwater Management BMP Handbook – Appendix F (Return Period
24 Hour Storm Event) included in the supporting data (see Additional Calculations).

Water Quality:
Per OCRM requirements, the first ½” of runoff from the site is captured and slowly released over
a minimum 24-hour period. This Water Quality Volume (WQv) was calculated at 31,635 c.f. Through
interpolation of the pond stage-storage data, the WQv reaches an elevation of 13.44 ft. in the pond. An
orifice discharge equation with a weir coefficient of 0.60 is used to determine the orifice size. A
maximum orifice size of 5.42 inches was calculated. For ease of construction, an orifice size of 5.25” is
recommended. Details of the Water Quality calculations are enclosed under Additional Calculations.
The Water Quality orifice is placed at elevation 13.0 on the outlet control structure. Since the
WQv reaches an elevation of 13.44 ft., the proposed rectangular weir for larger storms is set at 13.50.

Conclusion:
As shown above and in the supporting data attached, by constructing the proposed retention pond
with a water quality drawdown orifice, peak runoff flows from the proposed developed are expected
below the pre-developed peak rates. Additionally, due to the size of the upstream watershed basin, the
timing of the post-developed hydrographs and associated peak discharges should have a negligible
affect, if any, on the downstream wetlands. Therefore downstream properties should not be affected by
runoff from the proposed development.

Informational Maps

Plan Sheets

Drainage Basin
Maps

Pre-Developed
Hydrographs & Data

Post-Developed
Hydrographs & Data

Pond Report
&
Details

Additional Calculations

South Carolina DHEC-OCRM
Forms & Information
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ARGENT LAKE VILLAGE
MASTER PLAN
INTRODUCTION AND NARRATIVE
The Argent Lake Village development is located on the southwest corner of the planned New River
Parkway and SC Highway 170 in the City of Hardeeville, South Carolina and is as shown in the attached ALTA
survey referenced as Exhibit A-1 through A-3. The parcels shown as Tract “A” (±17.5 acres) and Tract “B”
(±5.9 acres) are approximately 23.4 acres of the previously approved 7,000+ acre East Argent PDD, and has also
been identified as the Shuman Tract or Highway 170 Tract in prior documentation.
Bluffton (E&A), LLC is proposing to develop a shopping center consisting of approximately 72,600
square feet of retail shops and restaurants, including a 45,600 square foot supermarket on Tract “A”. This center
will consist of attached and detached retail and restaurant uses, as well as five (5) outparcels (whose building
square footages are undetermined at this time and are in addition to the square footage presented above). Tract
“B” is shown as ±5.9 acres of Future Commercial development.
A. The Property
1) The Argent Lake Village site is currently undeveloped, upland wooded property within the boundary
limits of the 7,000+ acre East Agent PDD, also identified as the Highway 170 Tract. The property is
located in Jasper County although under the jurisdiction of the City of Hardeeville. The site is
bounded by South Carolina Highway 170 to the east, partially developed commercial to the south, future New
River Parkway to the north and undeveloped portions of the Shuman tract to the west. The Property has
approximately 1,135 feet of frontage along South Carolina Highway 170 and approximately 885 feet of
frontage along the future New River Parkway.
2) The Property consists of approximately 23.4 acres of upland area. Therefore no freshwater wetlands are onsite. The property does not have critical area or frontage on salt marsh or creeks. The wetland delineation was
verified by the U.S. Army Corps of Engineers as evidenced by their letter included as Exhibit B-1. Flood
zones for the property are indicated on the Flood Insurance Rate Map (FIRM) attached as Exhibit B-2.
Overall topography of the existing, subject site is shown on Exhibit A-4.
B. Infrastructure
Associated infrastructure with the proposed development includes parking areas, drainage systems, water and
sewer systems, open space areas, and other site amenities. The proposed water and sewer systems are to be
dedicated to the Beaufort-Jasper Water and Sewer Authority (BJWSA). BJWSA shall be provided easements
around such utilities in order to provide long term maintenance and upgrades (when necessary). Additional
infrastructure, not including those publicly dedicated, shall be owned and maintained by the owner/developer. A
Common Area Maintenance (CAM) fund will be established and supported by the proposed land use tenants with
routine payments. The CAM funds will be distributed as necessary to provide proper maintenance and
enhancements to the proposed infrastructure.
C. Construction Phasing
Construction of Argent Lake Village is proposed in three (3) phases as follows:
Phase I:
Schedule:

Main shopping center construction – Tract “A”
Estimated Construction: Summer 2011 thru Fall 2012

Phase II:
Schedule:

Outparcel construction
Estimated Construction: Summer 2011 thru 2012-2015 or later
(Note: Outparcel construction will vary depending on tenant/purchaser)

Phase III:
Schedule:

Tract “B” construction
Estimated Construction: Summer 2011 thru 2012-2015 or later
(Note: Tract “B construction will vary depending on tenant/purchaser)

D. Site Design and Development Standards
Project Character – Bluffton (E&A), LLC c/o Edens & Avant plans on developing a high-quality shopping
center complying with the spirit and intent of the East Argent PDD. The development will include a) preservation
of select trees where possible within a 50’ buffer along the front property line; internal sidewalks; low country
architecture; and parking lot landscaping, screen walls, and plantings in accordance with East Argent PDD
standards.
1) Buffers and Building Setbacks – Buffers and Building Setbacks shall be, at a minimum, as set forth in the
approved East Argent PDD. The Argent Lake Village project proposes a 50’ front landscape buffer
along the front (or easterly) property line preserving the existing trees where possible within the 50’
landscape buffer. With the exception of the rear property line, all property lines abut commercial
property or future/existing public roadways. At the rear of the development, adjacent to the future multifamily residential or the westerly property line, the shopping center proposes a buffer area including a
landscaped detention pond, screen wall and trees. In addition the applicant is proposing internal and
perimeter landscaped islands throughout the site.
a. Buffers:
-

North
o 15 ft. along proposed New River Parkway (Some disturbance as shown)

-

South
o No Landscape Buffer

-

East
o 50 ft. along Hwy 170 (Some disturbance as shown)

-

West
o 25 ft. along adjacent property (Disturbed and re-planted)

b. Building Setbacks -

North
o 20 ft. along proposed New River Parkway

-

South
o 25 ft. along future development parcel

-

East
o 40 ft. along Hwy 170

-

West
o 25 ft. along adjacent property

-

Internally
o None

2) Site Plan - Exhibits C-1 and C-2 depict the Preliminary Site Plan for Argent Lake Village. The plan
includes:

o
o
o
o
o
o

A +/- 46,500 s.f. grocery store anchor;
+/- 26,100 s.f. of additional shops/retail;
Five (5) outparcels along SC Highway 170 and the proposed New River Parkway. These
parcels encompass approximately 6.2 acres.
Future Development of Tract “B” (±5.9 acres)
+/- 2.1 acres for Storm Water Management. The exact layout and acreage may vary
slightly depending on final site design.
Lot sizes on this site range from a 1.03 acre outparcel to an 11.34 acre shopping center
parcel.

3) Parking Standards – Minimum parking space and drive aisles as follows:
o
o
o
o

90° parking stalls minimum 9 ft. wide by 20 ft. long
60° parking stalls minimum 9 ft. wide by 20 ft. long
One Way drive aisles minimum 18 ft.
Two Way drive aisles minimum 24 ft.

4) Utilities – Exhibit D-1 depicts the Preliminary Utility Plan for Argent Lake Village
o

Water and sewer service to be provided by BJWSA. Water service to be a looped system
with connections to the existing tie-in locations along New River Parkway right-of-way.
Existing tie-ins are connected to an 18” main on the north side of the proposed New
River Parkway. Sanitary sewer service will route to a proposed pump station at the
northwest corner of the site. BJWSA service letter is attached as Exhibit D-2.

o

Gas service to be provided by SCE&G. Service letter is attached as Exhibit D-3.

o

Electrical service to be provided by Palmetto Electric Cooperative. Service letter is
attached as Exhibit D-4.

o

Telecommunications service to be provided by Hargray. Service letter is attached as
Exhibit D-5.

5) Storm Water Management – Exhibit E depicts the Preliminary Grading and Drainage Plan for Argent
Lake Village. Storm Water Management design shall be, at a minimum, as set forth in the approved East
Argent PDD.

o

The Property shall conform to all of the Stormwater Management Provisions of the
Hardeeville MZDO, as amended, and applicable state and federal requirements. The
design storm used for all stormwater design within the Property shall be a 25 year storm
event. Sufficient stormwater BMPs shall be employed in the development of the
Property to ensure runoff leaving the site does not degrade water quality.

o

See attached Exhibit F - Preliminary Storm Water Management Report

E. Roadways and Traffic
Traffic improvements in the immediate vicinity of the project are essential to the Argent Lake Village
development. The proposed access is a result of numerous coordination meetings with SCDOT, Todd
Salvagin of SRS Engineering (traffic consultant), and Karen Jarrett, former City Engineer for Hardeeville, to
discuss access and improvements in the immediate vicinity of the site.
These improvements include the following:

•
•
•
•
•

Southern Access off Hwy 170: Limited access (left-out movement is restricted)
Northern Access off Hwy 170: Right-in/Right-out access
Construction of New River Parkway and Signal at intersection of SC-170 (by others):
Approximately 2,000 lf of a four-lane roadway with divided median
Western Access off New River Parkway: Full Access Driveway
Eastern Access off New River Parking: Full Access Driveway

The above improvements will be constructed by Bluffton (E&A) LLC or in conjunction with other
developers of the East Argent PDD. The project has been designed to minimize the number of driveway
connections to SC Hwy 170 and New River Parkway. Internal outparcel access is planned for the Argent
Lake Village Development.
A Traffic Impact Assessment (TIA) conducted by SRS Engineering is enclosed under separate cover as
Exhibit G.
F. Sign Package
1) Sign Package
o

Design of proposed signage shall be as set forth in the design guidelines referenced in Exhibit H.

G. Landscape Design Standards
1) Landscaping Standards
o

Landscaping design standards to be as approved in the East Argent PDD, Exhibit K. The exhibit
has been re-printed and is enclosed, also as Exhibit I.

H. Project Ownership Identification
New River Parkway is proposed to be a City of Hardeeville owned and operated roadway two (2) years
after the effective date of the 3,000th certificate of occupancy is issued within the East Argent PDD in
accordance with the development agreement dated 5/17/2007.
All driveways, landscaping, open space areas, ponds and other amenities internal to the subject property
line and parking lot areas will be privately owned and maintained by the applicant (Bluffton E&A LLC)
and/or assignees.
Sanitary Sewer and Water will be public within and directly adjacent to the development and operated
and maintained by Beaufort Jasper Water & Sewer Authority.
Common Area Maintenance within Argent Lake Village is funded by the applicant and/or assignees for
the maintenance of this site by the applicant and/or assignees.
There are no long term improvements associated with the Argent Lake Village Development.
I.

Summary
The applicant has attended numerous meetings with City Planning staff, SCDOT & REED Development
to discuss project specific concerns and feels that the proposed plan is in general compliance with the 2003
MZDO, the East Argent PDD, and utilizes good access management practices to create a high-quality
development.
Bluffton (E&A) LLC, appreciates the diligent work City staff has provided to date, and is pleased to
respectfully request a master plan approval for the proposed site plan and signage package included. Should
you need any additional information, please feel free to contact Edens & Avant anytime at 803-779-4420.
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City of Hardeeville
Master Plan Application #60204
ARGENT LAKE VILLAGE
Bluffton (E&A), LLC – Applicant/Owner
Current Zoning-

Planned Development District (PDD) (East Argent)

Site Location-

Highway 170 (See included Site Map)

Acreage23.40 Acres
_________________________________________________________________
This application is for approval of the Argent Lake Village Master Plan. This
project is within the East Argent Tract, which received Concept Planned Development
District approval by City Council in 2005 and subsequently amended to include the
Shuman Tract (Hwy 170 Tract). Argent Lake Village is being developed under the
standards and requirements of that Planned Development District (PDD). Argent Lake
Village is within the portion of the East Argent Tract designated the Hwy 170 Tract. The
property is located along Highway 170 (Okatie Hwy), at the intersection of Okatie Hwy
and East Argent Loop Road Across from OldField. This application consists of 6 parcels
with a total of 23.4 acres.
The applicant has worked with staff to prepare a plan to include a detailed site
plan, preliminary stormwater and infrastructure location, traffic impact analysis,
proposed arrangement of land uses, and a narrative that addresses phasing and the
intent of the project.
As stated in the narrative, the goal of this project is to create a quality commercial
shopping center with outparcels for future commercial development with lowcountry
architecture and quality access management. The Master Plan proposes a +/- 72,000
square foot shopping center, including +/- 45,600 grocery anchor and an additional
+/-

97,000 square foot maximum on the five (5) additional outparcels.
After reviewing the Master Plan submittal, staff has determined that Argent Lake

Village will meet the development standards as set forth in the East Argent Concept
Planned Development District and the City of Hardeeville MZDO.

