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PLANNED DEVELOPMENT DISTRICT PLAN

The Parks at Fairview (the project name "The Parks at Fairview" is subject to change based
on marketing considerations) PDD Master Plan (the “Master Plan or PDD Plan) encompasses
approximately +602.3 acres, as shown on the Concept Plan attached hereto as Exhibit A (the
“Property””). The Master Plan, in conjunction with the related development agreement (the
“Development Agreement”), is intended to meet the framework established in the Town of
Winnsboro’s Comprehensive Plan (the “Comprehensive Plan”), attached hereto as Exhibit B.

The location of the Property in proximity to Scout Motors, Inc., the V.C. Summer Nuclear
Station, Fort Jackson, and the City of Columbia makes the area attractive to new businesses and
employers. The Master Plan recognizes the importance of adequate housing and commercial
spaces to support economic development and job creation. The goal of this Master Plan is to
develop the Property into a mixed-use development supported by a master planned residential
community. The PDD concept provides a flexible platform to lower the cost to residents because
it reduces infrastructure costs while creating more open space and protects natural resources. The
preservation of natural resources and creation of open space supports the value of the homes and
the tax base they provide.

This Master Plan has a degree of flexibility built into it to ensure that the product mix can
evolve to meet demand as the community grows. It also enables the Master Developer to work
with the Town of Winnsboro (the “Town’) and builders to develop site specific solutions and
efficiencies. Matching the products offered to the needs and budgets of potential residents is one
of the principal ways to make housing affordable. The approach of this Master Plan ensures that
need and product offering can be aligned.

For the purposes of this Master Plan, “Developer” or “Master Developer” shall refer to
Tru-Scout Properties, LLC, Tern II Assets, LLC, and Timberland Assets, LLC, collectively. Upon
transfer of a subdivided parcel, the grantee shall also be assigned the rights and responsibilities of
the Developer for that specific property. Tru-Scout Properties, LLC, Tern II Assets, LLC, and
Timberland Assets, LLC, will continue to be the Developer/Master Developer for all other
purposes, including but not limited to serving on the design review committee, approving
modifications to this Master Plan, and exercising all other Master Developer rights and obligations
under the Development Agreement. Any assignment of some or all of the Master Developer's rights
and/or obligations shall be made at the sole discretion of the Master Developer.

I. Planning and Development Goals. The fundamental goals and guiding principles of the
Master Plan include the following:

a. Create a place that embraces the natural resources of the land and open space to
provide views, privacy and habitat corridors for wildlife.
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Create a place that enhances the Town by allowing uses that, over time, create jobs,
generate tax revenue, provide public infrastructure, and promote sensible
transportation patterns.

Create a place that establishes mixed-use social centers and gathering places for
residents.

Create a walkable and bikeable community.

Foster affordable housing by including a mix of housing options and clustering
residences to both lower cost and preserve more green and open spaces.

Provide flexibility to ensure that future opportunities and innovations can be
accommodated.

Maintain or reduce the overall density allowed under prior zoning but intelligently
clustering it in a manner that maximizes recreation and open space, natural
resources and infrastructure efficiency.

Permitted Uses. The Property will consist of two types of zones: the Residential Zone and
the Mixed-Use Zones, as shown on the Concept Plan. The Residential Zone will be made

up of geographically specific pods of development (“Pods”). The size and types of homes,
lots and open spaces will vary between individual Pods and contain appropriate transitional
architecture and planning. The Mixed-Use Zones are intended to be primarily commercial
and retail in nature but will also potentially incorporate civic space and multi-family
housing.

The Residential Zone shall permit the following:

a.

Single-family detached dwellings, single-family attached dwellings, townhouses,
residential condominiums and multifamily communities.

Recreational and athletic facilities, including parks, sports fields, playgrounds, golf
courses, tennis courts, and club houses.

Civic uses, including, but not limited to, schools, recreational areas, fire, police and
safety services.

Educational and academic institutions, other institutional uses, including schools
for all grades, levels, degrees and ages, and organizations devoted to solving
complex problems.

Live/Work units.

Specialized residential communities, including nursing homes, elderly housing,
retirement communities, and boarding schools.

Day care and temporary overnight care facilities for children and adults.
Agricultural and equestrian uses, including private and commercial stables.
Community parking lots, boat and trailer storage parking lots.

Accessory uses, incidental to any of the principal uses above listed including home
offices, guest quarters, apartments, garage apartments, private garages and carports
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not attached to the principal building, tool sheds and similar storage facilities,
gazebos, private swimming pools adequately fenced and the like. These accessory
uses do not count as residential units for purposes of determining the maximum
number of residential units allowed or in determining parking requirements.

Home occupations which do not have an adverse impact on traffic, noise, air quality
and similar conditions for the other properties in the immediate vicinity.

Utility and communication facilities, including static electric transformer stations,
water and sewage pumping stations, gas regulator stations, cell, television and other
communication towers and telephone switching stations.

Facilities for first responders and other services provided by local or state
government.

The Mixed-Use Zones shall permit the following:

°cB g

§d

All uses permitted in the Residential Zone.

Retail and commercial facilities.

Auto-dependent uses including service stations, fast food stores with drive-in or
drive-through facilities, moving and storage offices with on-site storage, and
marine storage.

Entertainment facilities, including movie theaters, and music and dance halls.
Fitness, exercise and sports facilities, including, but not limited to, bowling alleys,
pickle ball courts, tennis courts, golf facilities and simulators and multi-purpose
fields.

Wholesale trade establishments.

Facilities that produce goods or materials which do not generate a greater adverse
impact on the properties in the immediate vicinity with respect to noise, air
pollution, emissions, traffic and other similar conditions than generated by the
general categories of uses permitted within the Mixed-Use Zones.

Offices.

Businesses that serve food and/or beverages, including restaurants and bars.

Social and religious institutions and organizations, including places of worship,
clubs, lodges, civic organizations and schools.

Medical and health facilities, including hospitals and medical and dental clinics and
offices.

Research and technology facilities and laboratories.

. Accommodation facilities, including hotels and inns.

Parking of any type and nature, including boat and trailer storage.

Transportation facilities, including public transportation facilities and helicopter
landing pads.

Wedding and event venues.
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g. Civic uses, including, but not limited to, schools, recreational areas, fire, police and
safety services.
r. All other uses permitted in the zoning category of general commercial district.

3. Development Areas. The Mixed-Use Zones must maintain a degree of flexibility given
that the area where the Property is located is not currently a retail or commercial area.
Considerable residential development will need to occur to support commercial and retail
uses. Ideally, there would be approximately one hundred fifty thousand (150,000) square
feet of commercial and retail space and up to six hundred (600) units of multi-family space.
The area utilized by multi-family shall not exceed twenty (20) acres of the Mixed-Use
Zones.

The Mixed-Use Zones shall be attractive environments for pedestrians with a network of
streets defined by building frontages, screen walls and landscaping. There may be a mix
of retail establishments, offices, parks, civic buildings and a residential component of
houses and multi-family of different sizes, constructed in a range of different densities.
Apartments and offices may be located over retail stores and may be adjacent to each other
without screening or buffering. Residential units located above ground-floor retail or office
spaces shall not count toward the 600-unit maximum or the 20-acre limitation described in
the preceding paragraph. Most of the Mixed-Use Zones’ streets shall provide for on-street
parking, based on the street design. Buildings shall be constructed parallel to internal
streets and in close relationship to the street frontage in the Mixed-Use Zones. Due
consideration shall be given to the location of utility easements and planned or anticipated
road widenings prior to finalizing the building setback lines.

The area labeled “Proposed Civic Use” is an area that is planned to be dedicated to the
Town for projects compatible with Town Ordinance No. 162 which establishes a
Development Impact Fee Program for the Town of Winnsboro, South Carolina, and other
Matters Related thereto. The mechanics and requirements of the dedication of that area
and the related credit agreement are described in the Development Agreement for the
Property. If for any reason that area is not dedicated to the Town as planned, it will remain
part of the adjacent Mixed-Use Zone as described in this Master Plan.

The Residential Zone shall consist of Pods of development generally located and sized as
depicted on the Concept Plan. Each Pod shall list its approximate acreage and maximum
number of residential units allocable to that specific Pod which is labeled “Units Shown”
and “Units Max” on the Concept Plan. The exact allocation, dimensions and type of
residential lots and units shall be specified upon presentation of a subdivision concept plan.
Subject to the requirements of this Master Plan, lot allocation and dimensions shall not be
subject to modification or require approval by the Town. The purpose of allowing some
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flexibility in the number of units allocated to a given Pod is to enable the Master Developer
to work with builders to maximize open space, adjust for site constraints, minimize
infrastructure costs and adjust supply to match the unit types in demand. This approach
will ensure that residential units are as economical as possible and that demand and supply
are aligned.

Each Pod will contain at least one park along with open and recreational spaces as further
described below in Section 6. To the extent that the approved subdivision of a Pod results
in land that is neither a designated park or amenity area, nor a residential lot, that space
may be utilized as an area for infrastructure, including, but not limited to detention, open
space, amenity space, maintenance or service functions or a “Wildlife Area” as defined
hereinafter.

The Property is currently used for silviculture purposes. Silviculture includes the practice
of planting, culturing and harvesting of trees for the purpose of producing wood fiber and
timber. Generally accepted methods of forest management shall also be permitted
including wildlife management, construction and use of woodland roads, and practices to
promote the health and growth of trees. Portions of the Property may continue to be
managed for historical timber and agricultural uses and for the operation of commercial
borrow pits. A parcel shall be excluded from such activities when (i) development activities
commence on the parcel or (i) the parcel no longer is classified as “qualified agricultural”
for ad valorem tax purposes. Once a parcel is excluded from such activities, the parcel
becomes subject to the development standards of its Zone as provided in this Master Plan.
It is the intent of this Master Plan that undeveloped portions of the Property shall continue
to qualify for agricultural property tax rates.

Intensity and Dimensional Standards. Intensity and dimensional standards for the
Property shall be as set forth in the Tables below, including minimum lot areas, lot widths,
building setbacks, building heights, maximum building coverage, and floor area ratios.

Special care and attention will be given in the Master Plan to integrate it with the natural
features. Lot widths and depths will vary within each Pod based on the topography,
existing vegetation, the target market, house sizes, locations of garages, and means of
access to garages. Exact lot sizes and lines shall be determined at the time of subdivision
concept approval. The Master Developer shall have the right to approve material changes
to the lot plan and open space of a Pod provided that they fall within the requirements of
this Master Plan.

Front setback lines are also build-to-lines and are established to create and maintain
continuity along the streets and help prevent architectural conflicts. In order to be able to
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create variety and spatial interest, the Master Developer shall have the right to vary the
build to line from the front setback line as determined by the Master Developer at the time
of subdivision concept plan submittal. Flag lots, or other lots the Zoning Administrator
determines are similarly irregular, shall not have a front setback requirement. Setback lines
may vary among Pods, based on lot sizes, house sizes and other considerations.

The aggregate number of residential units in the Residential Zone shall not exceed 1.75
residential units of the total gross acreage and/or 1,050 single family residential units in
total. Up to 600 multi-family units may be developed in the Mixed-Use Zones separate
from the totals described in the preceding sentence. In the event that the Master Developer
transfers Pods prior to subdivision into building lots, the Master Developer shall allocate
in the transferring deed, and on the subdivision plat, the number of residential units
allocated to such Pod. The residential units allocated shall be within the range for the Pod
as shown on the Concept Plan. Any units allocated to a Pod but not assigned to that Pod
in the transferring deed may be reallocated amongst other Pods provided the aggregate
number does not exceed the standards in the first sentence of this paragraph.

Table 4.1 — Mixed-Use Zones Dimensional Standards

Minimum Setbacks:
Front Not less than 100 feet but TBD by

Developer upon submission of a

subdivision concept plan

Second Street Frontage 10 feet
Side 10 feet
Rear 20 feet

Open Drainage Ditch or Stormwater Pond | 20 feet minimum
Easement Line (excluding swales):

Maximum Impervious Cover: 80% of the gross developable area
Maximum Height 70 feet
Minimum Parking Requirement: Per Table 14.2

Table 4.2 — Residential Zone Dimensional Standards for Detached Dwelling Units

Minium Lot Area 5,000 square feet
Maximum Building Coverage 60% of individual lot area
Minimum Lot Width 40 feet at setback line
Minimum Lot Width for cul-de-sacs 25 feet at lot frontage
Minimum Lot Depth 100 feet

Minimum Setbacks:
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Front

Not less than 20 feet but TBD by
Developer upon submission of a
subdivision concept plan

pond easement line (excluding swales)

Second Street Frontage 10 feet
Side 5 feet

Rear 15 feet
Open drainage ditch or stormwater 10 feet

Accessory Building Setbacks:

Front Must be located behind or beside the
primary structure

Second Street Frontage 10 feet

Side 5 feet

Rear 5 feet

Maximum Height

3 stories, with a maximum of 2 accessory
stories, measured from the street grade

Minimum Parking Requirement:

Per Table 14.2

Table 4.3 — Residential Zone Dimensional Standards for Attached Dwelling Units

Minimum Lot Area

2,160 square feet

Minimum Lot Width 24 feet

Minimum Lot Width for cul-de-sacs 15 feet at front setback line
Minimum Lot Depth 90 feet

Minimum Setbacks:

Front Not less than 15 feet but TBD by
Developer upon submission of a
subdivision concept plan

Side 9 feet (end units only)

Rear 15 feet

Open drainage ditch or stormwater 10 feet

pond easement line (excluding swales)
Accessory Building Setbacks Not Permitted
Maximum Height 3 stories

Minimum Parking Requirement:

Per Table 14.2

The following general standards shall be applicable to the setbacks described above:

a. Stoops, stairs, bay windows, balconies, open porches, pools, patios, fences and
roofs of the principal building may extend beyond set back lines, so long as they
do not extend beyond the lot boundary.

b. Up to six (6) single-family attached dwellings may be constructed or attached
together in a continuous row. No side yard setback shall be required for single-
family attached dwellings, except for end units.
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c. Mechanical equipment (other than equipment installed by utility companies) and
waste containers above grade level shall not be located in the front setback area but
may be located in a side setback area. Mechanical equipment and waste containers
shall be screened from street view.

d. Each lot shall be provided with access by means of a street meeting the street
standards of this Master Plan. Lot access by any one of these street types shall
satisfy the requirements of the Town for the approval of a subdivision plat.

e. At a minimum, setbacks and driveways should be of a sufficient length to
accommodate a vehicle without the vehicle intruding into the sidewalk.

f. Utility and drainage lots shall be exempt from dimensional requirements, public
road frontage requirements and street improvement requirements described herein;
provided: however, that such lots shall be created in conformance with the

subdivision review, approval and recordation requirements provided in the Zoning
Ordinance, attached hereto as Exhibit D. Lots created for the purpose of providing
for utility and drainage facilities and structures shall be of a size, width, depth,
shape and orientation appropriate for the proposed use. Each lot shall be served by
either frontage on a public right-of-way or an access and maintenance easement to
the lot from a public right-of-way. An application for subdivision approval shall be
accompanied by a statement establishing that the proposed installation is necessary
to accomplish a utility or drainage function. The subdivision plat creating a utility
or drainage lot shall include a designation of the lot “for utility (or) drainage
purposes only”.

g. Subject to the minimum standards above, the front setback lines for lots in the
Mixed-Use Zones shall be established at the time of subdivision concept plan
submittal. Plazas and patios may serve as meeting the build to lines or front setback
lines to allow outdoor dining and seating, if they are defined by an edge structure
at the right of way line, such as a knee wall or fixed benches.

h. The same standards shall apply to accessory buildings in the Mixed-Use Zones as
in the Residential Zone.

i. To the extent that areas of a Mixed-Use Zone are utilized for single family
dwellings, it shall reduce the unit count available for multi-family units resulting in
no net increase in the number of total residential units on the Property.

5. Perimeter Compatibility. In general, the Master Plan, as reflected in the Concept Plan,
is designed to maximize the natural resources of the Property both to preserve wildlife
habitat and to offer better views and privacy to residents. Where the Property abuts existing
or approved development outside of the Property, the following minimum buffering
standards shall apply:

Table 5.1 — General Buffer Requirements
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Minimum Buffer between Mixed-Use 30 feet
Zones and Residential Zones
Minimum Buffer along Wetlands or 20 feet
Creeks
Perimeter Buffer along the Boundary of 50 feet
the Residential Zone
Perimeter Buffer along the Boundary of 30 feet
the Mixed-Use Zones

Table 5.2 — Highway 34 Non-Residential Buffer

Standard Highway 34 Non-Residential
Buffer
Min Buffer Depth 20 feet

Minimum Buffer Landscaping*
(Plants per 100 linear feet)

Canopy Trees 3 (includes existing trees)
Pine Trees 5 (includes existing trees)
Understory Trees 3 (includes existing trees)

Large Shrubs (50% Evergreen) 10

Small Shrubs (50% Evergreen) 20

* Minimum installed plant sizes:
e (Canopy Trees — 2.5” Caliper
e Pine Trees — 8’-10” in height
e Understory Trees — 6’-8” in height
e Large Shrubs —48” in height
e Small Shrubs — 24” in height

General Buffer Provisions. The fifty-foot (50') perimeter buffer required along the PD
boundary as set forth in Table 5.1 shall not require any additional landscaping; existing
vegetation is sufficient to meet buffer standards. For the Highway 34 Non-Residential
Buffer as set forth in Table 5.2, a survey shall be conducted to identify existing hardwood
trees two and one-half inches (2.5") caliper and larger and pine trees eight feet (8') in height
and larger. Existing vegetation shall be counted toward calculation of landscaping
requirements. Where the survey demonstrates that the buffer provides the required
vegetation and tree cover as set forth in Table 5.2, no additional landscaping shall be
required. Where the survey demonstrates deficiencies in meeting the landscaping
requirements, supplemental plantings shall be installed to meet the standards. The survey
must be completed and submitted to the Town prior to issuance of the first certificate of
occupancy. Low impact stormwater facilities and trails are allowed to occur in all buffer
areas. Encroachments may be made into buffers for perpendicular vehicle access and utility
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corridors. All buffer areas shall be installed by the Developer/owner of a parcel in a Mixed-
Use Zone or a Pod in the Residential Zone. Once completed, all buffer areas shall be owned
and maintained by the owners' association.

Wetland and Creek Buffers. Subject to the minimum requirements in Table 5.1 above,
actual buffers along wetlands and creeks will be those required by the U.S. Army Corps of
Engineers. Non-paved trails eight feet (8’) wide or less will be allowed within wetland
buffers if in compliance with state and federal law.

Open Space. Open space shall be provided in the general locations and amounts shown on
the Concept Plan. Such spaces shall include both active recreation areas—such as parks,
playgrounds, trails, fishing lakes, and sports courts—and passive recreation areas—such
as natural greenways, landscaped buffers, and conservation lands. All open space shall be
consistent with the purposes of the Comprehensive Plan and maintained in accordance with
the provisions of this Master Plan. The Developer may create open or amenity space in
addition to what is shown on the Concept Plan from any section of the Mixed-Use Zones
or Residential Zone.

Meeting places will be low intensity nodes typically located at prominent/high value sites
adjacent to the overlooks, creeks or wooded areas that the Property enjoys. The meeting
places may include recreational amenities, reunion halls, clubhouses, restaurants, and
neighborhood commercial and/or retail uses. The intent of the meeting areas will be to
allow people to interact with the overlooks, creeks and wooded areas.

The Master Plan commits to a varied network of parks throughout the Property. Usable
open space may include but is not limited to, parks including dog parks, playgrounds,
leisure trails, recreational areas, fishing lakes, nature ways and the like. Primary internal
streets indicated on the Concept Plan shall include either a sidewalk or a multi-use
bikeway/leisure trail linking the parks and neighborhoods within the Property.

Each Pod will have at a minimum one park within walking distance of its homes. Other
parks may, but not necessarily shall, be more internally oriented. Examples of this type of
park include the open space around an internal stormwater retention lake, creeks and
drainage ways or conservation areas. Existing features of the land shall determine the
number and location of these types of parks.

In general, not less than 20% of the gross acreage of the Property shall be open space. Not
less than 25% of the open space shall be usable open space. The open space and the usable
open space shall be specifically delineated as development progresses but align with the
Concept Plan generally. General locations will be identified when a conceptual subdivision
plan is approved, and specific locations will be determined when a preliminary subdivision
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plat is approved. Useable open space shall be completed prior to submission of a final
subdivision plat.

Greenways are features that connect Pods or amenities. Greenways will contain sidewalks
or trails connecting pedestrian and bike traffic to other Pods, amenities and other
greenways. Sidewalks shall be designed to be ADA compliant. Connecting trails may be
paved or unpaved and may be of any width.

At least 5% of the gross lot acreage of the Mixed-Use Zones shall be allocated to open
space which shall be delineated as development progresses in connection with the approval
of a subdivision concept plan or preliminary site plan approval.

Environmental and Wildlife. Promotion and protection of natural resources, wildlife and
the environment are a central part of the vision for this Master Plan and the Concept Plan.
In economic terms, these resources are viewed as a central asset that will be valued and
enjoyed by residents.

Environmentally sensitive lands, resource lands, wildlife habitat, and waterway corridors
within the Property shall be identified on the Concept Plan and protected through buffers
and best management practices for stormwater and land disturbance. The creek system
within the Property serves as wildlife habitat. These wildlife habitats will be preserved and
may include greenway paths, including boardwalks, to provide connectivity between
wildlife habitats.

Areas labeled “Wildlife Area” are spaces where natural vegetation and wildlife habitat will
be minimally managed to provide habitat for local plants and animals. The locations of
these spaces are approximate on the Concept Plan and will be finalized upon approval of a
final subdivision plat. The creation of Wildlife Areas is a voluntary act by the Developer,
and the Developer reserves the right to utilize these spaces for other purposes or seek to
place permanent conservation easements on them at any point in the future. Adjustment
and use of the areas as shown on the Concept Plan is in the Developer’s discretion but
cannot increase the total residential unit count and shall be subject to the general
requirements of the subdivision approval process.

The stormwater management plan will take into consideration its integration with the
natural environment as detailed in Section 11.

The primary proposed streets for the Property are represented on the Concept Plan. These

streets are often located on existing woodland roads in many places that connect the various
“islands” of high ground suitable for neighborhood development. These woodland roads
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have been established in the past based on “the path of least resistance” through the forest
by foresters. They also have existing crossings over the freshwater wetland systems that
will provide for minimal disturbance to the wetlands as the various “upland islands” on the
Property become linked as neighborhoods. Where appropriate, areas of unique existing
vegetative cover will be preserved to express the legacy of previous land management
practices.

A survey for the likelihood of endangered species or historically significant sites was
performed by S&ME, Inc., and found that the Property is unlikely to contain endangered
species or historically significant sites. The Developer and/or the owner’s association for
the Property will monitor and maintain the environmental conditions to ensure compliance
with this Master Plan.

Pedestrian and Bicycle Circulation Systems. The Property shall include a connected
system of pedestrian and bicycle facilities linking the Residential Zone, individual Pods,
and the Mixed-Use Zones. Within the various Zones and Pods, there will also be
connectivity between open spaces, greenways and amenities as shown generally on the
Concept Plan. The Developer has the right to construct the trails and greenways shown as
the areas around these spaces are developed.

Sidewalks shall be provided throughout the development in accordance with the sidewalk
requirements set forth in Table 14.2 of this Master Plan. Sidewalks shall be constructed
with an impervious surface and shall meet the Americans with Disabilities Act (“ADA”)
standards. There shall be a sidewalk or multi-use trail on at least one side of each street.
The permitted impervious sidewalk surfaces shall include concrete and any other form of
impervious surface as may be approved by the Master Developer or its design review
committee.

The sidewalk section in front of a building shall be completed by the lot owner before a
certificate of occupancy is issued for the building that fronts the sidewalk. The Town may
deny a certificate of occupancy if this sidewalk has not been completed. The owner of the
lot shall not be obligated to post a bond to cover the cost of completing the sidewalk. Utility
lots and open space located between lots shall have sidewalks that connect with the
sidewalks in front of lots with buildings. To the extent that the subdivision concept plan
for a Pod does not contemplate residential structures being immediately adjacent to the
next Pod, the design shall ensure that sidewalks connect to the sidewalk system in the next
Pod along the street.

For a block designed for commercial buildings, during the interim period before all
buildings on the block have been issued certificates of occupancy and the permanent
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sidewalk for the block is fully completed, the Developer shall provide ADA compliant
access at the time the streets are constructed which shall be sufficient for acceptance of a
public street by the Town. This does not abrogate the lot owner’s obligation to construct
the permanent sidewalk as described above.

Residential streets in neighborhoods where the lot size is greater than forty thousand
(40,000) square feet shall not require sidewalks but shall contain multi-use trails which
may be of a pervious substance.

So long as the sidewalk remains ADA compliant, a tree well or tree planter may encroach
within the minimum sidewalk width.

On-Site Transportation Circulation System. The Master Plan transportation system shall
be generally located as shown on the Concept Plan and may include public streets and
private streets. The system shall integrate with pedestrian and bicycle facilities and connect
to existing and planned Town and regional transportation systems. Street cross-sections,
block sizes, and intersections shall support multimodal travel.

The streets within the Property will include a variety of allowed street sections. The street
sections have been modeled after successful streets in recent planned development districts
in South Carolina. The streets range from rural sections to urban sections and are designed
to create pedestrian friendly environments that safely and efficiently move vehicular traffic.
The Master Plan shall allow the Zoning Administrator after consultation with the Town
Engineer to approve additional street sections, if necessary, due to particular design
parameters or environmental constraints, provided the proposed street section achieves safe
vehicular and pedestrian movement. There will also be connectivity through multi-purpose
paths or trails for bicycle and pedestrian traffic.

In accordance with Section 11.2 of the Zoning Ordinance, the Developer shall have an
initial traffic impact study conducted for the Property by a professional engineer licensed
in South Carolina and qualified in traffic engineering.

Before the development of the first Pod or Pods, a master traffic study will be prepared
which analyzes the major interior arterial roads of the Property and the assumptions relating
to the traffic projected by the planned development. The study will be performed by a
consultant approved by the Town. The master traffic study will be updated and amended
if and when development occurs in three (3) to five (5) year intervals from any major
changes and will include such studies as the Town and the South Carolina Department of
Transportation may determine are needed. Development projects consistent with the
master traffic study, as updated, shall not require a separate traffic study. An applicant for
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a development permit shall be subject to the Town’s current traffic mitigation requirements,
as amended from time to time.

General Street Design Standards.

a. The layout and design of streets as to arrangement, character, width, grade and
location shall be required to conform to the Master Plan, to adjoining street systems
of adjoining properties, to the topography, natural features and drainage systems to
be provided, adjoining land wuses and anticipated traffic capacity. The
neighborhoods shall relate to each other in an interconnected system where other
streets also tie parcels together. The plat for a parcel shall extend all internal streets
to the parcel’s boundary lines. The plat for each subsequently developed adjacent
parcel shall continue and connect to these streets, creating a continuous street
network.

b. The streets, including pavement widths, right of way widths, and locations and
widths of sidewalks, will be similar to the typical details provided in Exhibit C.

c. The final subdivision plat shall delineate whether a street is public or private. If all
streets, or a section of streets are private, the Developer shall have the right to gate
the Property or any section of the Property. The owners’ association shall be
responsible for the maintenance and repair of the street; provided; however, the
Developer shall have the right to transfer actual ownership of the private street to

the Town. No such transfer to the Town shall relieve the owners’ association of the
obligation to fund the maintenance and repair of a street.

d. The design of the street system in a Pod shall help to create a neighborhood with
an individual identity.

e. Angled, head-in, rear-in and parallel on-street parking will be allowed in
accordance with street type.

f. Dead end streets shall be provided at the closed end with a turn-around having a
design, such as a hammerhead, “T”, or planted island to allow vehicles, including
emergency and public service vehicles, to safely turn around.

g. The spacing of curb-cuts and other types of access points to and from Highway 34,
Roddy Road and Gum Springs Road shall be allowed as may be approved by the
SC Department of Transportation or Fairfield County, as applicable. In general, it
is anticipated that there will be between two (2) and four (4) access points on
Highway 34 and one access point on each of Roddy Road and Gum Springs Road.
Direct vehicular access points (curb cuts and driveways) along the primary internal
roadways shall be planned to minimize conflicts and maintain traffic flow. The
location, number, design, and spacing of all commercial streets, service drives, and
access points located off the primary internal roadways shall be at the sole
discretion of the Developer, subject only to applicable building and fire codes.
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10.

11.

12.

h. Internal streets will be sized to allow street parking on one side of the street and
still allow vehicles to safely pass one another simultaneously. Signs, and potential
fines for non-compliance, will be utilized to ensure parking only occurs on the
designated side of the street where it is allowed.

Potable Water and Wastewater. The existing location of on-site potable water and
wastewater facilities and their connections to existing and planned Town systems are
shown on the Concept Plan. All facilities shall be designed to accommodate the projected
demand of the development in accordance with applicable utility standards.

Storm Drainage Facilities. Storm drainage facilities shall be generally located as shown
on the Concept Plan and shall connect to existing and planned Town systems where
available. Facilities shall employ best management practices to protect water quality,
reduce runoff, and preserve natural drainage patterns to the extent feasible.

A drainage basin study shall be required prior to the submittal of a concept subdivision plan
unless the Town Engineer shall determine otherwise. The study shall include an analysis
of stormwater runoff running into and through the proposed development area under
existing conditions and under the proposed development conditions so as to alleviate the
impact of the proposed development on downstream structures. The study shall anticipate
full development upstream of the proposed development in order to properly size the
drainage facilities for the proposed development. The study shall include the entire
drainage basin, regardless of the legal boundary of the proposed development. The study
shall include a description of the hydrologic method used and the assumptions made. State
regulations not inconsistent with this Section and the Development Agreement shall apply
to stormwater management.

Stormwater management plans will include a system of interconnected lakes and ponds
whenever practical and engineered to filter stormwater prior to discharge. The stormwater
ponds will be site specific and based on the natural watersheds that exist on the
property. Approximate watersheds and outfalls will be included in each drainage basin
study and as preliminarily identified on the Concept Plan. The ponds will generally be
located just beyond the required buffers to the discharge areas. The combination of the
wetlands, wooded wetland buffers and ponds may provide linkage between adjacent
wetland systems thus providing wildlife corridors and excellent opportunity for nature
trails.

Other Public Facilities. The general location of other public facilities serving the Property
including parks and stormwater facilities shall be as shown on the Concept Plan.
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All utility lines (including electrical transmission, distribution, cable, gas, water and sewer
lines) shall be placed underground. Utilities shall be outside the public rights-of-way for
Highway 34 but may be permitted in: (a) public rights-of-way created by the Master Plan,;
(b) public rights-of-way along Roddy Road and Gum Springs Road; and (c) under
roadways and sidewalks. All utility placements shall be subject to the discretion of the
utility provider and Developer.

The Mixed-Use Zones and/or Residential Zone may contain civic buildings, schools and
other public spaces that serve the Town. The Master Developer and/or the owners’
association shall have the right to exclude any person or people who are not residents of
the Property from the open spaces and amenities serving the Property.

13. Provision of Public Facilities. Transportation, potable water, wastewater, stormwater
management, and other public facilities shall be provided in accordance with the
implementation provisions of the Development Agreement, this Master Plan and their
Exhibits.

14. Development Standards. Development within the Property shall comply with the
standards established in this Master Plan and its Exhibits. At a minimum, such standards
shall address:

a. Mobility, Circulation, and Connectivity. The Development shall provide a
connected network of streets, pedestrian ways, and bicycle routes consistent with
the Town’s street connectivity requirements.

b. Off-Street Parking and Loading, and Bicycle Parking. Parking and fire truck
access areas shall be provided in accordance with Table 14.2, with required spaces
based on the use-specific ratios set forth therein. On-street parking spaces shall be
counted towards the minimum parking requirements. Bicycle parking shall be
provided for all nonresidential and multifamily uses with a minimum of one space
per thirty (30) vehicle parking spaces, located in convenient and secure areas.

Table 14.1 — Sidewalk Requirements

Condition Requirement Notes
General Requirement Impervious sidewalks required Must meet ADA
on street side where buildings requirements
front
Location Sidewalk or multi-use trail Sidewalk surfaces may
required on at least one side of include concrete or other
each street impervious materials
approved by the Developer;
trail surfaces may be
pervious or impervious
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Construction Timing

Sidewalk in front of a building
must be completed by lot owner
before Certificate of Occupancy
(CO”)

Town may deny CO if not
completed; no bond required

Utility / Open Space
Lots

Sidewalks must connect with
adjacent building-front sidewalks

Developer must complete
missing sidewalks within 24
months of first CO in a Pod

Commercial Blocks
(Interim Period)

Developer must provide ADA-
compliant access at street
construction

Required for Town
acceptance of public street;
permanent sidewalks still
required

Exemptions No sidewalks required for
residential streets in
neighborhoods with minimum lot
size > 40,000 sq. ft.
Tree Wells / Planters May encroach into minimum Must remain ADA-
sidewalk width compliant
Table 14.2 — Parking Requirements
Use / Condition Parking Unit of Notes
Requirement Measure
(minimum)
RESIDENTIAL
Standard Dwelling Units | 1 space Per dwelling | Private garage spaces and
unit driveways may count toward
requirement
Multifamily Dwelling 2 spaces Per dwelling | Fire truck access and
Units unit parking required
Residential Units in 1 space Per dwelling | Applies only when units are
Commercial Buildings unit located within commercial
buildings
Visitor Parking — 1 space Per 4 dwelling | Must be clearly marked and
Townhomes units accessible to all residents
Resident Parking — 2 spaces Per dwelling | Must be clearly marked and
Townhomes unit accessible to all residents
CIVIC
Church or Place of 3 spaces Per 100 sfof | For simultaneous uses,
Public Assembly main assembly | parking requirements for
area each use may be separately
applied
Government Facility 1 space Per 300 sf
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Medical Care Facility 1 space Per 5 beds
(nursing home, hospital)
School: Primary, Pre- 3 spaces Per classroom
School, Day Care
School: Secondary/High |5 spaces Per classroom
School/Technical
COMMERCIAL
Hotels / 3 spaces Per guest Fire truck access and
Accommodations room parking required
Commercial and Retail | I space Per 300 sf Fire truck access and
parking required
Office and Warehouse 1 space Per 300 sf For warehouse uses, only
office portion is subject to
parking requirement
Personal and Business 1 space Per 300 sf
Support Services
Restaurant 1 space Per 100 sf Includes associated outdoor
areas
Shopping Center 1 space Per 250 sf Fire truck access and
parking required
RECREATION
Park and Sports-Related | 10 spaces Per acre of
Uses park area
Sports Complex (with 1 space Per 5 seats
fixed seats)
Sports Complex 15 spaces Per playing
(without fixed seats) field/court
ALL OTHER USES 2 spaces Per 1,000 sf of
gross floor
area
PARKING Same lot as Distance measured between
LOCATION principal nearest points of lots
building OR
within 800 feet
on properly
zoned lot

c. Landscaping. Landscaping shall be provided by Developer in a manner consistent
with the overall design and character of the Development. Developer may utilize
the standards set forth in Article 6 of the Zoning Ordinance as guidance for street
yard landscaping, parking lot landscaping, and buffer yards between differing land

uses, or may establish alternative standards that exceed the standards in Article 6 of

the Zoning Ordinance and are appropriate to the Development. Plant materials shall
place an emphasis on drought-tolerant and native species.
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d. Building Form and Design. Building design shall comply with the general

.

dimensional standards in this Master Plan where applicable. The Master Developer
will develop design guidelines to monitor and control the quality, design and
aesthetics of the construction within the Property consistent with the requirements
of this Master Plan. The Master Developer’s design review procedures shall not
affect any enforcement proceedings that the Town might elect to institute with
respect to alleged violations of this Master Plan or the Town Zoning Ordinance.
The Property shall not be subject to the Town’s present or future appointed design
review boards.

At a minimum the following standards shall apply:
e Siding can be vinyl or fiber cement siding, brick, stone, stucco or other
material of equal quality
e Vinyl shall meet the following minimum standards:
o Vinyl siding shall be at least .04 inches thick.
Soffit panels shall be at least .05 inches thick.
Contain anti-weathering protection.

o O

Have a minimum 50-year warranty from the manufacturer.

(@)

Vinyl shakes, bead board and water table are encouraged but not

required to achieve variety.

e Porches on single-family detached homes, when provided, shall be at least
eight (8) feet deep.

e Steps may encroach into setbacks but cannot be in easements.

e FEaves may extend 18 inches into setbacks if properly fire rated.

e Garages may be detached or attached to the main dwelling, with or
without habitable rooms above. Side entry garage frontage shall not
exceed fifty-five percent (55%) of the front width of the housing unit for
single-family detached dwellings. Front entry garage frontage shall not
exceed forty-five percent (45%) of the housing unit for the single-family
detached dwellings. Developer retains sole discretion over all aesthetic
matters.

Fences and Walls. Fences and walls shall comply with Table 14.3. Maximum
height shall not exceed eight feet (8”) in rear and side yards and four feet (4’) in
front yards unless otherwise permitted. Fences enclosing pools may be up to eight
feet (8’) for safety reasons. To the extent a front-facing pool fence is required, it
shall be set back at least twenty-five (25%) from the front of the house. Nothing in
this Section shall imply that pools or associated hardscaping is allowed in front
yards. Materials shall be compatible with the principal structure, and barbed wire,
razor wire, or similar materials are prohibited in Residential and Mixed-Use Zones.
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All Zones prohibit the use of barbed wire, razor wire, electrified fencing, and
chicken wire or similar temporary materials as permanent installations.
Additionally, unpainted or untreated wood is not permitted unless it is a naturally
rot-resistant species such as cedar or redwood. All fences and walls must be
properly maintained in good structural condition, with the finished side facing
outward toward adjacent properties and streets. Fences may not obstruct sight
distance triangles at intersections or driveways, and gates must swing inward unless
otherwise approved.

Table 14.3 — Fence and Wall Standards

Location/Zone | Maximum Permitted Materials Additional
Height Requirements
Residential Zone
Front Yard 4 feet* Wood (painted or stained), | Must be compatible with
vinyl, ornamental metal, principal structure
masonry, composite
materials
Front Facing Pool | 8 feet Wood (painted or stained), | Must comply with
Enclosure vinyl, ornamental metal, applicable pool safety
masonry, composite codes
materials
Side Yard 8 feet Wood (painted or stained), | Materials must be
vinyl, ornamental metal, compatible with principal
masonry, composite structure
materials
Rear Yard 8 feet Wood (painted or stained), | Materials must be
vinyl, ornamental metal, compatible with principal
masonry, or composite structure
materials
Rear Yard Lots 8 feet Wood (painted or stained), | Coated chain link fences
40,000 sq. ft. or vinyl, ornamental metal, are only allowed on lots
larger masonry, composite that back up to buffers,
materials or coated chain Wildlife Areas or other
link areas of natural vegetation
Mixed-Use Zones
Front Yard 4 feet* Ornamental metal, masonry, | Enhanced architectural
decorative concrete, treatment required
composite materials
Front Yard 8 feet Ornamental metal, masonry, | Must comply with
(Pool/Amenity decorative concrete, applicable safety codes
Enclosure) composite materials
Side Yard 8 feet Wood (painted or stained), | Materials must be
vinyl, ornamental metal, compatible with principal
structure
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masonry, composite
materials
Rear Yard 8 feet Wood (painted or stained), | Materials must be
vinyl, ornamental metal, compatible with principal
masonry, composite structure
materials

* Fences enclosing a pool may be up to eight (8) feet to promote safety.

f. Lighting Standards. All exterior lighting shall utilize fully shielded, full cut-oft
fixtures to eliminate light spill onto adjacent properties. LED lighting is
encouraged; fluorescent lighting is prohibited. Residential lighting shall be subtle
and downward-focused. Floodlights and spotlights are permitted in rear yards only
and shall not operate continuously during overnight hours. Parking lot and pathway
lighting shall consist of full cut-off pole fixtures with maximum heights of 20-25
feet, utilizing LED or metal halide light sources in contemporary designs with dark
neutral finishes. Pathway lighting shall be fully shielded to avoid "runway" effects.
Streetlights shall be spaced 150-165 feet apart on alternating sides of streets and
shall operate from dusk to dawn. Operating hours for all commercial and parking
lot lighting are subject to the Developer's approval. All streetlights, common area
lighting, and pathway lighting shall be maintained by the owners’ association, while
individual property owners shall be responsible for maintenance of lighting on their
respective lots.

g. Tree Protection. The following section is subject to the silviculture provisions
described in Section 3 of this Master Plan. Tree protection shall be provided in
accordance with Section 6.2 of the Zoning Ordinance. A land disturbance permit
from the Town is required prior to any land clearing, tree removal, or harvesting
activities. A tree protection plan shall be submitted with all landscaping plans in
accordance with the Zoning Ordinance. All development within the Property shall
comply with the following:

i. Tree Inventory. An inventory of all hardwood trees twenty-four inches
(24") diameter at breast height (DBH) and larger shall be completed for each
portion of development, excluding pine trees and invasive species. The
inventory must be completed and submitted to the Town prior to issuance
of the first certificate of occupancy. To the extent the Developer elects to
remove any inventoried trees twenty-four inches (24") DBH or larger,
Developer shall plant replacement trees at a ratio of three (3) replacement
trees for each tree removed, with each replacement tree having a minimum
caliper of one and one-half inches (1.5") measured at six inches (6") above
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ground level. Street trees, park trees and trees planted in conjunction with
amenities shall count toward the mitigation of any trees removed regardless
of the locations of the removed trees and the replacement trees.

ii. Tree Protection Zones. Any inventoried trees twenty-four inches (24")
DBH or larger that Developer elects to preserve shall be protected in
accordance with the tree protection standards set forth in Section 6.2(C) of
the Zoning Ordinance. Tree protection zones shall be established, and
protective barriers shall be installed prior to any land disturbance and
maintained throughout construction, consisting of appropriate fencing
posted with warning signs as specified in Section 6.2(E).

iii. Street Tree Requirements. Street trees shall be installed along streets
within the Property. Developer shall have discretion to establish street tree
species, size, spacing, and placement standards. As general guidance, street
trees should be planted at intervals of approximately fifty to sixty feet (50'-
60') from center. Developer shall establish requirements in the covenants
and restrictions applicable to the Property and may elect to require street
trees between the sidewalk and the structures or on the structure side of
sidewalks. New trees shall be a Street Tree Species (listed under Section
6.2(H) of the Zoning Ordinance) and shall be installed with gator bags or
comparable watering systems to ensure proper establishment. Trees shall be
planted during the optimal planting season (October through March), and in
no event later than six (6) months following the completion of the buildings
within a block; if the six (6) month deadline falls outside the optimal
planting season, trees shall be planted during the next available planting
season. Each street tree shall include a twelve (12) month survival
guarantee. Failed trees shall be replaced within the same planting season
with another twelve (12) month guarantee. Street trees shall be installed by
the Developer or parcel/Pod owner and maintained by the property owners'
association upon acceptance.

h. Signs. Signs for Residential and Mixed-Use Zones shall be regulated in accordance
with the R-1 and C-2 standards, respectively, as set forth in Article 8 of the Zoning
Ordinance, including allowable sign types, size, height, and location by zoning
subarea. Prohibited signs include flashing or animated signs, except as specifically
permitted for public events or temporary traffic control.

i. Open Space. Open space shall be provided in the general locations and amounts
shown generally on the Concept Plan and as described in Section 6 above.

15. General Provisions.

a. Relationship to Town Zoning — The Development Agreement and the current
Zoning Ordinance are incorporated by reference, except as amended herein. In the
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event of a conflict between the provisions of this Master Plan and/or the
Development Agreement and those of the Zoning Ordinance, the provisions of this
Master Plan and/or the Development Agreement shall apply. If a subject has been
addressed in this Master Plan or the Development Agreement without including
other requirements on the same subject contained in the Zoning Ordinance, this
Master Plan and the Development Agreement shall be interpreted as eliminating the
additional requirements contained in the Zoning Ordinance. By way of example
only, the intended interplay between the Zoning Ordinance and this Master Plan
results in (i) no regulations on fences or garage orientation, (ii) buffers and
accessory buildings being addressed solely by this Master Plan, and (iii) stormwater
management being controlled by SCDES regulations when not in conflict. In the
event the Zoning Ordinance is amended (i) to address new areas of zoning
regulation not currently covered by either the Zoning Ordinance or this Master Plan
or (ii) to expand the scope of the regulations in effect on the date of the adoption of
this Master Plan, such amendments to the Zoning Ordinance shall not apply to the
Property unless the Master Developer gives its written consent. The current and
applicable version of the Zoning Ordinance is attached as Exhibit D.

Design Review Generally — The Master Developer will develop design guidelines
to monitor and control the quality, design and aesthetics of the construction within
the Property consistent with the requirements of this Master Plan. The Master
Developer’s design review procedures shall not affect any enforcement proceedings
that the Town might elect to institute with respect to alleged violations of this
Master Plan. The Property shall not be subject to the Town’s present or future
appointed design review boards.

Authority of Zoning Administrator — The Zoning Administrator may grant
exemptions from setback, build-to and street frontage requirements, as minor
amendments if the Zoning Administrator determines such exemptions are necessary
or desirable for preservation of natural features or to promote public safety. In
instances where submitted plans demonstrate where certain physical constraints
impose a hardship or show where alternative methods will meet or exceed the intent
of this Master Plan, the Zoning Administrator may grant, on a case-by-case basis,
minor variances of up to 25% to setback and other dimensional standards, provided
the deviation will not adversely affect adjoining property, public health or safety.

. ADA Compliant — The public and private facilities constructed on the Property shall
be ADA compliant, including sidewalks. The Zoning Administrator shall have
authority to grant exemptions from the requirements of this Master Plan in order to
accommodate the needs of an individual who is covered by the ADA.

Creation of Water Amenities — Lakes and ponds may be created in any Zone and
any excavated materials may be disposed of offsite, whether by commercial sale or
otherwise, subject to applicable state and federal regulations. The Town’s Zoning
Administrator shall be notified of an application for a government permit to remove
material from the Property.

Phasing Plan — The development will be done in phases with each POD
representing a distinct phase. Generally, the residential portions of the Property

Page 24 of 30



closest to Highway 34 will be developed first and infrastructure will be initially
accessed from Highway 34. The Pods/phases shown on the Concept Plan may be
developed both individually and simultaneously with other Pods/phases. The
infrastructure required to serve any given Pod/phase shall be installed in
conjunction with that Pod/phase. A subdivision concept plan for each Pod/phase
will be submitted to the Zoning Administrator solely to demonstrate compliance
with this Agreement. Upon approval that the subdivision concept plan meets the
requirements of this Agreement, a preliminary subdivision plat and subsequent final
plat will follow standard subdivision procedures. Upon official subdivision of a
Pod/phase, future Pods/phases will remain part of the larger undeveloped areas of
the Property thereby qualifying the undeveloped portions of the Property for
agricultural property tax treatment. Some commercial development could occur
early in the residential development process, but it is more likely that substantial
commercial development will only occur after substantial residential development
has occurred. Over time, the residential component of the Property will be a major
factor in creating the critical mass needed to support commercial development. It
is anticipated that the Mixed-Use Zones will be subdivided from the larger
Residential Zone prior to actual development of the Mixed-Use Zones to facilitate
coherent future subdivision submissions given the distinct natures of the Zones.

Conversion Plan — Areas of the Residential Zone may be converted to Mixed-Use
Zones for the purposes of facilitating a civic project, school or other public facilities
benefitting the Town or community generally.

. Modifications of the Master Plan — Minor modifications to the Master Plan shall be

governed by the standards set forth in Article 4, Section 9(e) of the Zoning
Ordinance. Additionally, modifications that do not alter the original intent or
increase the intensity of this Master Plan shall be considered minor modifications
and may be approved by the Zoning Administrator. Modifications of the Concept
Plan allowed by this Master Plan as a matter of right will be made by the Master
Developer and delivered to the Zoning Administrator periodically and upon
request. Changing the name of the development by the Master Developer shall be
considered a matter of right under this Master Plan.
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EXHIBIT A
Concept Plan

w0sEnER
[ AN | WALLCONNECT
| enramce | ALONG HHAY 34

Ce |
Loy |

ez

g =
;
-
= = ; Z VAl i PRELIMINARY MASTER PLAN
NS - SBORO SITE
=5, 0 = : = Y
Bons & :
e . - b 2 < SITE SUMMARY LEGEND
: Al 5 150 - PROPOSED CIVIC USE Il #R0POSEDCIICUSE
e 3 Respe Zoves I weousezoe
1120AC. - OPEN SPACE [ - ResoENTIAL Z0NE
BO2IAC - TOTALSITE n - RESIDENTIAL ZONE
s | | [ e
H - AMENITIES AREA
- - PARKE
[l - STORMMIATER DETENTION
e
=
e 77 -wuemness
o
,
7
- 7
el .
= 9
B

SMOAK

snGarnALALE

TRU Rﬁgg‘u T

POTENTIAL SECONDARY E N
TR MO SEWERACKESS 01 - MAY - 2026

Page 27 of 30




EXHIBIT B
Comprehensive Plan
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Exhibit C

Street Design Standards
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EXHIBIT D
Zoning Ordinance
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