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Executive Summary 
This environmental assessment (EA) has been prepared to analyze the potential environmental impacts 
associated with the U.S. Department of Veterans Affairs’ (VA’s) Proposed Action to award a lease to a 
private entity that would construct an outpatient clinic (OPC) for VA to lease and operate in Beaufort 
County, South Carolina. This EA has been prepared in accordance with the National Environmental Policy 
Act (NEPA) of 1969 (42 United States Code § 4321 et seq.). 

Purpose and Need 

The purpose of the Proposed Action is to provide outpatient health care services to area Veterans. 

The Proposed Action is needed to address space gaps and operational inefficiencies at existing clinics 
within the VA Charleston Health Care System that were identified through the VA Strategic Capital 
Investment Planning (SCIP) process. By expanding its capacity, VA would be able to provide area Veterans 
with timely access to state-of-the-art health care and mental health services in a modern facility 
commensurate with current and projected demands. 

Proposed Action and Alternatives 

VA’s Proposed Action is to award a lease to a private entity that would construct an OPC for VA to lease 
and operate for up to 20 years in Beaufort County, SC. VA is considering offers received from three private 
entities, each of which provided a conceptual plan to construct an OPC at one of the three potential sites. 
This EA identifies each potential site and its corresponding conceptual plan as Alternative 1, 2, and 3. VA 
would select only one of the three Alternatives as the Proposed Action. This EA examines Alternatives 1, 
2, and 3, and the No Action alternative in depth. These alternatives are described below.  

Action Alternatives 

Under either Alternative 1, 2, or 3, the private entity would be responsible for designing and constructing 
the OPC in compliance with VA design requirements and applicable federal, state, and local regulations. 
The private entity would also be required to design and construct the OPC to meet Green Building 
Initiative Green Globes certification (GBI 2025). The OPC would be operated and staffed by the Charleston 
VA Health Care System, with approximately 100 new staff members anticipated.  

Details unique to Alternatives 1, 2, and 3 are described in the following sections: 

Alternative 1: The site is located at 708 Robert Smalls Parkway, Town of Port Royal, Beaufort County, SC. 
The site is approximately 27 acres and is undeveloped, wooded land comprised of two adjacent parcels 
(Parcel IDs: R112-031-000-017C-0000 and R112-031-000-0017-0000). The site is surrounded by residential 
development. The Alternative 1 conceptual development plan shows that approximately 15.6 acres in the 
western portion of the site would be developed for the OPC and supporting infrastructure, with the 
remainder of the site remaining undeveloped. 

Alternative 2: The site is located at Robert Smalls Parkway and Goethe Hill Road, north of the intersection 
with Goethe Hill Road, in the City of Beaufort, Beaufort County, SC. The site is approximately 16 acres and 
is undeveloped, wooded land on one parcel (Parcel ID: R120-028-000-0138-0000). The site is surrounded 
by residential development. The Alternative 2 conceptual development plan shows that approximately 13 
acres of the site would be developed for the OPC and supporting infrastructure, with the remainder of 
the wooded area on the northeastern portion of the site remaining undeveloped. 
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Alternative 3: The site is located at 1844 Ribaut Road, Town of Port Royal, Beaufort County, SC. The site 
is approximately 11 acres and consists of three abutting parcels (Parcel IDs: R110-008-000-0114-0000, 
R110-008-000-0115-0000, R110-008-000-0118-0000). The western portion of the site is developed with 
three commercial buildings, and the eastern portion is developed with the former Sea Islands residential 
apartment complex with 10 residential apartment buildings no longer in use. A right-of-way (Parcel ID: 
R110 008 000 0701 0000) identified as Rahn Lane separates the commercial and residential developments 
at the site. The site is surrounded by residential and commercial development. The Alternative 3 
conceptual development plan shows that the entire site would be redeveloped for the OPC and supporting 
infrastructure. 

VA has not identified any other reasonable action alternatives that would meet the purpose and need for 
the Proposed Action. 

No Action Alternative 

Under the No Action alternative, the Proposed Action would not be implemented. VA would continue to 
provide primary, mental health, and specialty care outpatient services at the existing clinic located in the 
Beaufort Naval Hospital in Beaufort, SC. The clinic would continue to have space gaps and operational 
inefficiencies, thus limiting VA’s ability to provide modern, state-of-the-art health care services to 
Veterans in the region. The No Action alternative would not meet the purpose of or need for the Proposed 
Action. The proposed sites for the Beaufort OPC could remain vacant or be developed by others for other 
uses, in accordance with local zoning.  

VA evaluated the No Action alternative in this EA. The No Action alternative provides a benchmark against 
which VA can compare the impacts of implementing the Proposed Action. 

Summary of Potential Environmental Consequences 

Table ES-1 lists the environmental resources evaluated and summarizes the potential impacts to each 
resource from the Proposed Action and the No Action alternative. As shown in Table ES-1, the Proposed 
Action under Alternatives 1, 2, or 3 would result in no significant adverse impact on any of the 
environmental resources analyzed in this EA.
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Table ES - 1. Summary of Potential Environmental Consequences 
Resource Alternative 1 Alternative 2 Alternative 3 No Action 

Alternative 
Aesthetics Construction: Conversion from wooded area to active construction 

site for approximately 18-24 months. Temporary, minor adverse 
impact due to presence of construction equipment and site clearing. 
 
Operation: Permanent, minor adverse impact from conversion of 
wooded area to an active medical facility with a professionally 
maintained landscape. 

Construction: Conversion from wooded area to active construction 
site for approximately 18-24 months. Temporary, minor adverse 
impact due to presence of construction equipment and site clearing. 
 
Operation: Permanent, minor adverse impact from conversion of 
wooded area to an active medical facility with a professionally 
maintained landscape. 

Construction: The existing commercial warehouse and apartment 
complex would be demolished. Active construction site for 
approximately 18-24 months. Temporary, negligible adverse impact 
on aesthetics. 
 
Operation: Permanent, minor beneficial impact from conversion of 
developed area to an active medical facility with a professionally 
maintained landscape.  

No impact 

Air Quality Construction: Emissions of fugitive dust from grading, criteria 
pollutant and greenhouse gas emissions from construction 
equipment and vehicles. Temporary, negligible adverse impact on 
air quality.  
 
Operation: Emissions from heating, ventilation, and air conditioning 
(HVAC), emergency generator testing, and vehicles, resulting in 
permanent, negligible adverse impact on air quality. OPC would be 
designed and operated to achieve Green Building Initiative Green 
Globes certification. 

Construction: Emissions of fugitive dust from grading, criteria 
pollutant and greenhouse gas emissions from construction 
equipment and vehicles. Temporary, negligible adverse impact on 
air quality.  
 
Operation: Emissions from heating, ventilation, and air conditioning 
(HVAC), emergency generator testing, and vehicles, resulting in 
permanent, negligible adverse impact on air quality. OPC would be 
designed and operated to achieve Green Building Initiative Green 
Globes certification. 

Construction: Emissions of fugitive dust from grading, criteria 
pollutant and greenhouse gas emissions from construction 
equipment and vehicles. Temporary, negligible adverse impact on 
air quality.  
 
Operation: Emissions from heating, ventilation, and air conditioning 
(HVAC), emergency generator testing, and vehicles, resulting in 
permanent, negligible adverse impact on air quality. OPC would be 
designed and operated to achieve Green Building Initiative Green 
Globes certification. 

No impact 

Wildlife and Habitat Construction: Construction would clear potential habitat for 
federally and state listed species. Private entity would implement a 
time-of-year-restriction on tree clearing and conduct pre-
construction clearance surveys for protected bat species and 
Migratory Bird Treaty Act birds if construction cannot be avoided 
during nesting season.  
 
Potential habitat for listed plant species was observed in the 
wetland areas. Should the private entity design and construct the 
final OPC to avoid impacts to wetlands, then potential impacts to 
listed plant species would be avoided. However, if the final design 
does not avoid wetland impacts, then the private entity would 
conduct a pre-construction survey for listed plant species during 
optimal plant survey windows to determine the species’ presence or 
absence within the site. If a federally listed species is found within 
the site or is indicated within a one-mile radius of the site, the 
private entity should contact USFWS for further guidance. These 
impact avoidance measures would result in permanent, less-than-
significant adverse impacts on wildlife and habitat.  
 
Operation: No additional impact beyond site development; 
permanent, negligible adverse impact on wildlife and habitat. 

Construction: Construction would clear potential habitat for 
federally and state listed species. Private entity would implement a 
time-of-year-restriction on tree clearing and conduct pre-
construction clearance surveys for protected bat species and 
Migratory Bird Treaty Act birds if construction cannot be avoided 
during nesting season.  
 
Potential habitat for listed plant species was observed in the 
wetland areas. Should the private entity design and construct the 
final OPC to avoid impacts to wetlands, then potential impacts to 
listed plant species would be avoided. However, if the final design 
does not avoid wetland impacts, then the private entity would 
conduct a pre-construction survey for listed plant species during 
optimal plant survey windows to determine the species’ presence or 
absence within the site. If a federally listed species is found within 
the site or is indicated within a one-mile radius of the site, the 
private entity should contact USFWS for further guidance. These 
impact avoidance measures would result in permanent, less-than-
significant adverse impacts on wildlife and habitat.  
 
Operation: No additional impact beyond site development; 
permanent, negligible adverse impact on wildlife and habitat. 

Construction: Site is currently developed. No suitable habitat is 
present for federal or state listed species. For sparse large trees, 
private entity to obtain Town of Port Royal tree removal permit. 
 
Operation: No additional impact beyond site development. No 
impact on wildlife or habitat. 

No impact 
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Resource Alternative 1 Alternative 2 Alternative 3 No Action 
Alternative 

Floodplains, Wetlands, 
and Coastal Zone 

Floodplains: The site is primarily in Zone X, the 500-year floodplain. 
However, the conceptual plan positions most of the OPC 
development outside of the 500-year floodplain, thereby minimizing 
potential for flood damage. Construction and operation would result 
in a permanent, negligible impact on floodplains. 

Wetlands: Two wetlands and one stream were identified on site. 
The conceptual OPC development plan shows the stormwater 
detention pond overlapping part of the W-2 wetland in the 
northwest. Should the private entity design and construct the final 
OPC to avoid filling wetlands, then impacts to wetlands would be 
avoided. However, if impacts to wetlands cannot be avoided and 
filling less than 0.5 acres of the W-2 wetland is necessary, the 
private entity must obtain a Clean Water Act (CWA) Section 404 
Nationwide Permit 39: Commercial and Institutional Developments 
from the U.S. Army Corps of Engineers (USACE). If filling more than 
0.5 acres of wetland, a CWA Section 404 Individual Permit (IP) would 
be required. A CWA Section 401 Water Quality Certification review 
by SC Department of Environmental Services (SCDES) would occur as 
part of the joint federal/state review of Section 404 IP application. 
Private entity to implement required compensatory mitigation. 
Construction and operation would result in a permanent, minor 
adverse impact to wetlands. 

Coastal Zone: Construction and operation consistent with SC 
enforceable coastal zone policies, except Chapter III, Section IV – 
Policy 1.b, which aims to protect wetland resources. Permanent, 
minor impact on coastal zone resources. However, if the final design 
and construction of the OPC avoids wetland impacts, then 
Alternative 1 would be consistent with all coastal zone policies and 
have no impact on coastal zone resources.  
 

Floodplains: The site is primarily outside of a flood hazard area, but 
the eastern portion of the site is in Zone X, the 500-year floodplain. 
Should the final design for the OPC require development within the 
500-year floodplain, the private entity would comply with the City of 
Beaufort floodplain ordinance. Construction and operation would 
have a permanent, negligible adverse impact on floodplains. 

Wetlands: Two wetlands were identified on site. The conceptual 
OPC development plan shows one isolated wetland in the central 
portion of the site would be filled, while portions of the eastern 
wetland would be filled. Should the private entity design and 
construct the final OPC to avoid filling wetlands, then impacts to 
wetlands would be avoided. However, if impacts to wetlands cannot 
be avoided and filling less than 0.5 acres of wetland is necessary, the 
private entity must obtain a CWA Section 404 Nationwide Permit 39: 
Commercial and Institutional Developments from USACE. If filling 
more than 0.5 acres of wetland, a CWA Section 404 Individual 
Permit would be required. A CWA Section 401 Water Quality 
Certification review by SCDES would occur as part of the joint 
federal/state review of Section 404 IP application. Private entity to 
implement required compensatory mitigation. Construction and 
operation would result in a permanent, minor adverse impact to 
wetlands. 

Coastal Zone: Construction and operation consistent with SC 
enforceable coastal zone policies, except Chapter III, Section IV – 
Policy 1.b, which aims to protect wetland resources. Permanent, 
minor impact on coastal zone resources. However, if the final design 
and construction of the OPC avoids wetland impacts, then 
Alternative 2 would be consistent with all coastal zone policies and 
have no impact on coastal zone resources. 

Floodplains: The site is outside 100- and 500-year floodplains. No 
impact on floodplains. 
 
Wetlands: Site contains no wetlands. No impact on wetlands. 
 
Coastal Zone: Construction and operation consistent with SC 
enforceable coastal zone policies. No impact on coastal zone 
resources. 
 

No impact 

Cultural and Historic 
Resources 

Construction and Operation: Based on an Initial Cultural Resources 
Impact Prediction report and a Phase I archaeology investigation 
completed at each site, VA determined the Proposed Action would 
have no adverse effects to historic properties pursuant to 36 CFR 
800.5(b). Closure of the existing VA clinic in the Naval Hospital 
Beaufort would have no impact on operations of the hospital. On May 
5 and 6, 2025, VA initiated Section 106 consultation with the SC State 
Historic Preservation Office (SHPO); Beaufort County Historic 
Preservation Review Board (the Certified Local Government); 
Beaufort County Historical Society; and the five federally recognized 
Tribes with interests in Beaufort County, SC: Alabama-Quassarte 
Tribal Town, Muscogee (Creek) Nation, Catawba Indian Nation, 
Eastern Shawnee Tribe of Oklahoma, and Tuscarora Nation. VA will 
update the Final EA with the outcome of Section 106 consultation 
with the SC SHPO and other consulting parties. 

Construction and Operation: Based on an Initial Cultural Resources 
Impact Prediction report and a Phase I archaeology investigation 
completed at each site, VA determined the Proposed Action would 
have no adverse effects to historic properties pursuant to 36 CFR 
800.5(b). Closure of the existing VA clinic in the Naval Hospital 
Beaufort would have no impact on operations of the hospital. On May 
5 and 6, 2025, VA initiated Section 106 consultation with the SC State 
Historic Preservation Office (SHPO); Beaufort County Historic 
Preservation Review Board (the Certified Local Government); 
Beaufort County Historical Society; and the five federally recognized 
Tribes with interests in Beaufort County, SC: Alabama-Quassarte 
Tribal Town, Muscogee (Creek) Nation, Catawba Indian Nation, 
Eastern Shawnee Tribe of Oklahoma, and Tuscarora Nation. VA will 
update the Final EA with the outcome of Section 106 consultation 
with the SC SHPO and other consulting parties. 

Construction and Operation: Based on an Initial Cultural Resources 
Impact Prediction report and a Phase I archaeology investigation 
completed at each site, VA determined the Proposed Action would 
have no adverse effects to historic properties pursuant to 36 CFR 
800.5(b). Closure of the existing VA clinic in the Naval Hospital 
Beaufort would have no impact on operations of the hospital. On May 
5 and 6, 2025, VA initiated Section 106 consultation with the SC State 
Historic Preservation Office (SHPO); Beaufort County Historic 
Preservation Review Board (the Certified Local Government); 
Beaufort County Historical Society; and the five federally recognized 
Tribes with interests in Beaufort County, SC: Alabama-Quassarte 
Tribal Town, Muscogee (Creek) Nation, Catawba Indian Nation, 
Eastern Shawnee Tribe of Oklahoma, and Tuscarora Nation. VA will 
update the Final EA with the outcome of Section 106 consultation 
with the SC SHPO and other consulting parties. 

No impact 



Draft Environmental Assessment  
Proposed Outpatient Clinic, Beaufort, SC   June 2025 

  ES-5 

Resource Alternative 1 Alternative 2 Alternative 3 No Action 
Alternative 

Geology and Soils Geology: Building foundation not anticipated to encounter bedrock. 
No impact on geological resources during construction or operation. 
 
Soil: Prior to construction, private entity would apply for coverage 
under the SCDES National Pollutant Discharge Elimination System 
(NPDES) General Permit for Stormwater Discharges from 
Construction Activities. Soil erosion and sedimentation minimized by 
implementing permit-required best management practices (BMPs), 
including those specified in SCDES Water Regulations and 
Standards: Erosion and Sediment Reduction and Stormwater 
Management. Construction would result in permanent, minor 
adverse impact on soil quality and prime farmland soil. No impact 
on off-site prime farmland. No mechanisms to further impact soil or 
cause erosion during operation of the OPC. No impact. 

Geology: Building foundation not anticipated to encounter bedrock. 
No impact on geological resources during construction or operation. 
 
Soil: Prior to construction, private entity would apply for coverage 
under the SCDES National Pollutant Discharge Elimination System 
(NPDES) General Permit for Stormwater Discharges from 
Construction Activities. Soil erosion and sedimentation minimized by 
implementing permit-required best management practices (BMPs), 
including those specified in SCDES Water Regulations and 
Standards: Erosion and Sediment Reduction and Stormwater 
Management. Construction would result in permanent, minor 
adverse impact on soil quality and prime farmland soil. No impact 
on off-site prime farmland. No mechanisms to further impact soil or 
cause erosion during operation of the OPC. No impact. 

Geology: Building foundation not anticipated to encounter bedrock. 
No impact on geological resources during construction or operation. 
 
Soil: Prior to construction, private entity would apply for coverage 
under the SCDES National Pollutant Discharge Elimination System 
(NPDES) General Permit for Stormwater Discharges from 
Construction Activities. Soil erosion and sedimentation minimized by 
implementing permit-required best management practices (BMPs), 
including those specified in SCDES Water Regulations and 
Standards: Erosion and Sediment Reduction and Stormwater 
Management. Construction would result in permanent, minor 
adverse impact on soil quality and prime farmland soil. No impact 
on off-site prime farmland. No mechanisms to further impact soil or 
cause erosion during operation of the OPC. No impact. 

No impact 

Hydrology and Water 
Quality 

Construction: Permanent, negligible adverse impact on hydrology 
and water quality by regrading site drainage patterns; construction 
stormwater managed through SCDES NPDES General Permit for 
Stormwater Discharges from Construction Activities and 
implementing and maintaining permit-required BMPs, such as bio-
retention areas, vegetated swales, and retention basins. The private 
entity would also implement a Spill Prevention, Control, and 
Countermeasure (SPCC) plan.  
 
Operation: Permanent, negligible adverse impact on hydrology and 
water quality from increased impervious surface; operational 
stormwater managed in new on-site stormwater detention basins. 

Construction: Permanent, negligible adverse impact on hydrology 
and water quality by regrading site drainage patterns; construction 
stormwater managed through SCDES NPDES General Permit for 
Stormwater Discharges from Construction Activities and 
implementing and maintaining permit-required BMPs, such as bio-
retention areas, vegetated swales, and retention basins. The private 
entity would also implement a Spill Prevention, Control, and 
Countermeasure (SPCC) plan.  
 
Operation: Permanent, negligible adverse impact on hydrology and 
water quality from increased impervious surface; operational 
stormwater managed in new on-site stormwater detention basins. 

Construction: Permanent, negligible adverse impact on hydrology 
and water quality by regrading site drainage patterns; construction 
stormwater managed through SCDES NPDES General Permit for 
Stormwater Discharges from Construction Activities and 
implementing and maintaining permit-required BMPs, such as bio-
retention areas, vegetated swales, and retention basins. The private 
entity would also implement a Spill Prevention, Control, and 
Countermeasure (SPCC) plan.  
 
Operation: Permanent, negligible adverse impact on hydrology and 
water quality from increased impervious surface; operational 
stormwater managed in new on-site stormwater detention basins. 

No impact 

Land Use Construction and Operation: Development consistent with Town of 
Port Royal zoning regulations and the Port Royal 2030 
Comprehensive Plan; Construction and operation would have no 
impact on land use. 

Construction and Operation: Development consistent with City of 
Beaufort zoning regulations and the Beaufort County 2040 
Comprehensive Plan; Construction and operation would have no 
impact on land use. 

Construction and Operation: Development consistent with Town of 
Port Royal zoning regulations and the Port Royal 2030 
Comprehensive Plan; Construction and operation would have no 
impact on land use. 

No impact 

Noise and Vibration Construction: Construction noise maintained in compliance with 
Town of Port Royal noise ordinance and the U.S. Occupational 
Safety and Health Administration (OSHA) worker hearing 
conservation program, resulting in temporary, negligible adverse 
impacts on noise-sensitive receptors in the surrounding community. 
Temporary, negligible adverse impact on vibration-sensitive 
receptors, minimized by distance and assessed further in final 
design. 
 
Operation: Noise generated from HVAC systems, monthly 
emergency generator testing, and vehicles traveling to and from the 
site during operation, resulting in a permanent, negligible adverse 
impact on noise-sensitive receptors in the surrounding community. 
No impact on vibration-sensitive receptors. 
 

Construction: Construction noise maintained in compliance with 
City of Beaufort noise ordinance and the OSHA worker conservation 
program, resulting in temporary, negligible adverse impacts on 
noise-sensitive receptors in the surrounding community. Temporary, 
negligible adverse impact on vibration-sensitive receptors, 
minimized by distance and assessed further in final design. 
 
Operation: Noise generated from HVAC systems, monthly 
emergency generator testing, and vehicles traveling to and from the 
site during operation, resulting in a permanent, negligible adverse 
impact on noise-sensitive receptors in the surrounding area. No 
impact on vibration-sensitive receptors. 
 

Construction: Construction noise maintained in compliance with 
Town of Port Royal noise ordinance and the OSHA worker hearing 
conservation program, resulting in temporary, minor adverse 
impacts on noise-sensitive receptors in the surrounding community. 
Temporary, minor adverse impact on vibration-sensitive receptors, 
minimized by distance and assessed further in final design. 
 
Operation: Noise generated from HVAC systems, monthly 
emergency generator testing, and vehicles traveling to and from the 
site during operation, resulting in a permanent, negligible adverse 
impact on noise-sensitive receptors in the surrounding community. 
No impact on vibration-sensitive receptors. 
 

No impact 
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Resource Alternative 1 Alternative 2 Alternative 3 No Action 
Alternative 

Solid Waste and 
Hazardous Materials 

Construction: The Phase I Environmental Site Assessment (ESA) did 
not identify any recognized environmental conditions at the site. 
Construction debris recycled or reused to extent practicable, 
otherwise transported to an appropriate off-site landfill; additional 
volume of waste would have a temporary, minor adverse impact on 
landfill capacity. 
 

Operation: Routine wastes managed per federal and state 
regulations. Solid wastes generated at the OPC would be disposed of 
in designated bins and dumpsters and transported and disposed of 
at a USEPA-licensed disposal facility. Permanent, negligible adverse 
impact due to minimal volumes of wastes generated and disposed. 
 

Construction: The Phase I ESA did not identify any recognized 
environmental conditions at the site; however, asbestos-containing 
materials (ACMs) and lead-based paints (LBPs) are likely present on 
the buildings. Prior to demolition of the buildings, the private entity 
would be responsible for assessing the buildings for ACM and LBP 
and proper management and disposal of ACM and LBP wastes.  
 
 
Operation: Routine wastes managed per federal and state 
regulations. Solid wastes generated at the OPC would be disposed of 
in designated bins and dumpsters and transported and disposed of 
at a USEPA-licensed disposal facility. Permanent, negligible adverse 
impact due to minimal volumes of wastes generated and disposed. 
 

No impact 

Traffic, Transportation, 
and Parking 

Construction: Prior to constructing entrances along public roads, the 
private entity would be required to apply for and obtain a South 
Carolina Department of Transportation (SCDOT) Encroachment 
Permit to perform work within SCDOT-maintained rights-of-way. 
Additionally, Encroachment Permits would be obtained from the 
Town of Port Royal (for Alternatives 1 and 3) and the City of 
Beaufort (for Alternative 2) for work on roadways in those 
municipalities. Construction material deliveries, facility entrance 
construction, workers commuting to and from the site, and removal 
of equipment once construction is complete would have a 
temporary, negligible impact on traffic.  
 
Operation: During operation, vehicle traffic would increase, but the 
level of service is projected to remain at satisfactory level or above 
for up to the next 20 years, resulting in permanent, negligible 
impact on traffic conditions. 
 

Construction: Prior to constructing entrances along public roads, the 
private entity would be required to apply for and obtain a South 
Carolina Department of Transportation (SCDOT) Encroachment 
Permit to perform work within SCDOT-maintained rights-of-way. 
Additionally, Encroachment Permits would be obtained from the 
Town of Port Royal (for Alternatives 1 and 3) and the City of 
Beaufort (for Alternative 2) for work on roadways in those 
municipalities. Construction material deliveries, facility entrance 
construction, workers commuting to and from the site, and removal 
of equipment once construction is complete would have a 
temporary, negligible impact on traffic.  
 
Operation: During operation, vehicle traffic would increase, but the 
level of service is projected to remain at satisfactory level or above 
for up to the next 20 years, resulting in permanent, negligible 
impact on traffic conditions. 
 

Construction: Prior to constructing entrances along public roads, the 
private entity would be required to apply for and obtain a South 
Carolina Department of Transportation (SCDOT) Encroachment 
Permit to perform work within SCDOT-maintained rights-of-way. 
Additionally, Encroachment Permits would be obtained from the 
Town of Port Royal (for Alternatives 1 and 3) and the City of 
Beaufort (for Alternative 2) for work on roadways in those 
municipalities. Construction material deliveries, facility entrance 
construction, workers commuting to and from the site, and removal 
of equipment once construction is complete would have a 
temporary, negligible impact on traffic.  
 
Operation: During operation, vehicle traffic would increase, but the 
level of service is projected to remain at satisfactory level or above 
for up to the next 20 years, resulting in permanent, negligible 
impact on traffic conditions. 
 

No impact 

Utilities Construction: Utilities services are available; extensions of utility 
lines to the site are required and responsibility of the private entity. 
Private entity to obtain permits required to connect to and utilize 
utility services. Private entity would be required to confirm with 
utility providers that capacities are available to meet the projected 
demands for the OPC. This would result in a temporary, negligible 
adverse impact on utilities due to temporary construction activities 
in rights-of-way. 
 
Operation: Operational utility use is not anticipated to impact 
service quality to existing customers. Private entity would be 
required to design the OPC to achieve Green Globes certification, 
which seeks to ensure the building efficiently uses electricity, water, 
and sewer utilities, lessening the demand for utilities. The increased 
use would result in a permanent, negligible adverse impact on 
utilities. 

Construction: Utilities services are available; extensions of utility 
lines to the site are required and responsibility of the private entity. 
Private entity to obtain permits required to connect to and utilize 
utility services. Private entity would be required to confirm with 
utility providers that capacities are available to meet the projected 
demands for the OPC. This would result in a temporary, negligible 
adverse impact on utilities due to temporary construction activities 
in rights-of-way. 
 
Operation: Operational utility use is not anticipated to impact 
service quality to existing customers. Private entity would be 
required to design the OPC to achieve Green Globes certification, 
which seeks to ensure the building efficiently uses electricity, water, 
and sewer utilities, lessening the demand for utilities. The increased 
use would result in a permanent, negligible adverse impact on 
utilities. 

Construction: Utilities services are available; extensions of utility 
lines to the site are required and responsibility of the private entity. 
Private entity to obtain permits required to connect to and utilize 
utility services. Private entity would be required to confirm with 
utility providers that capacities are available to meet the projected 
demands for the OPC. This would result in a temporary, negligible 
adverse impact on utilities due to temporary construction activities 
in rights-of-way. 
 
Operation: Operational utility use is not anticipated to impact 
service quality to existing customers. Private entity would be 
required to design the OPC to achieve Green Globes certification, 
which seeks to ensure the building efficiently uses electricity, water, 
and sewer utilities, lessening the demand for utilities. The increased 
use would result in a permanent, negligible adverse impact on 
utilities. 

No impact 
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Resource Alternative 1 Alternative 2 Alternative 3 No Action 
Alternative 

Community Services Construction and Operation: OPC resolves service gaps and 
operational inefficiencies at existing clinics within the VA Charleston 
Health Care System. 
 
Permanent, beneficial impact on community services related to 
health care for Veterans. No impact on other local community 
services. 

Construction and Operation: OPC resolves service gaps and 
operational inefficiencies at existing clinics within the VA Charleston 
Health Care System. 
 
Permanent, beneficial impact on community services related to 
health care for Veterans. No impact on other local community 
services. 

Construction and Operation: OPC resolves service gaps and 
operational inefficiencies at existing clinics within the VA Charleston 
Health Care System. 
 
Permanent, beneficial impact on community services related to 
health care for Veterans. No impact on other local community 
services. 

No impact 

Socioeconomics Construction: Potential spending at local vendors and employment 
of construction workers. Temporary, negligible beneficial impact on 
socioeconomics. 
 
Operation: Increase in staff and incidental spending by workers. 
Permanent, negligible beneficial impact on socioeconomics. No 
impact at regional or state level. 

Construction: Potential spending at local vendors and employment 
of construction workers. Temporary, negligible beneficial impact on 
socioeconomics. 
 
Operation: Increase in staff and incidental spending by workers. 
Permanent, negligible beneficial impact on socioeconomics. No 
impact at regional or state level. 

Construction: Potential spending at local vendors and employment 
of construction workers. Temporary, negligible beneficial impact on 
socioeconomics. 
 
Operation: Increase in staff and incidental spending by workers. 
Permanent, negligible beneficial impact on socioeconomics. No 
impact at regional or state level. 

No impact 

Potential for Generating 
Substantial Controversy 

Construction: No controversy anticipated during the construction. 

Operation: Community support for improving Veterans’ timely 
access to modern, state-of-the-art health care services is 
anticipated. 

 

Construction: No controversy anticipated during the construction. 

Operation: Community support for improving Veterans’ timely 
access to modern, state-of-the-art health care services is 
anticipated. 

 

Construction: No controversy anticipated during the construction. 

Operation: Community support for improving Veterans’ timely 
access to modern, state-of-the-art health care services is 
anticipated. 

 

Controversy 
anticipated because 
existing VA clinics 
would remain 
overburdened. 
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ACRONYMS AND ABBREVIATIONS 

Acronym/Abbreviation Definition 
ACAM Air Conformity Applicability Model  
ACM Asbestos-containing material 
APE Area of Potential Effects 
BCC Birds of Conservation Concern 
BER Business Environmental Risk 
BGEPA Bald and Golden Eagle Protection Act 
BMP Best Management Practice 
CFR Code of Federal Regulations  
REC Recognized Environmental Conditions  
SDG Significant Data Gaps 
HREC Historical Recognized Environmental Conditions 
CREC Controlled Recognized Environmental Conditions 
CLV Critical Lane Volume  
CO carbon monoxide 
CO2 Carbon dioxide 
CO2e Carbon dioxide equivalents 
CWA Clean Water Act 
CZMA Coastal Zone Management Act  
dBA A-weighted decibels 
EA Environmental Assessment 
EO Executive Order 
ESA Endangered Species Act 
FEMA U.S. Federal Emergency Management Agency  
FIRMette Flood Insurance Rate Map 
GCR USEPA General Conformity Rule  
GHG greenhouse gas 
HVAC heating, ventilation, and air conditioning 
ICRIP Initial Cultural Resource Impact Prediction  
IP Individual Permit 
IPaC Information for Planning and Consultation 
LBP Lead-based paint 
LOS Level of Service 
MBTA Migratory Bird Treaty Act  
NAAQS National Ambient Air Quality Standards  
NEPA National Environmental Policy Act 
NHD Natural Heritage Database 
NHPA National Historic Preservation Act  
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Acronym/Abbreviation Definition 
NO2 Nitrogen dioxide 
NOA Notice of Availability  
NPDES National Pollutant Discharge Elimination System 
NRCS National Resource Conservation Service  
OPC outpatient clinic 
OSHA U.S. Occupational Safety and Health Administration  
PFO palustrine forested wetland 
Phase I ESA ASTM Phase I Environmental Site Assessment 
PSD Prevention of Significant Deterioration 
PM particulate matter 
SC South Carolina 
SCCMP South Carolina Coastal Management Program 
SCDES SC Department of Environmental Services 
SCDNR South Carolina Department of Natural Resources 
SCDOT South Carolina Department of Transportation 
SCIP Strategic Capital Investment Planning 
SCNHP South Carolina Natural Heritage Program 
SDG Significant Data Gaps 
SHPO State Historic Preservation Office 
SO2 Sulfur dioxide 
SPCC Spill Prevention, Control, and Countermeasure 
USACE U.S. Army Corps of Engineers 
USEPA U.S. Environmental Protection Agency 
USFWS U.S. Fish and Wildlife Service 
USGS U.S. Geological Survey  
VA U.S. Department of Veterans Affairs 
VAMC VA Medical Center 
VdB vibration decibels 
VOC volatile organic compounds  
WQC Water Quality Certification  
WOTUS Waters of the U.S. 
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1.0 INTRODUCTION 

The U.S. Department of Veterans Affairs (VA) prepared this environmental assessment (EA) in accordance 
with the National Environmental Policy Act (NEPA) of 1969 (42 U.S. Code § 4321 et seq.). NEPA requires 
federal agencies to consider the environmental effects of their proposed actions.  

This EA supports the decision-making process for VA’s Proposed Action to award a lease to a private entity 
that would construct an outpatient clinic (OPC) for VA to lease and operate in Beaufort County, South 
Carolina (SC). VA is considering offers received from three private entities, each of which has provided a 
conceptual plan to construct an OPC at one of the three potential sites. This EA identifies each potential 
site and its corresponding conceptual plan as Alternative 1, 2, and 3. VA would select only one of the three 
Alternatives for the OPC. The Alternative 1, 2, and 3 site locations are listed below and shown in maps 
provided in Figures 1, 2, and 3. 

 Alternative 1: 708 Robert Smalls Parkway, Town of Port Royal, Beaufort County, SC (Figure 1)  

 Alternative 2: Robert Smalls Parkway and Goethe Hill Road, City of Beaufort, Beaufort County, SC 
(Figure 2) 

 Alternative 3: 1844 Ribaut Road, Town of Port Royal, Beaufort County, SC (Figure 3) 

This EA presents an analysis of the potential impacts on the human environment from the construction 
and operation of the Proposed Action, as well as the impacts of a No Action alternative. As required under 
NEPA, this EA considers input from the public, agencies, and Tribes into the federal decision-making 
process; provides the federal decision-maker with an understanding of potential environmental effects of 
the decision before making it; identifies measures to reduce potential environmental effects; and 
documents the NEPA process. At the conclusion of the NEPA process, VA will determine whether this EA 
supports a Finding of No Significant Impact or if an Environmental Impact Statement is required. 

Figure 1. Alternative 1 – 708 Robert Smalls Parkway Site Location Map 
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Figure 2. Alternative 2 – Robert Smalls Parkway and Goethe Hill Road Site Location Map 

 

Figure 3. Alternative 3 – 1844 Ribaut Road Site Location Map 
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2.0 DESCRIPTION OF THE PROPOSED ACTION AND ALTERNATIVES 

VA reviewed alternative approaches for meeting the purpose of and need for the Proposed Action. This 
section describes in detail the Proposed Action and the No Action alternative. 

2.1 Proposed Action 
VA’s Proposed Action is to award a lease to a private entity that would construct an OPC for VA to lease 
and operate in Beaufort County, SC. The private entity would construct the OPC on a “build-to-suit” basis 
for VA to lease for up to 20 years.  

Under Alternative 1, 2, or 3, the private entity would design and construct the OPC in compliance with 
applicable VA design requirements and applicable federal, state, and local regulations, as well as meeting 
Green Building Initiative Green Globes certification (GBI 2025), which would minimize energy-related 
emissions using energy-efficient systems where feasible. Prior to construction, the private entity would 
be responsible for obtaining all applicable federal, state, and local permits from appropriate government 
authorities. Construction would take approximately 18-24 months, with operation of the OPC to follow.  

Construction would involve clearing the site of existing vegetation within the proposed limits of 
disturbance, grading, excavation for the building foundation and utilities, installing new utility lines, 
constructing the OPC, and paving for roads, parking, and new entrances. The OPC is anticipated to be no 
more than three stories and would include approximately 500 asphalt-paved parking spaces. Construction 
would require the use of diesel-fueled off-road equipment (backhoes, loaders, graders, paving 
equipment), transport of building materials to the site using on-road multi-axle delivery vehicles, travel to 
and from the site by construction workers, asphalt paving, and vertical construction of the OPC and 
associated infrastructure.  

Following construction, the VA Charleston Health Care System would administer and staff the OPC, with 
approximately 100 new staff anticipated. The OPC would provide enhanced primary care, mental health, 
and specialty care outpatient services to Veterans in the Beaufort County area and surrounding 
communities. The OPC would provide services from approximately 7:00 a.m. to 5:00 p.m., Monday 
through Friday, although the operating hours are subject to change. Services are anticipated to include 
audiology, mental health, telehealth, ambulatory care, an eye clinic, physical and occupational therapy, 
prosthetics, dental services, a lab and pharmacy, and ancillary and diagnostic services.  

2.1.1 Action Alternatives 
VA is considering offers received from three private entities that have proposed conceptual designs for 
the OPC and supporting infrastructure at one of the three potential sites. Under the Proposed Action, VA 
would select only one of the three Alternatives for the OPC. This EA identifies the three action alternatives 
as Alternatives 1, 2, and 3, as described in the following list: 

2.1.1.1 Alternative 1 - 708 Robert Smalls Parkway 
The site is located at 708 Robert Smalls Parkway, Town of Port Royal, Beaufort County, SC. The site is 
approximately 27 acres and is undeveloped, wooded land comprised of two adjacent parcels (Parcel IDs: 
R112-031-000-017C-0000 and R112-031-000-0017-0000). The site is surrounded by residential 
development. The Alternative 1 conceptual development plan shows that approximately 15.6 acres in the 
western portion of the site would be developed for the OPC and supporting infrastructure, with the 
remainder of the site undeveloped. 
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Figure 4. Alternative 1 – Beaufort OPC Conceptual Design 
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Figure 5. Alternative 2 – Beaufort OPC Conceptual Design 

 

Figure 6. Alternative 3 – Beaufort OPC Conceptual Design 

 

2.2 No Action 
Under the No Action alternative, VA would not award a lease to a private entity for a new Beaufort OPC 
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and the Proposed Action would not be implemented. The No Action alternative does not meet the 
purpose of and need for the Proposed Action. However, VA evaluated the No Action alternative in this EA. 
The No Action alternative also provides a benchmark against which VA can compare the impacts of the 
Proposed Action. 

2.3 Summary of Alternatives 
VA has identified three alternatives and the No Action alternative. A single alternative—either Alternative 
1, 2, or 3—would be selected by VA for implementation. The final decision will be based on a 
comprehensive evaluation of environmental, technical, and operational factors. 

The analysis of environmental impacts in this EA focuses on these alternatives to determine the most 
suitable development plan for the Proposed Action. No other action alternatives were identified by VA 
that meet the purpose and need for action. 
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3.0 AFFECTED ENVIRONMENT AND ENVIRONMENTAL 
CONSEQUENCES 

This section describes the existing conditions at the Alternative 1, 2, and 3 sites and presents an analysis 
of the potential impacts of implementing the Proposed Action or the No Action alternative on the human 
environment. The affected environment includes the site, and, depending on the resource, a region 
surrounding the site. When describing the impacts associated with the Proposed Action, the impacts apply 
to Alternatives 1, 2, and 3; in cases where impacts are unique to Alternative 1, 2, or 3, a separate 
subheading for the analysis is provided. 

To ensure consistency in the evaluation of potential environmental effects, this section defines key impact 
terminology used throughout the EA. These definitions clarify the nature, scale, and duration of impacts, 
as well as temporary and permanent changes. Impact intensity is categorized to reflect the degree of 
change a resource may experience due to the Proposed Action. The following definitions provide a 
standardized framework for assessing environmental consequences. 

• Permanent Impacts: Effects that are caused by the action and result in irreversible changes to the 
environment, such as the permanent loss of wetlands due to development. 

• Temporary Impacts: Effects that are caused by the action and are reversible and last for a limited 
period, such as noise disturbances during construction. 

• Negligible Impacts: Effects that are so minor that they do not noticeably alter any important 
attribute of the resource. 

• Minor Impacts: Effects that are detectable but do not significantly alter the resource's attributes. 

• Moderate Impacts: Effects that are readily apparent and alter the resource noticeably but do not 
threaten its integrity. 

• Adverse Impacts: Effects that are detrimental or harmful to the environment, such as pollution 
leading to the decline of wildlife populations. 

• Beneficial Impacts: Effects that are advantageous or positive, like restoration projects improving 
habitat quality. 

For the purposes of this EA, a significant impact is an effect on the environment that is substantial in 
magnitude or duration, considering factors such as the extent of environmental change, potential harm 
to public health or natural resources, and whether the impact is irreversible. The determination of 
significance considers both the intensity of the impact and the broader environmental and societal 
context in which it occurs. If the analysis in this EA identifies significant impacts, a more detailed 
Environmental Impact Statement may be required to further evaluate those effects and identify 
mitigation measures. 

3.1 Environmental Resources Included in this EA for Detailed 
Analysis 

Based on the results of VA’s internal and external scoping, the following resources analyzed in this EA 
include: aesthetics; air quality; wildlife and habitat; floodplains, wetlands and coastal zone; cultural and 
historic resources; geology and soils; hydrology and water quality; land use; noise and vibration; solid 
waste and hazardous materials; traffic, transportation, and parking; utilities; community services; and 
socioeconomics. A definition of the environmental resource is provided in italics at the start of each 
section. 
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3.2 Aesthetics 
Aesthetics refers to the visual interaction between an individual and the environment.  

3.2.1 Affected Environment 
3.2.1.1 Proposed Action - Alternative 1 
The Alternative 1 site is located at 708 Robert Smalls Parkway (SC-170), west of the intersection of Robert 
Smalls Parkway and Shadow Moss Drive, in the City of Beaufort. The site is approximately 27 acres and 
consists of a large, densely wooded area. Residential areas are to the north, east, and west of the site. 
Views towards the site from these residential areas are obstructed by woodland. To the south along 
Robert Smalls Parkway is an apartment complex and commercial buildings. The Alternative 1 site has no 
scenic resources, prominent scenic vistas, and there are no state scenic highways or any other notable 
visual resources in the vicinity of the site.  

3.2.1.2 Proposed Action - Alternative 2 
The Alternative 2 site is also located northeast of the intersection of Robert Smalls Parkway and Goethe 
Hill Road in the City of Beaufort. The site is approximately 16 acres and consists of a large, wooded area. 
Residential areas are to the north, east, and west of the site. Views of the site from these residences are 
obstructed by woodland. Commercial development is present to the south and southeast of the site. The 
Alternative 2 site has no scenic resources, prominent scenic vistas, and there are no state scenic highways 
or any other notable visual resources in the vicinity of the site.  

3.2.1.3 Proposed Action - Alternative 3 
The Alternative 3 site is located northwest of the intersection of Ribaut and Vaigneur Roads in the Town 
of Port Royal. The site is approximately 11 acres and comprises developed land consisting of a residential 
apartment complex and light industrial commercial facilities. Rahn Lane runs in a north-south direction 
through the central portion of the site and separates the commercial area to the west and the residential 
area to the east. Smilax Avenue runs along the northern boundary of the site. To the south is a commercial 
area along Ribaut Road. The land to the north, east, and west of the site is predominantly residential. 
Utility lines border the north and south boundaries of the site. The Alternative 3 site has no scenic 
resources, prominent scenic vistas, and there are no state scenic highways or any other notable visual 
resources in the vicinity of the site. 

3.2.2 Environmental Consequences 
3.2.2.1 Proposed Action – Alternative 1 
3.2.2.1.1 Construction 

Construction of the Proposed Action at the Alternative 1 site would involve the presence of construction 
equipment, vehicles, materials, and related activity that would temporarily affect the visual aesthetics of 
the site. Construction would require clearing the site interior of existing vegetation, grading and 
compacting exposed soil, excavation for utilities, paving for new entrances and parking areas, and vertical 
construction of the OPC.  

Construction activities at the Alternative 1 site would be visible to passersby on Robert Smalls Parkway. 
These activities would temporarily convert the current visual aesthetic of the site from woodland to an 
active construction area. If necessary, the construction contractor would erect temporary construction 
privacy fencing to obstruct views into the site during the construction phase. 
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Therefore, construction of the Alternative 1 site would have a temporary, moderate adverse impact on 
the visual aesthetics. This impact would end once the construction phase is complete. 

3.2.2.1.2 Operation 

The operation of the OPC at the Alternative 1 site would be visible to passersby along Robert Smalls 
Parkway. The size and scale of the OPC development would be similar to other commercial developments 
in the area. The grounds at the OPC would be professionally maintained throughout the duration of VA’s 
lease. 

Therefore, the operation of the Proposed Action at the Alternative 1 site would have a permanent, minor 
adverse impact on aesthetics. 

3.2.2.2 Proposed Action – Alternative 2 
3.2.2.2.1 Construction 

Construction of the Proposed Action at the Alternative 2 site would involve the presence of construction 
equipment, vehicles, materials, and related activity that would temporarily affect the visual aesthetics of 
the site. Construction would require clearing the site interior of existing wooded vegetation, grading and 
compacting exposed soil, excavation for utilities, paving for new entrances and parking areas, and vertical 
construction of the OPC.  

Construction activities at the Alternative 2 site would be visible to passersby along Robert Smalls Parkway 
and Goethe Hill Road. These activities would temporarily convert the current visual aesthetic of the site 
from woodland to an active construction area. If necessary, the construction contractor would erect 
temporary construction privacy fencing to obstruct views into the site during the construction phase. 

Therefore, construction of the Proposed Action at the Alternative 2 site would have a temporary, 
moderate adverse impact on visual aesthetics. This impact would end once the construction phase is 
complete. 

3.2.2.2.2 Operation 

The OPC would be visible to passersby along Robert Smalls Parkway and Goethe Hill Road. The size and 
scale of the OPC development would be similar to other commercial developments in the area. The 
grounds at the OPC would be professionally maintained throughout the duration of VA’s lease. 

Therefore, the operation of the Proposed Action at the Alternative 2 site would have a permanent, minor 
adverse impact on aesthetics. 

3.2.2.3 Proposed Action – Alternative 3 
3.2.2.3.1 Construction 

Construction of the Proposed Action at the Alternative 3 site would involve the presence of construction 
equipment, vehicles, materials, and related activity that would temporarily affect the visual aesthetics of 
the site. Construction would require clearing the site interior of existing commercial and residential 
buildings, pavements, sparse vegetation, grading and compacting exposed soil, excavation for utilities, 
paving for new entrances and parking areas, and vertical construction of the OPC.  

Construction activities for Alternative 3 would be visible to passersby on Ribaut Road, Vaigneur Road, and 
Smilax Avenue. Construction activities would temporarily convert the current visual aesthetic of the site 
from light industrial commercial and residential facilities to an active construction area. If necessary, the 
construction contractor would erect temporary construction privacy fencing to obstruct views into the 
site during the construction phase. 
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Therefore, construction of the Proposed Action at the Alternative 3 site would have a temporary, 
negligible adverse impact on visual aesthetics. This impact would end once the construction phase is 
complete. 

3.2.2.3.2 Operation 

The OPC at the Alternative 3 site would be visible to passersby along Ribaut Road, Vaigneur Road, and 
Smilax Avenue. The size and scale of the OPC development would be similar to other commercial 
developments in the area. The grounds at the OPC would be professionally maintained throughout the 
duration of VA’s lease.  

Therefore, the operation of Proposed Action Alternative 3 would have a permanent, minor beneficial 
impact on aesthetics at the site. 

3.2.2.4 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions at the site, though it 
could be developed by others. Therefore, the No Action alternative would result in no impact on 
aesthetics. 

3.3 Air Quality 
Air quality refers to the concentration of air contaminants in a specific location. Air quality is determined 
by the type and amount of pollutants emitted into the atmosphere, the size and topography of the air 
basin, and prevailing meteorological conditions.  

3.3.1 Affected Environment 
The U.S. Environmental Protection Agency (USEPA) and the SC Department of Environmental Services 
(SCDES) regulate air quality in the state of SC. SCDES develops rules, regulations, and policies for regulating 
air quality in accordance with applicable legislation. USEPA regulations may not be superseded; however, 
state, and local regulations may be more stringent.  

3.3.1.1 Federal Air Quality Standards 
The Clean Air Act of 1970 (42 U.S. Code 7401 et seq.) authorizes USEPA to establish National Ambient Air 
Quality Standards (NAAQS) (40 Code of Federal Regulations [CFR] Part 50) that set acceptable upper 
concentration limits for the following criteria pollutants: particulate matter with an aerodynamic diameter 
less than or equal to 10 micrometers (PM10), particulate matter with an aerodynamic diameter less than 
or equal to 2.5 micrometers (PM2.5), sulfur dioxide (SO2), carbon monoxide (CO), nitrogen dioxide (NO2), 
ozone (O3), and lead (Pb).  

The USEPA General Conformity Rule (GCR) requires federal agencies to demonstrate that actions that they 
undertake, approve, permit, or support in nonattainment and maintenance areas would conform to the 
appropriate USEPA-approved State Implementation Plan (40 CFR Parts 51 and 93). A conformity 
applicability analysis is the first step to assess whether a federal action must be supported by a full 
conformity determination. If the results of the applicability analysis indicate that the total emissions of a 
proposed project would not exceed GCR de minimis emissions thresholds, then the conformity evaluation 
process is complete. If total emissions would equal or exceed federal GCR de minimis thresholds, then a 
full conformity determination is required to ensure that federal actions do not cause or contribute to 
violations of the NAAQS or affect NAAQS attainment.  

Areas that violate NAAQS are designated as nonattainment areas; areas with levels below NAAQS are 
designated as attainment areas. An area may also be classified as a maintenance area if it were once 
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classified as nonattainment but has since reached attainment through implementation of a maintenance 
plan. Beaufort County, SC is designated by USEPA as being in attainment for all criteria pollutants (USEPA 
2025). Because Beaufort County is designated as in attainment for all criteria pollutants, the GCR does not 
apply. Therefore, emissions from temporary mobile construction activities are evaluated using the 
Prevention of Significant Deterioration (PSD) major source thresholds (250 tons per year for criteria 
pollutants; 25 tons per year for lead) as conservative insignificance indicators. These insignificance 
indicators provide a useful benchmark for determining whether emissions from the Proposed Action 
would be expected to cause meaningful air quality impacts in an attainment area. 

3.3.1.2 Greenhouse Gases 
Greenhouse gases (GHGs) include carbon dioxide (CO2), methane, nitrous oxide, sulfur hexafluoride, 
hydrofluorocarbons, and perfluorocarbons. The global warming potential of these GHGs is measured 
relative to CO2, the most abundant GHG, and GHG emissions are typically expressed in terms of pounds 
or metric tons of “CO2 equivalents” or CO2e.  

3.3.1.3 Sensitive receptors  
Sensitive receptors for air quality impacts are those that are the most sensitive to pollution impacts, such 
as young children, older adults, or people with respiratory and other related illnesses. Sensitive receptors 
include schools, daycare facilities, nursing homes, and religious institutions.  

3.3.1.3.1 Proposed Action - Alternative 1  

Sensitive receptors within an approximately one-mile radius of the Alternative 1 site include:  

 North: Broad River Elementary School; Porter School; Third Macedonia Baptist Church 
 South: Alpha Christian Child Development Center; Calvary Baptist Church 
 East: Bridges Preparatory School 
 West: None 

3.3.1.3.2 Proposed Action - Alternative 2  

Sensitive receptors within an approximately one-mile radius of the Alternative 2 site include: 

 North: Faithful Christian Church; Decibel Church; Jericho Church; Canaan Church; Battery Creek 
High School; Jericho School; Robert Smalls Middle School 

 South: Bridges Preparatory School; Peace of Mind Academy LLC; Victory Baptist Church; Love 
House Ministries; Saint Paul’s Church 

 East: Robert Smalls Leadership Academy; Jehovah’s Witness Kingdom Hall; Christ Our Lord 
Episcopal Church; Beaufort Christian School 

 West: Broad River Elementary School; Third Macedonia Baptist Church; Porter School 

3.3.1.3.3 Proposed Action - Alternative 3  

Sensitive receptors within an approximately one-mile radius of the Alternative 3 site include: 

 North: Beaufort Middle School; Mossy Oaks Elementary School; Mossy Oaks Kindergarten-
Preschool; Beaufort-Jasper Headstart Preschool; Cottages at Beaufort; Bethel Tabernacle Church 

 South: Port Royal Elementary School; Port Royal United Methodist Church; St Mark’s Center; 
Union Church of Port Royal 
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 East: The Little Brown School; Sea Island Sprouts; Helena Square Retirement Community; 
Sprenger Health Care of Port Royal; Old Fort Baptist Church; Port Royal Baptist Church; Porter 
Chapel Church; Union Church 

 West: None 

3.3.2 Environmental Consequences 
Construction emissions are primarily based on estimated operational time and number of workdays to 
complete each phase of the Proposed Action. Criteria pollutant emissions for construction of the Proposed 
Action were estimated using the U.S. Air Force’s Air Conformity Applicability Model (ACAM). Although a 
construction period from 2026 to 2027 was used in the model, the actual dates may occur later. Because 
emissions from construction equipment generally decrease over time as newer, more efficient 
technologies replace older models, the 2026 to 2027 timeframe provides a reasonable upper bound for 
anticipated emissions. If construction occurs later, emissions would likely be lower due to the continued 
adoption of cleaner and more efficient equipment. 

Under either Alternative 1, 2, or 3, the Proposed Action would produce construction-related emissions 
over an approximately 18- to 24-month construction period. Construction activities would generate 
criteria pollutants from the use of diesel-fueled off-road equipment (backhoes, loaders, graders, paving 
equipment), on-road heavy-duty vehicles (multi-axle delivery vehicles), construction workers’ passenger 
vehicles, curing of asphalt pavement, and interior painting. Construction would also generate fugitive dust 
from land clearing and earth moving activities. The construction-related emissions would stop once 
construction is completed. 

The estimated construction emissions calculated for Alternatives 1, 2, and 3 are similar, as shown in Table 
3, Table 4, and Table 5 respectively. The tables use emissions of volatile organic compounds (VOC) to 
represent O3 because VOCs may form ground-level O3 by “reacting” with sources of oxygen molecules 
such as nitrogen oxides, and CO in the atmosphere in the presence of sunlight. Under Alternatives 1, 2, or 
3, the annual net changes in estimated emissions associated with construction of the OPC are below the 
PSD insignificance indicators. The insignificance indicators are trivial (de minimis) rate thresholds that have 
been demonstrated to have little to no impact to air quality. These indicators do not define a significant 
impact; however, they do provide a threshold to identify actions that are insignificant. Any action with 
net emissions below the insignificance indicators for all criteria pollutants is considered so insignificant 
that the action will not cause or contribute to an exceedance on one or more NAAQS.  

GHG emissions generated during construction were also evaluated. Under Alternative 1, 2, or 3, 
construction of the Proposed Action would result in temporary GHG emissions from combustion of fossil 
fuels in construction equipment and vehicles, material production and transportation, and site 
preparation activities, including soil disturbance and grading. The GHG emissions from construction would 
end once the construction phase is finished. Though negligible, construction of either Alternatives 1, 2, or 
3 would contribute GHG emissions to the region, but these emissions would stop once construction is 
completed.  

To further reduce criteria pollutants and GHG emissions during construction of the Proposed Action, the 
private entity may incorporate the following strategies to the extent practicable: 

 For construction equipment greater than 150 horsepower, aim to meet USEPA Tier 4 emissions 
standards, or Tier 3 standards if Tier 4 equipment is not available at the time of construction. 

 Tune and maintain all construction equipment in accordance with the equipment manufacturer’s 
recommended maintenance schedule and specifications.  

 Use low-sulfur diesel or biodiesel in construction equipment. 
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Table 4. Alternative 2 – Criteria Pollutant Emissions and GHG Emissions from Construction and 
Operation of the Proposed Action 

Criteria 
Pollutant 

Year 1, construction 
emissions (ton/yr) 

Year 2, construction 
emissions (ton/yr) 

Year 3, operational 
emissions (ton/yr) 

Insignificance 
Indicator (ton/yr)  

VOC 0.207 1.570 0.351 250 
NO2 1.762 1.358 0.836 250 
CO 2.154 1.838 5.341 250 
SO2 0.004 0.003 0.016 250 

PM10 21.597 0.047 0.064 250 
PM2.5 0.062 0.044 0.063 250 

Greenhouse 
Gas 

Year 1, construction 
emissions  

(metric ton/yr) 

Year 2, construction 
emissions  

(metric ton/yr) 

Year 3, operational 
emissions 

 (metric ton/yr) 
Threshold 

CO2  390 294 1,110 Not established 
Methane  0.01541399 0.01135892 0.0296671 Not established 

Nitrous oxide 0.00320568 0.00241028 0.01930472 Not established 
CO2e 391 295 1,114 Not established 

Table 5. Alternative 3 – Criteria Pollutant and GHG Emissions from Construction and Operation of the 
Proposed Action 

Criteria 
Pollutant 

Year 1, construction 
emissions (ton/yr) 

Year 2, construction 
emissions (ton/yr) 

Year 3, operational 
emissions (ton/yr) 

Insignificance 
Indicator (ton/yr) 

VOC 0.200 1.293 0.316 250 
NO2 1.715 1.398 0.595 250 
CO 2.092 1.911 4.807 250 
SO2 0.004 0.003 0.009 250 

PM10 12.167 0.049 0.038 250 
PM2.5 0.060 0.045 0.037 250 

Greenhouse 
Gas 

Year 1, construction 
emissions  

(metric ton/yr) 

Year 2, construction 
emissions  

(metric ton/yr) 

Year 3, operational 
emissions 

 (metric ton/yr) 
Threshold 

CO2  383 300 761 Not established 
Methane  0.01502349 0.01169639 0.02277777 Not established 

Nitrous oxide 0.00311597 0.00249046 0.01266012 Not established 
CO2e 384 301 764 Not established 

3.4 Wildlife and Habitat 
Considerations related to wildlife and habitat include the impacts of a project on wildlife including through 
direct habitat loss; habitat fragmentation; disruption of behavior; or the import, export, or taking of state 
or federally listed endangered species. 

Species that are imperiled may be listed as endangered or threatened under the Endangered Species Act 
(ESA). In addition, specific locations may be mapped and identified as a listed species’ designated critical 
habitat which support the continued conservation of imperiled species by guiding cooperation within the 
federal government. Under Section 7 of the ESA, all federal agencies are required to consult with the U.S. 
Fish and Wildlife Service (USFWS) about actions that they carry out, fund, or authorize to ensure that they 
will not harm a listed species (USFWS 2024). 
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3.4.1.1.2 Federal Listed Species and Habitats 

The USFWS IPaC report for the Alternative 1 site identified thirteen species protected under the ESA that 
have potential to occur within the site, including: one mammal, five birds, three reptiles, one insect 
species, and three flowering plants. The IPaC report did not identify any critical habitat of protected 
species on or near the site.  

The on-site biological habitat assessment completed on December 3 and 4, 2024, found that the site had 
moderate potential for the following two federally listed species to occur: 

• Tricolored bat (Perimyotis subflavus): The site has a large number of mature trees with suitable 
roost characteristics. 

• Pondberry (Lindera melissifolia): The palustrine forested wetland areas could provide suitable 
habitat for this deciduous shrub. 

No suitable habitat was found for any other federally listed threated or endangered species. 

3.4.1.1.3 State Listed Species and Habitats 

SCDNR NHD identified state listed species with the potential to occur in Beaufort County. SCDNR also 
stated that the hoary bat (Lasiurus cinereus) and little brown bat (Myotis lucifugus), both of which are 
listed as highest conservation priority in the SCDNR State Wildlife Action Plan (SWAP), can be found in 
Beaufort and surrounding counties. SWAP species are those species of greatest conservation need not 
traditionally covered under any federally funded programs. 

The on-site biological habitat assessment determined that the site had moderate potential for the 
following three state-listed species to occur: 

• Rafinesque’s big-eared bats (Corynorhinus rafinesquii): This potential is due to the large number 
of mature trees with suitable roost characteristics, the presence of a potential maternity roost 
tree (large trees greater than 15 inches in diameter at breast height [DBH] with good roosting 
characteristics and 100% solar exposure), connectivity to other forested areas, and ready access 
to a perennial source of water. 

• Spotted turtle (Clemmys guttata): The wetland and stream areas could provide suitable habitat 
for this reptile. 

• Broad-striped dwarf siren (Pseudobranchus striatus): The wetland and stream areas could 
provide suitable habitat for this amphibian. 

No suitable habitat was found for any other state listed, threatened, or endangered species. 
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Figure 7. Alternative 1 – Proposed Action Site Land Cover 
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Figure 8. Alternative 2 – Proposed Action Site Land Cover  
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Figure 9. Alternative 3 – Proposed Action Site Land Cover  
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3.4.2 Environmental Consequences 
3.4.2.1 Proposed Action – Alternative 1 and Alternative 2 
3.4.2.1.1 Construction 

The biological habitat assessments found that both the Alternative 1 and Alternative 2 sites had potential 
habitat for the same federal and state listed species and MBTA birds.  

Under Alternative 1 or 2, construction would remove the existing habitat at the site during land clearing 
and grading associated with construction. Due to this loss of potential habitat, VA made a preliminary 
determination of “may affect, not likely to adversely affect” for the federally listed tricolored bat and 
pondberry. State listed species having potential to be impacted by loss of habitat are Rafinesque’s Big-
eared Bat, Spotted turtle, and Broad-striped dwarf siren.  

A “no effect” determination was made for all other federal and state listed species due to the lack of 
suitable habitat at either the Alternative 1 or 2 sites. 

These effect determinations are based on the requirement that the private entity would implement 
impact avoidance measures before construction begins. VA requested written concurrence from USFWS 
and SCDNR on May 9, 2025, to confirm the effect determinations and the following avoidance measures. 
A response was received from SCDNR on June 9, 2025, and from USFWS on June 10, 2025. SCDNR provided 
additional guidance on avoidance measures for the spotted turtle and broad-striped dwarf siren; these 
measures are incorporated in this EA. Additionally, SCDNR stated that the hoary bat (Lasiurus cinereus) 
and little brown bat (Myotis lucifugus), both of which are listed as highest conservation priority in the 
SCDNR State Wildlife Action Plan (SWAP), can be found in Beaufort and surrounding counties, but did not 
identify any required avoidance measures. USFWS requested further information regarding the potential 
presence of suitable habitat for pondberry and indicated their review was still on-going. VA is continuing 
consultation with USFWS and will update the Final EA to reflect the outcome of the consultation. Copies 
of correspondence with SCDNR and USFWS are provided in Appendix D. 

3.4.2.1.1.1 Tricolored bat 

  Avoid tree clearing during the tricolored bat pup season from May 1 to July 15 and the winter 
torpor season from December 15 to February 15.  

3.4.2.1.1.2 Pondberry 

Potential pondberry habitat was identified in the palustrine forested wetland area. Should the private 
entity design and construct the OPC to avoid impacts to wetlands, then there would be no impacts to the 
potential pondberry habitat. 

If impacts to the wetland habitat cannot be avoided, then the private entity would be required to adhere 
to the following impact avoidance measures: 

  Prior to vegetation clearing, a survey would be required for pondberry during its active growth 
period. The survey may be conducted from February through March, or September through 
October. If pondberry is found within the site or is indicated within a one-mile radius of the site, 
the private entity must contact USFWS for further guidance about the need for compensatory 
mitigation, which could include on-site or off-site conservation designed to offset adverse impacts 
to the plant species by ensuring no net loss or even a net gain in conservation outcomes, for the 
species. 
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3.4.2.1.1.3 MBTA birds 

  Avoid tree clearing during the MBTA birds nesting season from February 1 through September 10. 
If clearing is proposed during the nesting season, preconstruction clearance surveys for nesting 
birds would facilitate determination of nesting bird presence and the need for non-disturbance 
buffers. 

3.4.2.1.1.4 Rafinesque’s Big-eared Bat 

 SCDNR recommends assuming presence and abiding by a clearing moratorium from May 1 to July 
31. If avoidance of clearing during the recommended window is not practical, additional 
avoidance and minimization measures are required. These measures are described in detail in the 
SCDNR letter dated June 9, 2025, included in Appendix D. 

3.4.2.1.1.5 Spotted Turtle 

Potential habitat for the Spotted turtle was identified in the palustrine forested wetland and the 
shrub/scrub wetland areas at the Alternative 1 and 2 sites.  

Because the proposed alternatives contain wetlands and the fact that spotted turtles are known to move 
considerable distances between and within habitats and the fact that they are known to occur within 
Beaufort, SCDNR recommends assuming the presence of spotted turtle at the site. To prevent the take of 
a spotted turtle, the private entity can either choose to avoid any construction in areas within or adjacent 
to aquatic resources (e.g. wetlands, streams) from January 15 through July 15, or utilize exclusion methods 
described in the SCDNR letter dated June 6, 2025, and included in Appendix D. These methods include 
installing silt fencing and trapping and relocating individual turtles.  

3.4.2.1.1.6 Broad-striped Dwarf Siren 

Potential broad-striped dwarf siren habitat was identified in the palustrine forested wetland area. Should 
the private entity design and construct the OPC to avoid impacts to wetlands, then there would be no 
impacts to the broad-striped dwarf siren. 

If impacts to wetlands cannot be avoided, then the private entity would be required to adhere to the 
avoidance and minimization measures for the spotted turtle and as well additional measures specific to 
the broad-striped dwarf siren described in the SCDRN letter dated June 6, 2025, and included in Appendix 
D. These measures include trapping efforts to survey for individual sirens using dipnetting or funnel traps, 
and relocation of as many individuals as possible prior to construction. 

A summary of the required time-of-year restrictions on vegetation clearing and additional impact 
avoidance measures are summarized in Table 6. 

3.4.2.1.1.7 USFWS Consultation  

The effect determinations described above are preliminary and are subject to continuing review by USFWS 
under Section 7 consultation. VA is continuing consultation with USFWS and will update the Final EA to 
reflect the outcome of the consultation. Copies of VA’s correspondence with USFWS are provided in 
Appendix D. 

3.4.2.1.1.8 SCDNR Consultation  

VA sent biological concurrence letters to SCDNR on May 9, 2025, requesting concurrence with the above 
biological conclusions and requested any additional mitigation needed to ensure no adverse effects to 
state listed species during construction and operation of the OPC. SCDNR provided a written response on 
June 9, 2025, and provided information on avoidance measures and timing for the following state listed  
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species: spotted turtle, broad-striped dwarf siren, and Rafinesque’s big-eared bat. This information has 
been incorporated in this EA. Copies of VA’s correspondence with SCDNR are provided in Appendix D. 

3.4.2.1.1.9 Tree Removal Permits 

For Alternative 1, which is located in the Town of Port Royal, the Town of Port Royal’s Code of Ordinances, 
Chapter 20, requires a tree removal permit before removing trees with a diameter of 6 inches or greater 
at chest height (Town of Port Royal 2025). Obtaining the permit requires a certified arborist’s tree survey 
and adherence to any conditions set by the town, such as replacement planting or mitigation fees for 
commercial projects. The private entity would be responsible for obtaining the permit and implementing 
any permit-required mitigation. 

For Alternative 2, which is located in the City of Beaufort, the City of Beaufort Community Development 
Department Code, Section 5.4 - Tree Removal, requires a tree removal/pruning application with a certified 
arborist report prior to tree clearing (City of Beaufort 2023). The private entity would be required to 
submit and obtain approval prior to clearing. 

Therefore, with implementation of avoidance measures, construction of the Proposed Action at the 
Alternative 1 or 2 site would have a permanent, minor adverse impact on wildlife and habitat. 

3.4.2.1.2 Operation 

Under Alternative 1 or 2, no further clearing of vegetation would occur following completion of the 
construction phase. The ornamental landscaped vegetation planted and established at the site during the 
construction phase is not anticipated to provide suitable habitat for listed species. Listed species would 
utilize suitable habitat available elsewhere in their range.  

Therefore, operation of the Proposed Action would have a permanent, negligible adverse impact on 
wildlife and habitat. 

Table 6. Alternatives 1 and 2 – Time-of-Year Restrictions and Measures to Avoid Impacts to Wildlife  
Species Jan 1-15 Jan 

15-
31 

Feb 
1-
15 

Feb 
15-
28 

Feb 
16-
28 

Mar Apr May Jun Jul 
1-
15 

Jul 
16-
31 

Aug Sep 
1-
10 

Sep 
11-
30 

Oct Nov 
1-14 

Nov 
15-
30 

Dec 
1-
14 

Dec 15-
31 

Tricolored 
bat, 
Rafinesque’s 
big-eared 
bat 

Winter torpor season, 
no clearing 

Maternity roost tree survey 
conducted prior to tree 
clearing 

Pup season, no clearing (May 1-
July 31) 
 

Maternity roost tree survey conducted prior to tree 
clearing 

Winter 
torpor, 
no 
clearing 

Pondberry Clearing dependent 
on result from 
survey  

Optimal survey window; 
inform USFWS about results 

Clearing dependent on result from survey Optimal survey 
window; inform 
USFWS about 
results 

Clearing dependent on result from 
survey 

Spotted 
turtle, 
Broad-
striped 
dwarf siren 

Silt fencing 
required 
prior to 
construction 

No clearing or construction activities within or adjacent to aquatic resources without 
approval from USACE and SCDNR (Wetlands can be cleared if they are completely 
devoid of surface water and are completely dry) 
 
*Survey required for spotted turtle March 1st – May 15th, if avoidance and 
minimization measures cannot be completed  
 
*Survey required for dwarf siren (fall-spring), if avoidance and minimization 
measures cannot be completed 
 

No restriction on clearing Silt fencing required prior 
to construction 

MBTA Birds No restriction on 
clearing 

Nesting season, tree cavity search is required prior to clearing of trees No restriction on clearing 
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3.4.2.2 Proposed Action – Alternative 3 
3.4.2.2.1 Construction 

The biological habitat assessment confirmed the Alternative 3 site contained no suitable habitat for 
federal or state listed species. The Alternative 3 site is entirely developed with structures and paved areas 
and has few sparse mature trees interspersed among the residential apartment buildings on the eastern 
portion of the site. 

3.4.2.2.1.1 Tree Removal Permit 

The Town of Port Royal’s Code of Ordinances, Chapter 20, requires a tree removal permit before removing 
trees with a diameter of 6 inches or greater at chest height (Town of Port Royal 2025). Obtaining the 
permit requires a certified arborist’s tree survey and adherence to any conditions set by the town, such 
as replacement planting or mitigation fees for commercial projects. The private entity would be 
responsible for obtaining the permit and implementing any permit-required mitigation. 

3.4.2.2.2 Operation 

Under Alternative 3, no further clearing of vegetation would occur following completion of the 
construction phase. The ornamental landscaped vegetation planted and established at the site during the 
construction phase is not anticipated to provide suitable habitat for listed species. Listed species would 
utilize suitable habitat available elsewhere in their range.  

Therefore, operation of the Proposed Action would have a permanent, negligible adverse impact on 
wildlife and habitat. 

3.4.2.3 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions at the site or the 
surrounding area. Therefore, the No Action alternative would result in no impact on wildlife and habitat. 

3.5 Floodplains, Wetlands, and Coastal Zone 
Development in a floodplain may result in adverse impacts to the floodplain that can lead to the 
degradation and loss of natural functions and habitat. In particular, development could have direct and 
indirect detrimental impacts on the quantity and quality of floodplain habitats used by fish and other 
wildlife. 

Protecting wetlands before construction is crucial because wetlands act as natural filters for water 
preventing pollution from reaching waterways, help control flooding by absorbing excess rainwater, 
provide vital habitats for wildlife, and can contribute to shoreline erosion control.  

The coastal zone is a legislatively defined geographic region that establishes the area regulated under the 
federal Coastal Zone Management Act (CZMA), encompassing both land and water areas. Federal 
agencies must show their projects are consistent with state programs to implement the CZMA. 
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Figure 10. Alternative 1 – FEMA FIRMette 
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Figure 11. Alternative 1 – Wetlands and Waters of the U.S. Survey Findings  
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Figure 13. Alternative 2 – Wetlands and Waters of the U.S. Survey Findings 
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Figure 14. Alternative 3 – FEMA FIRMette 
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Table 7. Alternatives 1, 2, 3 – SCCMP Enforceable Policies Consistency Determination Review 

SCCMP Enforceable Policy Alternative 1 Alternative 2 Alternative 3 

Chapter III, Section IV – Policy 1.a 
For locations immediately adjacent to the shoreline, 
water-dependent commercial activities will be given 
priority consideration. Water-dependent is 
interpreted here to include activities which 
functionally require access to the shoreline, for 
example, ship or boat repair or commercial fishing. 
Second priority will be given to water-related 
commercial uses which are significantly enhanced 
economically by proximity to the shoreline, for 
example, motel or restaurant activities. 

Consistent. None of the Alternative sites are located immediately 
adjacent to the shoreline. 

Chapter III, Section IV – Policy 1.b Commercial 
proposals which require fill or other permanent 
alteration of salt, brackish or freshwater wetlands 
will be denied unless no feasible alternatives exist, 
and the facility is water-dependent. Since these 
wetlands are valuable habitat for wildlife and plant 
species and serve as hydrologic buffers, providing for 
storm water runoff and aquifer recharge, commercial 
development is discouraged in these areas. The 
cumulative impacts of the commercial activity which 
exists or is likely to exist in the area will be 
considered. 

May be consistent 
pending final 
design. The 
Alternative 1 
conceptual plan 
shows 
development 
would fill a portion 
(approximately less 
than one acre) of 
the provisionally 
jurisdictional W-2 
wetland in the 
northwestern 
portion of the site. 
However, the 
private entity could 
avoid wetland-
related 
requirements by 
adjusting the final 
design to avoid 
wetland impacts. If 
filling a wetland is 
required, the 
private entity 
would apply for 
and obtain any 
necessary federal 
and state permits 
and implement any 
permit-required 
mitigation. 
 
 

May be consistent 
pending final design. 
The Alternative 2 
conceptual design 
shows development 
would fill the 
isolated W-1 wetland 
(0.38 acre) in the 
central portion of 
the site and 
potentially a portion 
of the provisionally 
jurisdictional W-2 
wetland. However, 
the private entity 
could avoid wetland-
related requirements 
by adjusting the final 
design to avoid 
wetland impacts. If 
filling a wetland is 
required, the private 
entity would apply 
for and obtain any 
necessary federal 
and state permits 
and implement any 
permit-required 
mitigation. 
 
 

Consistent. There are 
no wetlands or 
waterbodies on the 
Alternative 3 site. 
The Proposed Action 
will not fill or alter 
wetlands. 
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SCCMP Enforceable Policy Alternative 1 Alternative 2 Alternative 3 

Chapter III, Section IV – Policy 1.c 
Location of new commercial development in riverine 
and coastal areas where flooding has been a 
recurring, serious problem is discouraged. Within the 
100-year flood plain of coastal waters, commercial 
development must meet the existing Federal 
Insurance Administration (Department of Housing 
and Urban Development) national building 
standards. Inclusion of buffer areas and protection of 
salt, brackish and freshwater wetlands will help 
absorb flood water surges and is encouraged in 
commercial development plans. 

Consistent. The Alternative 1, 2, and 3 sites are not located within 
the 100-year flood plain. 

Chapter III, Section IV – Policy 1.d 
Drainage plans and construction measures for 
commercial development should be designed to 
lessen or eliminate erosion, water quality 
degradation and other negative impacts on adjacent 
waters and wetlands - for example, through buffering 
and filtering runoff water, use of naturally vegetated 
and permeable surfaces rather than paving, and 
grass-ditching and surface drainage rather than 
direct storm water discharges. Best management 
practices developed as part of the Areawide 208 
Waste Treatment Management Program should be 
implemented through the management of major 
new commercial developments. 

Consistent. The Proposed Action includes obtaining a National 
Pollutant Discharge Elimination System General Permit for 
Stormwater Discharges from Construction Activities and 
implementing and maintaining permit-required BMPs to manage 
construction stormwater runoff. The private entity would also 
implement a Spill Prevention, Control, and Countermeasure (SPCC) 
plan. The Proposed Action would include stormwater management 
systems including on-site stormwater detention basins to allow 
stormwater generated on-site to collect in the basin and gradually 
infiltrate into the soil to recharge the groundwater underlying the 
site.  

Chapter III, Section IV – Policy 1.e Adequate sewage 
disposal systems (septic tanks or treatment systems), 
meeting Federal Environmental Protection Agency, 
South Carolina Department of Health and 
Environmental Control, and local health department 
standards must be provided in new commercial 
development. 

Consistent. The Proposed Action would be connected to the 
municipal sewage utility treatment system. 

Chapter III, Section IV – Policy 1.f Shorefront 
commercial development that disrupts existing 
public access will be prohibited. Developers of 
commercial property on the immediate beach or 
riverfront are strongly encouraged to provide such 
area for general public use in their plans. 

Consistent. The proposed action is not located on beach or river-
front areas and will not disrupt public access to the shore. 

Chapter III, Section IV – Policy 2 
Any commercial activities and associated 
development which alter a critical area require a 
permit from South Carolina Department of 
Environmental Services. Commercial buildings and 
structures must meet the requirements of the Rules 
and Regulations for Permitting to obtain a permit. 

Consistent. The Proposed Action is located within the critical area 
permitting boundary; the private entity would apply for and obtain a 
critical area permit from SCDES and will meet the prescribed 
requirements of the permit. 
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3.5.2.2 Proposed Action – Alternative 1 
3.5.2.2.1 Floodplains 

The Alternative 1 conceptual plan shows the majority of the proposed OPC development would be located 
in the western portion of the site, outside of the FEMA-mapped flood hazard area. However, the eastern 
portion of the proposed parking lot and stormwater pond would be located in the 500-year floodplain. 
The specific acreage of development in the 500-year floodplain has not been determined for the 
conceptual plan. 

While the current FEMA map indicates that the Alternative 1 site is not within a FEMA-mapped special 
flood hazard area, and therefore the Town of Port Royal Flood Damage Prevention Ordinance does not 
apply, the private entity would be required to check the FEMA map for updates. If the flood hazard areas 
have been revised and the site is now within a special flood hazard area, the private entity would comply 
with the Town of Port Royal Flood Damage Prevention Ordinance to protect the development from 
potential flood damage. 

Therefore, construction and operation of the Proposed Action under Alternative 1 would have a 
permanent, negligible adverse impact associated with floodplains. 

3.5.2.2.2 Wetlands 

The Alternative 1 conceptual design shows most of the OPC development would be located in the western 
portion of the site, avoiding the majority of mapped wetlands. However, the conceptual plan shows a 
stormwater detention pond overlapping a portion of the W-2 wetland (palustrine scrub shrub wetland) in 
the northwestern portion of the site. The specific acreage of filling of the W-2 wetland has not been 
determined for conceptual plan. 

Should the final design for Alternative 1 retain the need to fill a portion of the W-2 wetland, and the area 
to be filled is less than 0.5 acres, then the Proposed Action would be eligible for a Clean Water Act (CWA) 
Nationwide Permit 39: Commercial and Institutional Developments issued by USACE. The private entity 
would be responsible for applying for and obtaining the permit, as well as implementing any permit-
required mitigation.  

If the final design requires filling greater than 0.5 acres of wetlands, then the private entity would be 
required to apply for a Clean Water Act (CWA) Section 404 Individual Permit (IP) from USACE. A 12- to 18-
month processing timeline is standard for obtaining a Section 404 IP from USACE. Concurrently with this 
process, a CWA Section 401 Water Quality Certification (WQC) review by the SCDES would occur as part 
of the joint federal/state review of Section 404 IP application. The private entity would be responsible for 
implementing any compensatory mitigation for unavoidable wetland impacts, as required by USACE and 
SCDES. 

Should the final design entirely avoid filling wetlands, then a wetland permit and mitigation would not be 
required. 

Therefore, the construction and operation of the Proposed Action at the Alternative 1 site would have a 
permanent, minor adverse impact on wetlands. 
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3.5.2.3 Proposed Action - Alternative 2 
3.5.2.3.1 Floodplains 

The Alternative 2 conceptual design plan shows the proposed OPC would be primarily located in the 
western and central portion of the site, which is not located in a FEMA-mapped flood hazard area. 
However, the eastern portion of a proposed stormwater management pond would be located in the 500-
year floodplain.   

Should the final design for the OPC development require development within the 500-year floodplain, 
then the private entity would comply with the City of Beaufort floodplain ordinance to ensure that the 
OPC development incorporates design elements to prevent flood damage and does not induce flooding 
elsewhere on- or off-site (City of Beaufort 2025). 

Therefore, construction and operation of the Proposed Action under Alternative 2 would have a 
permanent, negligible adverse impact on floodplains. 

3.5.2.3.2 Wetlands 

The Alternative 2 conceptual design plan proposes filling the entire 0.38-acre wetland (W-1) located in 
the central part of the site to accommodate the OPC building and parking areas. Additionally, a portion of 
the eastern wetland (W-2) would be filled for a stormwater detention pond. The acreage of the fill 
required for the W-2 wetland has not been specified at the conceptual plan phase. 

Should the final design for Alternative 2 retain the need to fill wetlands, and the area to be filled is less 
than 0.5 acres, then the Proposed Action would be eligible for a Nationwide Permit 39: Commercial and 
Institutional Developments. The private entity would be responsible for applying for and obtaining the 
permit, as well as implementing any permit-required mitigation.   

If the final design requires filling greater than 0.5 acres of wetlands, then the private entity would be 
required to apply for a CWA Section 404 IP from USACE. A 12- to 18-month processing timeline is standard 
for obtaining a Section 404 IP from USACE. Concurrently with this process, a CWA Section 401 WQC review 
by the SCDES would occur as part of the joint federal/state review of Section 404 IP application. The 
private entity would be responsible for implementing any compensatory mitigation for unavoidable 
wetland impacts, as required by USACE and SCDES. 

Therefore, the construction and operation of the Proposed Action at the Alternative 2 site would have a 
permanent, minor adverse impact on wetlands. 

3.5.2.4 Proposed Action - Alternative 3 
3.5.2.4.1 Floodplains 

The Alternative 3 site is outside the 100- and 500-year floodplains and would have no impact on 
floodplains. 

3.5.2.4.2 Wetlands 

There are no wetlands located at the Alternative 3 site. Therefore, the Proposed Action at the Alternative 
3 site would have no impact on wetlands. 

3.5.2.5 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions at any of the sites. 
Therefore, the No Action alternative would result in no impact on wetlands. 
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3.6 Cultural and Historic Resources 
Cultural resources include both archaeologically significant elements and historic elements. The 
Archaeological Resources Protection Act prohibits the excavation of archaeological resources on federal 
lands. The National Historic Preservation Act (NHPA) of 1966, as amended, provides for the preservation 
of historic properties. Section 106 of the NHPA requires that federal agencies consider the impacts of their 
actions on such properties. Section 110 requires all federal agencies to assume responsibility for the 
preservation of historic properties under federal agency ownership or control. 

3.6.1 Affected Environment 
3.6.1.1 Proposed Action – Alternatives 1, 2, and 3 
3.6.1.1.1 Initial Cultural Resource Impact Prediction Study 

In February 2025, an Initial Cultural Resource Impact Prediction (ICRIP) study was performed at each of 
the Alternative 1, 2, and 3 sites to assess the potential impacts of the Proposed Action on the Area of 
Potential Effect (APE) in compliance with Section 106 of the National Historic Preservation Act (NHPA). 
The APE, as defined in 36 CFR 800.16(d), is “the geographic area or areas within which an undertaking 
may directly or indirectly cause alterations in the character or use of historic properties, if any such 
properties exist. The area of potential effects is influenced by the scale and nature of an undertaking and 
may be different for different kinds of effects caused by the undertaking.” The APE included 28.2 acres 
with a 250-foot buffer for Alternative 1; 16 acres with a 250-foot buffer for Alternative 2; and 10.56 acres 
with a 250-foot buffer for Alternative 3. All alternatives consider viewshed and other potential effects. 
The APE also included Naval Hospital Beaufort at 1 Pinckney Boulevard, Beaufort, SC, where VA currently 
operates a primary care clinic within Naval Hospital Beaufort. VA anticipates ceasing operations at this 
existing clinic and moving operations to the new OPC upon completion of its construction. Closure of this 
existing clinic would have no impact on other operations of Naval Hospital Beaufort. 

The ICRIP incorporated the findings from Phase I archaeological surveys completed in December 2024 at 
the Alternative 1, 2, and 3 sites. The Phase I archaeological surveys were performed to assess the potential 
for finding precontact Native American and historic properties, as well as potential for cultural material 
related to former structures at each of the Alternative sites. All shovel tests completed were negative for 
cultural material. 

The existing VA Beaufort Primary Care Clinic is located in the Naval Hospital Beaufort at 1 Pinckney 
Boulevard, Beaufort, SC. VA assumes that the Beaufort Naval Hospital is eligible for the National Register 
of Historic Places. Regardless of which Alternative site is selected, the existing VA clinic inside the Naval 
Hospital would be closed; VA has determined that closure of this clinic would have no effect to the 
operation of the hospital.  

3.6.1.1.2 Section 106 Consultation 

Based on the ICRIPs for Alternative 1, 2, and 3, VA determined that there are no known National Register 
of Historic Places listed or eligible properties within the APE. As a result, implementing the Proposed 
Action at the Alternative 1, 2, or 3 site would have no adverse effects to historic properties, pursuant to 
36 CFR Part 800.5(b). 

On May 5 and 6, 2025, VA initiated Section 106 consultation with the SC State Historic Preservation Office 
(SHPO); Beaufort County Historic Preservation Review Board (the Certified Local Government); Beaufort 
County Historical Society; and the five federally recognized Tribes with interests in Beaufort County, SC: 
Alabama-Quassarte Tribal Town, Muscogee (Creek) Nation, Catawba Indian Nation, Eastern Shawnee 
Tribe of Oklahoma, and Tuscarora Nation, as required under NHPA, Native American Graves Protection 
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and Repatriation Act, Executive Order (EO) 13007 Indian Sacred Sites, and EO 13175 Consultation and 
Coordination with Indian Tribal Governments. VA provided the Section 106 consultation parties with a 
copy of the ICRIP and Phase I archaeological survey and a written request for concurrence with VA’s 
determination of finding that the Proposed Action would result in no adverse effects to historic properties, 
pursuant to 36 CFR Part 800.5(b). 
On June 10, 2025, the SC SHPO informed VA that their Section 106 review is on-going. VA will incorporate 
the results of completed Section 106 consultation with the SC SHPO and consulting parties into the Final 
EA. 
Copies of Section 106 consultation correspondence are included in Appendix C.  

3.6.2 Environmental Consequences 
3.6.2.1 Proposed Action – Alternatives 1, 2, and 3 
As discussed in Section 3.6.1.1.2, VA concluded that the Proposed Action at the Alternative 1, 2, or 3 sites 
would result in no adverse effect to historic properties.  The only historic property within the APE is the 
Beaufort Naval Hospital, however, when the existing VA clinic inside the Naval Hospital is closed and 
transferred to the new OPC, there will be no effect to the operations of the hospital. Therefore, 
construction and operation of the Proposed Action at the Alternative 1, 2, or 3 sites would have no impact 
on cultural and historic properties. 

3.6.2.2 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions at the site. Therefore, 
the No Action alternative would also result in no effect on cultural and historic resources. 

3.7 Geology and Soils 
The geology of an area includes surface and bedrock materials, its orientation and faulting, and geologic 
resources such as mineral deposits, petroleum reserves, and fossils. Soils refers to unconsolidated earthen 
materials overlaying bedrock or other parent material. Excavation, soil erosion, soil compaction, soil 
horizon removal, grading, and cutting and filling operations can result in a potential loss of soils and/or 
changes in geology. 

3.7.1 Affected Environment 
3.7.1.1 Proposed Action – Alternative 1, 2, and 3 
3.7.1.1.1 Geology 

The Alternative 1, 2, and 3 sites are located in Beaufort County, which is situated within the Atlantic 
Coastal Plain physiographic province, characterized by a gently sloping terrain composed of 
unconsolidated sediments that extend from the Fall Line to the Atlantic Ocean. This region's geological 
framework consists of a sequence of sedimentary formations ranging from the Cretaceous to the 
Quaternary periods (USGS 1936). The region's geomorphology has been significantly influenced by sea-
level fluctuations, sediment deposition, and erosion processes over geological time scales. The subsurface 
geology of the Beaufort area includes several significant formations: 

• Peedee Formation (Late Cretaceous): Comprising primarily gray to greenish-gray, fine- to 
medium-grained, glauconitic, fossiliferous sand and silt, this formation serves as a foundational 
unit in the region. 
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Figure 17. Alternative 3 – NRCS Mapped Soils 

 

3.7.2 Environmental Consequences 
3.7.2.1 Proposed Action – Alternative 1, 2, and 3 
3.7.2.1.1 Construction 
3.7.2.1.1.1 Geology 

Construction activities at any one of the Alternative 1, 2, or 3 sites are not anticipated to contact bedrock. 
Therefore, the Proposed Action would have no impact on geological resources.  

3.7.2.1.1.2 Soils 

Under Alternative 1, 2, or 3, construction activities would require disturbing more than one acre of soil 
during land clearing and grading to prepare the site for the construction of the OPC and supporting 
infrastructure. This process would expose soils and make them susceptible to erosion by wind and surface 
runoff.  

As a result, prior to construction, the private entity would apply for coverage under the SCDES National 
Pollutant Discharge Elimination System (NPDES) General Permit for Stormwater Discharges from 
Construction Activities (SCDES 2024). The NPDES is a program under the CWA that controls water pollution 
by regulating point sources that discharge pollutants into waters of the United States, requiring permits 
for such discharges and is required for projects that disturb more than one acre of land. The NPDES 
program ensures that discharges meet specific standards and conditions to protect water quality. The 
NPDES General Permit application would include a Stormwater Pollution Prevention Plan that outlines the 
measures to be implemented and maintained to prevent stormwater runoff during the construction 
phase.  
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To minimize soil erosion and sedimentation of runoff during construction, the private entity would be 
responsible for implementing and maintaining the permit-required BMPs including those specified in 
SCDES Water Regulations and Standards: Erosion and Sediment Reduction and Stormwater Management 
(SCDES 1993), which include but are not limited to: 

 Installing and maintaining sedimentation and erosion control measures, including silt fences and 
water breaks, detention basins, filter fences, sediment berms, interceptor ditches, synthetic hay 
bales, rip-rap, and/or similar physical control structures. 

 Retaining on-site vegetation to the maximum extent possible. 
 Revegetating disturbed areas with native, non-invasive vegetation as soon as construction is 

completed. 
During construction, the private entity would implement spill and leak prevention and response 
procedures, including maintaining a complete spill kit at the site, to reduce the impact of incidental 
releases of construction vehicle fluids (such as diesel or hydraulic fluids) on soil quality. Releases of 
regulated quantities of petroleum-based fluids would be reported to VA and SCDES and cleaned up 
according to state regulatory requirements.  

Therefore, the construction of the Proposed Action at any one of the Action Alternative 1, 2, or 3 sites 
would have a permanent, minor adverse impact on soil quality. 

3.7.2.1.1.3 Prime Farmland 

Under Alternatives 1, 2, or 3, development of the site would permanently and directly convert prime 
farmland soils to non-agricultural use. However, the Proposed Action has no mechanism to limit, restrict, 
or prevent access to other prime farmland soils in the area.  

Therefore, construction of any one of the Alternatives 1, 2, or 3, would have a permanent, minor adverse 
impact on prime farmland soils at the site, but no impact on off-site prime farmland.  

In accordance with the Farmland Protection Policy Act, VA completed the Farmland Conversion Impact 
Rating Form AD-1006. This form is used to assess whether the site is farmland subject to the Farmland 
Protection Policy Act. VA determined that neither Alternative 1, 2, or 3 would exceed the recommended 
allowable level based on each site’s farmland conversion impact rating score determined by NRCS’s land 
evaluation and site assessment system. A copy of USDA Form AD-1006 is included in Appendix B for NRCS 
review. Copies of correspondence with NRCS are included in Appendix B. 

3.7.2.1.2 Operation 
3.7.2.1.2.1 Geology 

Under any one of the Alternatives 1, 2, or 3, operation of the Proposed Action would have no mechanism 
to impact bedrock.  

3.7.2.1.2.2 Soils 

Under any one of the Alternatives 1, 2, or 3, during operation, soils previously exposed during construction 
would be revegetated or covered with structures, asphalt/paving, or landscaping. The private entity would 
ensure that stormwater management facilities, which help to prevent soil erosion due to stormwater 
runoff, would function as designed for the duration of VA’s lease. 

Therefore, the operation of the Proposed Action at any one of the Alternative 1, 2, or 3 sites would have 
no impact on soils.  
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3.7.2.2 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions. Therefore, the No 
Action alternative would result in no impact on geology or soils. 

3.8 Hydrology and Water Quality 
Hydrology and water quality considerations relate to both surface water and groundwater and the impact 
of stormwater on both. Stormwater is surface water runoff generated from precipitation and has the 
potential to introduce sediments and other pollutants into surface waters. Impervious surfaces such as 
buildings, roads, parking lots, and even some natural soils increase surface runoff. Stormwater 
infrastructure includes the manufactured conveyance systems that function together with natural 
drainages to collect and control the rate of surface runoff during and after a precipitation event. In 
urbanized areas, stormwater that is not infiltrated into the ground or discharged to a waterbody may be 
conveyed to stormwater management systems which are designed to contain runoff on site during 
construction and to maintain predevelopment stormwater flow characteristics following development 
through either the application of infiltration or retention practices. 

3.8.1 Affected Environment 
Beaufort County is located on the lower Coastal Plain, with a significant portion of the area comprised of 
marshes and swamps (SCWRC 1989). The lower Coastal Plain slopes gently coastward, its altitudes ranging 
from more than 200 ft above sea level to sea level. The hydrogeology of Beaufort County is characterized 
by the Floridan aquifer as the primary source of groundwater, particularly its upper unit. The Floridan 
aquifer is a major source of groundwater supplies due to its high productivity and good water quality. The 
depth to groundwater in Beaufort varies by aquifer and location, generally ranging from approximately 4 
to 14 feet below land surface in the surficial aquifer and from 4- to over 22-feet below land surface in the 
Floridan aquifer. These depths can change based on location in the landscape, tides, and precipitation 
(SCWRC 1989).  
Beaufort County is located within the Salkehatchie River basin, in the southern Coastal Plain (SCDNR 
2013). This hydrologic basin extends 95 miles inland from the Atlantic Ocean and also includes parts of 
Aiken, Allendale, Bamberg, Barnwell, Colleton, Hampton, and Jasper Counties. The major streams draining 
this mostly middle and lower Coastal Plain basin are the Salkehatchie River, Coosawhatchie River, and 
Ashepoo River. The Salkehatchie and Little Salkehatchie Rivers join to form the tidally-influenced 
Combahee River. The Coosawhatchie River discharges into the Broad River, a tidal saltwater river that also 
receives drainage from surrounding marshlands. The coastal area of this basin contains the most extensive 
estuarine water bodies in the State. These coastal water bodies are dominated by St. Helena Sound and 
Port Royal Sound and include numerous, often interconnecting, tidal creeks and rivers (SCDNR 2013). 

Each of the Alternative 1, 2, and 3 sites are located in the Broad River/Port Royal Sound watershed (HUC 
12 – 0305020806) (USGS 2025b) (SCDES 2024b). Watersheds, or drainage basins, are areas of land that 
drain into rivers or bodies of water. Broad River is a tidally-influenced system, often characterized by 
naturally low dissolved oxygen concentrations and pH levels. The majority of Broad River supports aquatic 
life and recreational uses.  
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3.8.1.1 Proposed Action – Alternative 1 
3.8.1.1.1 Surface Water Features 

As previously discussed in Section 3.5.1.2.2, the wetland and WOTUS survey at the Alternative 1 site 
identified one stream, a secondary unnamed tributary to the Broad River, in the central portion of the site 
and draining from north to south. No other surface water features were identified at the site. 

3.8.1.1.2 Groundwater Characteristics 

According to the USGS National Water Information System (NWIS), there is an inactive groundwater well 
(USGS Well Site ID 322413080461000) located approximately 0.4 miles west of the Alternative 1 site 
(USGS 2025b). The groundwater level was recorded at 23.08 feet below land in 1957; no other data was 
available for this well from USGS. A second inactive groundwater well (USGS Well Site ID 
322427080461609) located approximately 0.6 miles northwest of the Alternative 1 site showed a single 
groundwater level at 18.6 feet below land in 2004; no other data was available for this well from USGS 
(USGS 2025b).  

3.8.1.1.3 Stormwater Management and Drainage Patterns 

The Alternative 1 site is undeveloped and lacks constructed stormwater management features. The site 
topography generally slopes east, and overland surface flow is anticipated to be toward the east following 
the slope. The majority of the Alternative 1 site is also located within a FEMA-mapped 500-year floodplain. 

3.8.1.2 Proposed Action – Alternative 2 
3.8.1.2.1 Surface Water Features 

As previously discussed in Section 3.5.1.3.2, the wetland and WOTUS survey at the Alternative 2 site 
identified one stream, a secondary unnamed tributary to Battery Creek, that was present along the 
northeastern boundary of the site. No other surface water features were identified at the site. 

3.8.1.2.2 Groundwater Characteristics 

According to the USGS NWIS, there is an inactive groundwater well (USGS Well Site ID 322518080445909) 
located approximately 850 feet to the northwest of the Alternative 2 site (USGS 2025c). The groundwater 
level was recorded as ranging from 18.98 feet to 21.10 feet between 2004 and 2010. 

3.8.1.2.3 Stormwater Management and Drainage Patterns 

The Alternative 2 site is undeveloped and lacks constructed stormwater management features. The site 
topography generally slopes east, and overland surface flow is anticipated to be toward the east, following 
the slope, draining to the unnamed stream along the northeastern site boundary. The eastern portion of 
the site is also located within a FEMA-mapped 500-year floodplain. 

3.8.1.3 Proposed Action – Alternative 3 
3.8.1.3.1 Surface Water Features 

There are no surface water features at the Alternative 3 site. The nearest surface water body is Battery 
Creek, located approximately 1,000 feet west of the site. 

3.8.1.3.2 Groundwater Characteristics 

According to the USGS NWIS, there is an inactive groundwater well (USGS Well Site ID 322309080415500) 
located approximately 150 feet to the northeast of the Alternative 3 site (USGS 2025b). The groundwater 
level was recorded at 22.91 feet in 1992; no other data for this well was available from USGS. 
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Therefore, the operation of the Proposed Action would have a permanent, negligible adverse impact on 
hydrology and water quality.   

3.8.2.2 No Action Alternative 
Under the No Action alternative, there would be no change to existing conditions. Therefore, the No 
Action alternative would result in no impact on hydrology and water quality. 

3.9 Land Use 
Considerations related to land use help to provide insights into existing land use patterns, identify potential 
conflicts, and inform decisions related to zoning and infrastructure planning. 

3.9.1 Affected Environment 
3.9.1.1 Proposed Action – Alternative 1 
The Alternative 1 site is identified on the Beaufort County Online Geographic Information Systems (GIS) 
website zoning map as 708 Robert Smalls Parkway, within the municipal limits of the Town of Port Royal, 
and in the “T4 Neighborhood Center Open” (T4NCO) zoning district. The Town of Port Royal defines the 
T4NCO zoning district as an area designed to provide neighborhoods with a broader amount of retail and 
service uses (Port Royal 2024). The surrounding land use is primarily residential, consisting of single-family 
homes and apartments, with commercial properties interspersed. Land use in the general area varies from 
low to high intensity, as shown on the land use cover map in Figure 18. 

Figure 18. Alternative 1 – Land Use Cover Map 

 
  



Draft Environmental Assessment  
Proposed Outpatient Clinic, Beaufort, SC   June 2025 

51 

3.9.1.2 Proposed Action - Alternative 2 
The Alternative 2 site is located at Robert Smalls Parkway and Goethe Hill Road, north of the intersection 
with Goethe Hill Road, and identified on the Beaufort County Online GIS website zoning map as part of a 
larger parcel identified as 301 Robert Smalls Parkway, within the municipal limits of the City of Beaufort, 
and in the Institutional & Campus district. The City of Beaufort defines the Institutional & Campus district 
as supporting generally non-residential institutions and employment areas that are designed in a campus-
like setting, such as hospitals, universities, research facilities, and offices. Surrounding land use is 
predominantly residential with single family homes and apartments, with commercial properties 
interspersed. Land use in the general area varies from low to medium intensity, as shown on the land use 
cover map in Figure 19. 

Figure 19. Alternative 2 – Land Use Cover Map 

 
3.9.1.3 Proposed Action - Alternative 3 
The Alternative 3 site is identified on the Beaufort County Online GIS website zoning map as 1830 and 
1844 Ribaut Road and 1807 Rahn Lane, within the municipal limits of the Town of Port Royal, and in the 
Town of Port Royal “T5 Main Street” zoning district. This T5 Main Street Zone consists of higher density, 
mixed-use buildings that accommodate retail, rowhouses, offices, and apartments along primary 
thoroughfares within a neighborhood framework. A tight network of streets defines this Zone as a highly 
walkable area. Buildings are set very close to the frontages in order to define the public realm. 
Surrounding land use is predominantly residential with single family homes and apartments, with some 
commercial and light industrial properties interspersed. Land use in the general area varies from low to 
medium intensity, with higher intensity land use concentrated along Ribaut Road, as shown on the land 
use cover map in Figure 20. 


