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Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

 Minutes of the July 19, 2011
Regular Scheduled Meeting

Members Present: Chairman, Kim Thomas; Vice-Chairman, Dr. Earl Bostick; Mr. Alex Pinckney; Mr. Don Knowles; Mr. Bill Young; Ms. Courtney Flexon; and Mr. Thomas Jenkins.
Members Absent: None
Staff and Consultants Present: Mr. David Jirousek; Mr. Kevin Smith, Consultant; Mr. Rick Karkowski, Consultant; and Lisa Lamb.
Others Present: Mr. Bob Jarrell, Mr. Reed Armstrong, and Councilman Henry Etheridge. 
Call to Order: Chairman Thomas brought the meeting to order at approximately 6:30 pm.
Invocation & Pledge of Allegiance: Invocation was given by Mr. Pinckney. The Pledge of Allegiance was done in unison.
Approval of Agenda: Mr. Pinckney motioned to accept the Agenda as published, seconded by Mr. Jenkins. The Commission voted unanimously in favor of the motion.
Approval of Minutes; June 14, 2011: Mr. Jenkins motioned to approve the Minutes of the June 14, 2011 Meeting as written, seconded by Mr. Pinckney. The Commission voted unanimously in favor of the motion.

New Business:

A. Zoning Map Amendment; Rural Preservation, 052-00-12-022, ACE Firearms Training Center: Ms. Lamb said this is a request for a Zoning Map Amendment for Rural Preservation (RP). The Applicant is ACE Firearms Training Center, which is owned by Mr. Bobby Jarrell. The subject property consists of 13.9 acres and is located off of Pinelevel Church Road and is currently zoned Residential (R). The Applicant is a Concealed Weapons Permitting (CWP) Instructor and he proposes to teach classes at his home located on the subject property. The proposed use falls under the North American Industry Classification System (NAICS) section of Gun Clubs and Skeeting Ranges, which is allowed in the RP District. The Zoning Map Amendment Application is reviewed by considering the Comprehensive Plan. The Comprehensive Plan’s Future Land Use Map, which designates the subject area as Rural Resource District and has characteristics of very low density development, agriculture, forestry and conservation activities. Other factors that should be considered are adjacent zoning, which includes designations of R and RP; adjacent land uses, which are residential and agricultural. Staff recommends the subject property be designated as RP based on compatibility with the Comprehensive Plan’s Land Use Map, adjacent zoning and adjacent land uses. 

Mr. Knowles asked the Applicant what kind of range he has; if there are overhead baffles; and what is the maximum caliber of gun that will be fired. Mr. Jarrell said he built the range his self, which consists of heavy clay and heavy sands. It is an outdoor shooting range. The berm is 10’ tall, 55’ wide and 12’ thick, interlaced with 6x6 crossties. There are no overhead baffles. He said he is teaching handgun classes and the State Law Enforcement Division allows any type caliber of handguns from a 22 to a 45 caliber. He said the classes will be taught in his home. He has no intentions of opening a gun club or skeet range. The State will not allow more than 8 students to be taught at one time and there are many requirements a student must meet in order to take the CWP Class. Mr. Knowles asked about the hours of operation. Mr. Jarrell said classes will be taught on Saturdays and will be a 12-13 hour class. The classes will start early in the morning in order to end by dark. He said 99% of the class is indoor training and the only time the student is outside of his home is when they are at the firing range. He said the maximum distance to the range is set at 45’, which is a State requirement. Mr. Knowles asked how close the nearest neighbor is. Ms. Lamb said the nearest neighbor’s house is 655’ and behind the catch berm is all wooded. 

Mr. Young asked if power lines run all the way through his property. Mr. Jarrell said yes but Santee removed the power lines and poles last year. Mr. Jenkins said he is concerned with property owners that may not have built yet. Mr. Jarrell pointed out that there are very few property owners and homes in the surrounding area. Chairman Thomas asked if he has been operating this business since he purchased the property in 2006. Mr. Jarrell said no, he just became a certified instructor February 2011. Chairman Thomas asked if he does background checks or is that done after the fact. Mr. Jarrell said no, he just certifies that a person has taken the exam and sends in their application along with their fingerprints. The FBI and SLED performs a background check and decides if a person is worthy or not. 

Mr. Pinckney asked if the adjacent property owners and neighbors have been notified of the re-zoning application. Mr. Jirousek said the use is a conditional use and he pointed out the conditions. One of the conditions is going to be impossible to meet so the Applicant will need to apply for a variance. The adjacent property owners will be notified of the Public Hearing at Council level and then again at BZA level. Chairman Thomas pointed out the application tonight is to be considered for zoning of the subject property. In order to establish the use the Applicant will need to go to the BZA. There was much discussion about if the property changed hands in the future whether or not a gun club and skeet range would be grandfathered in. Mr. Jirousek said legally it would be an allowed use but the BZA could approve Mr. Jarrell’s Application conditionally. He said when the Applicant applies for a variance a copy of the minutes from this meeting can be included in the BZA staff report. 
Mr. Pinckney reminded the Board that the Application before them tonight is to consider changing the zoning not a firing range. Mr. Pinckney made a motion to forward this application to County Council with a favorable recommendation to zone the subject property to Rural Preservation, seconded by Ms. Flexon. Dr. Bostick asked Mr. Jirousek what the most negative use allowed in RP is. Mr. Jirousek said RP allows primarily agricultural uses and residential. He said if an agricultural use is not carried out properly, especially with livestock it could create issues. The Commission voted unanimously in favor of the motion.  
 Old Business:

A. Land Development Regulations Amendment – Stormwater Ordinance and Design Manual: Mr. Jirousek said this is the second public information session regarding the Stormwater Management Program. He introduced Mr. Rick Karkowski from Thomas & Hutton (T & H). He said Mr. Karkowsi is a professional Engineer and professional Hydrologists, who is the main person responsible for drafting the Stormwater Management Design Manual. He said Mr. Karkowski will give an overview of the manual tonight and will point out how it works and how the developers will use it to create a more sustainable, environmental design. He turned the floor over to Mr. Karkowski.  
Mr. Karkowski said his intentions are to show how the design manual fits in with the Land Development Regulations (LDR) and serve as a companion to all the changes Jasper County is making to the LDR. He explained the purpose of the standards which are being implemented is to maintain pre-developed hydrology, control peak run-off, control structural flooding, regulate volume control at the 85th percentile event, and regulate water quality. He pointed out the Table of Contents which is; Introduction, Stormwater Management Standards, Permit Requirements, General Design Criteria and Guidelines, Green Infrastructure Practices, Stormwater Management Practices, Water Quality and Water Quantity, and Appendices. 

Mr. Karkowski said Section 3 addresses; Design Criteria and Guidelines, which includes a lot of information that is already in the County’s LDR but has been expanded, refined and better explained. Also included, is county rainfall data, calculation requirements, sizing of inlets, ditches, pipes and swales, typical coefficient values, typical equations and recommended references. 
Mr. Karkowski said Section 4 addresses; Green Infrastructure Practices, which is a philosophy and a practice that can be used to minimize impact of stormwater by controlling rate, volume and pollutant loading of runoff from a development site. Green Infrastructure Practices include the implementation of three (3) distinct techniques and practices, which are; better site planning techniques, better site design techniques, and low impact development practices. He said better site planning and better site design is controlling the problem before the site is developed and low impact development practices is controlling the problem after the site is developed. He pointed out that low impact development practices include three (3) different approaches. The first one is alternatives to disturbed pervious surfaces through soil restoration and site reforestation/revegetation, which allows for better infiltration. The second one is alternatives to impervious surfaces, which include green roof alternatives and permeable pavement for pavements and parking areas.  The third one is “receiving” low impact development practices such as; undisturbed pervious areas, vegetated filter strips, grass channels, rain gardens, stormwater planters, rainwater harvesting, dry wells, bioretention areas and etc. Mr. Pinckney said soils have different hydrology ratings so some soils may not require as much drainage as others. Mr. Karkowski said that is correct; the manual and ordinance recognizes site specific soils, which are to be considered in the design of each practice. 

Mr. Karkowski said the manual has a section for each practice that describes the practice in detail; discusses its pros and cons; when it should be used; and what kind of applications are proper. The manual also discusses stormwater management credits; how the practice reduces stormwater volume; planning and designing of each practice as well as construction and considerations for each practice. There are also maintenance requirements for each practice, which includes maintenance agreements. There is a summary table that summarizes stormwater management credits, the feasibility factors that should be considered when using a practice, how to apply the practice, and a recommended approach to using the manual. Mr. Jirousek said this is an exciting project which provides a clear process for better site planning, better site design, and low impact practices prior to implementing stormwater management. 
Mr. Karkowski gave an example of how to use an equation to calculate a site’s run-off coefficient; then factoring in other controls and parameters to determine the increase in volume that would run-off a site, which becomes the target run-off that has to be reduced on a site. You then apply different planning techniques, design techniques, green infrastructure and low impact development practices and the credits associated with each practice until you have 0% run-off volume. 
Dr. Bostick asked if there is anyway to utilize the soil underneath a concrete parking area without damaging the concrete. Mr. Karkowski said not with traditional concrete but there is with newer concrete that is pervious. He also said there are underground detention systems that can be located underneath a paved or concrete parking area, which is an open chamber that is buried underneath the parking area and has an open bottom where water is infiltrated. The parking area has inlets that connect to the chamber and is usually used to treat stormwater in tight, small areas. Mr. Jenkins said this manual is way overdue in his opinion. Mr. Jirousek said hopefully next month the final product will be submitted for PC’s recommendation.
Mr. Reed Armstrong with the Coastal Conservation League addressed the Commission. He thanked them for the progress they are making on this project. He said the manual is very well structured, very well organized, and is easy to follow. He liked the highlighting of green infrastructure practices in Section 4. He suggested highlighting green infrastructure site design and things like that earlier in the document, perhaps in Section 2, in effort to prioritize the different practices. He suggested having shared facilities such as, adjacent properties sharing a common conservation area where some of the practices could be applied. He suggested adding headwater areas as a priority region in Section 4.3.1 under primary conservation areas. He also suggested creating another table that shows which practices are best suited for different types of development. 

Chairman Thomas thanked him and said those are very good suggestions. Dr. Bostick asked if staff has received any complaints from Developers and if they are even aware of this project. Mr. Jirousek said to date there has not been any negative comments received. He also said two (2) official press releases have been placed in the Island Packet, Beaufort Gazette, Jasper Sun and Bluffton Today. He also sent the press releases to his entire list of contacts and has not received any negative feedback. Mr. Karkowski pointed out that a Developer serves on the Stormwater Advisory Group (SAG) and has provided positive feedback. Mr. Smith said most of the Developers know it is coming because they work in Beaufort County’s jurisdiction. 
B. Zoning Ordinance Amendment – Mixed Business District and Conditional Use Regulations: Mr. Jirousek said this is an ordinance amendment for a Mixed Business District and Conditional Uses. Staff has responded to the various comments made at the workshop and previous meetings. Some minor organizational changes have been made to the proposed ordinance; mainly to the industry specific conditional uses. He gave an overview of the ordinance amendment. He pointed out; the MB title was added to Article 5.1, an intent statement was added to Article 5.3, and a column for MB was added to the Use Chart in Article 6.1. Everything has been removed from Article 6:2 except for Affordable Housing Bonus. A column for MB has been added to the Table of Setbacks and Density in Article 7:3. All conditions from Article 6 and 11 have been combined in Article 11:7, which are the Industry Specific Conditional Use regulations. He pointed out that no changes were made to any of the conditions except the Communication Towers because there were conditions listed in Article 6 and Article 11 which were conflicting. The Land Use Table was removed from the Minimum Parking Requirements Table in Article 12. He said staff recommends approval of the MB District and Conditional Use Regulations. 

Chairman Thomas reminded everyone that the MB District will not be placed on the Official Zoning Map but will be available for someone to request for re-zoning. Mr. Knowles pointed out that Article 11:7.2 only allow one (1) chicken per 6,000 square feet. Mr. Jirousek said the conditional uses were just carried over from the current ordinance and the only modification made was to the communication towers because the conditions in Article 6 and 11 were conflicting. Mr. Jirousek said the conditions for each use still need to be assessed and perhaps it could be placed on next month’s agenda. Mr. Jenkins asked Mr. Jirousek to look at Construction and Demolition Landfills (Class 2) whenever he looks at chicken and eggs for future discussion. Mr. Jirousek said a lot of the conditions need work. Chairman Thomas suggested adding conditions to next month’s agenda. Ms. Flexon motioned to forward this ordinance amendment to County Council with a favorable recommendation, seconded by Mr. Jenkins. The Commission voted unanimously in favor of the motion. 
Discussion:
A. Updates: Mr. Jirousek said he would like to follow up on a priority list of what the PC should work on next since the ordinance for the MB District is finished and the stormwater project should be finished next month. Chairman Thomas said the doughnut holes still need to be addressed. Mr. Jirousek said that will fall under the Comprehensive Planning, which must be done by the 5 year Anniversary date of when it was last adopted. Mr. Jirousek said T & H’s GIS staff worked with Planning Staff on a Natural Constraints Development Mapping project, which may be presented to the Commission next month. He explained that it is a map with different environmental layers added on top of each other, which includes; poor soils, wetlands, steep slopes, areas of endangered species, and forest canopy areas. He said each factor was weighted to create a map that shows which areas are more suitable for development and which are areas are more suitable for preservation. He said the map will be a great tool for future land use mapping. He said the next step in this project will be an infrastructure suitability project, which will include; roads, rail and airports. He said this is an exciting project that has not been made public yet but will help in the Comprehensive Planning process. He also said the land use table needs to be addressed because there are a lot of irregularities with the table. 
Mr. Jirousek informed the Commissioners that the Planning Department has been receiving a lot of comments and requests about using RV’s as permanent residences. Our ordinance is written to discourage RV’s as a permanent residence. He said the PC may want to consider looking at that ordinance regulating RV’s and seeing if it is something that can be considered with conditions such as; certain setbacks, being connected to their own septic system, 1 per lot, and a minimum lot size requirement. There was some discussion about RV’s affecting neighboring property values and extension cords being run to them. Mr. Jirousek pointed out that extension cords are an issue because staff does not issue building permits for electrical supply for RV’s because that is the only way staff has to enforce the RV’s not being allowed for use as a permanent residence. 
Mr. Jirousek said another issue staff is having is that the ordinance only allows you to subdivide if you have 50’ of road frontage on a significantly improved street, which won’t allow for a large linear lot if it has smaller frontage. Staff is considering a Shared Driveway Ordinance which would consist of; 3 or 4 homes, an easement placed on the subdivision, a maintenance plan in place, access road being an all weather surface and being approved by the Fire Marshall. He explained that there are several plats in the Office that staff has not been able to stamp for subdivision because of the access issue. There are some folks who want to subdivide but can’t afford to put in a road. The Planning Commissioners agreed to discuss both the RV’s and the shared driveways at the next meeting. 
B. Other:  None
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Young. The Commission voted unanimously in favor of the motion. The meeting adjourned at approximately at 8:31 pm.
Respectfully Submitted,

Lisa Lamb
