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 Minutes of the October 8, 2013
Joint Hardeeville and Jasper County 

Planning Commission Meeting
Members Present: Chairman, Kim Thomas; Mr. Bill Young; Mr. Alex Pinckney; Mr. Thomas Jenkins; Ms. Courtney Flexon; and Dr. Bostick

Members Absent: Colonel Don Knowles
Staff and Consultants Present: Mr. LeNolon Edge, Attorney Marvin Jones, and Lisa Lamb
Others Present: County Council Chairman, Henry Etheridge; Mr. Frankie Denmark; Mr. Chad Hair; Mr. Frank Tureno; Mr. Kevin Farruggio; Dr. Rob McBrayer; Ms. Kirsty Sanchez; Ms. Brana Snowden; Mr. Donald Kassel; Mr. John Havlicih; Mr. Andrew Fulghum, County Administrator; Mr. Phil Richardson; Mr. Dick Deuel; Mr. Matthew Massengill; Ms. Enga Ward; Mr. Brad Samuel; Ms. Antonetta Pinckney; Mr. Bob Casovant; Mr. Mark Lester; Ms. Ponsetta Horton    
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. Jenkins motioned to approve the Agenda as published, seconded by Ms. Flexon. The Commission Members present voted unanimously in favor of the motion. 
Approval of Minutes; August 13, 2013: Mr. Young motioned to approve the Minutes of August 13, 2013 as written, seconded by Mr. Pinckney. The Commission Members present voted unanimously in favor of the motion. 
Approval of Minutes; August 27, 2013: Mr. Young motioned to approve the Minutes of August 27, 2013 as written, seconded by Mr. Jenkins. The Commission Members present voted unanimously in favor of the motion. 

New Business: 
Exit 8 Master Plan: Mr. Edge said this agenda item is a review of a Master Plan for Exit 8. He said the Consultants are going to give a formal presentation. He told the Planning Commission (PC) that their input and guidance is needed. He said there have been several plans for the Exit 8 area but nothing unified to encompass the entire area. He said Jasper County and the City of Hardeeville have been going through an exercise to do that. He said Ms. Brana Snowden and Ms. Kirsty Sanchez are here to represent the City of Hardeeville. Chairman Etheridge, Mr. Andrew Fulghum the County Administrator, and Hardeeville’s Planning Commission Chairman, Mr. Bill Horton are also here. He said the Consultants that are here, are Mr. Kevin Farruggio from Return on Investment (ROI) and Ms. Enga Ward and Mr. Matthew Massengill from Alliance Consulting Engineers. Mr. Edge turned the meeting over to Ms. Ward.
Ms. Ward introduced herself to the Commission. She said that she is going to give a presentation of what they have put together for the Exit 8 Master Plan, history of the area and what the intent is. She said she is going to present some ideas for possibilities and would like to get the Planning Commission’s input for the development of this area. Ms. Ward pointed out Mr. Kevin Farruggio with ROI and said he will be presenting after her to receive input on different zoning areas for development to be over-layed so that it is not a piece-meal type of development. She said they have an overall cohesive plan that will encompass this area. She said the traffic that comes along I-95 at Exit 8 is along the lines of 30,000,000 (30 million) vehicle trips per year. She said between the years 2000 and 2010 Hardeeville has grown substantially and is one of the fastest growing cities in the nation. There are 52,000 residents planned for the next 20-30 years which would more than double the population for the City itself. She said in 2010 Hardeeville adopted a Comprehensive Plan and they have certain goals in mind to direct growth in the area. She said Hardeeville wants to preserve some of the small town qualities they have and focus development, economic asset, and use the land efficiently. They want to market Hardeeville as a destination and incorporate the natural and city multi-use pathways as well as encourage pedestrian access at intersections, along the streets and across I-95 to incorporate the lands to the east and west as part of this overall development. She said their goals are to maximize the economic impact on the community and to define an identity of Exit 8 as a destination and reinforce that through the elements of design so that you feel a sense of arrival as well as improve access and connectivity between the key areas of the overall master plan. She said they also want to accommodate the needs and preferences for current and perspective stakeholders. She said they have asked for assisted input and they have met with some of the other community leaders. They have talked to the local utility providers. She said they want to talk to anyone who has an interest or a stake in the area to see what they would like to see come to this area and what concepts they have seen used in other areas that have worked well. She said the International Convention for Shopping Centers (ICSC) is having a Southeast Conference at the end of October in Atlanta and they want to present this plan to a vast audience where there are developers and respective tenants that come from all over the nation.  
Ms. Ward showed some slides. She pointed out the location site as it is relative to I-95 and the focus area of the Exit 8 Master Plan. She pointed out some of the existing green space, existing developments, the tenants, wetlands that have been identified, and the floodways. She said those areas are going to be sensitive and we really need to focus on what should go in those areas, how to preserve the wetlands, the flood areas, and protect the natural resources that are already there. She pointed out some quad maps and topographic maps. She said the site drains towards the east, northeast towards the coast. She pointed out the substantial amount of infrastructure that is already in place in the vicinity. She pointed out the waste water and the water lines. She pointed out that all of the parcels have been identified and the property owners have been listed so they can reach out to those people to see what kind of development they want in the area and if what level of participation they want to have. She pointed out a combined zoning map of both Jasper County and the City of Hardeeville. She pointed out the types of existing zoning that are in place. She said now that this area is being looked at as one development they are trying to determine what the best plan is for a zoning district that will encompass residential, commercial, and industrial; also, what will be the best use of the land and focus more intense development along I-95 and Highway 278. She said they have some ideas for signs, banners and water features to make the exit more aesthetically pleasing as well as improving the landscaping and the commercial area. She said that Mr. Kevin Farruggio with ROI is going to speak more to those ideas. Ms. Ward turned the meeting over to Mr. Farruggio. 
Mr. Farruggio introduced his self to the PC. He said one of his tasks was to create a sense of arrival at Exit 8. He said he went out and took pictures and walked the landscape to get a feel for the area and to get an idea of what assets they had to work with. He said one of the first things he noticed was the light posts along all the ramps that actually carry across the I-95 overpass on Highway 278. He said the tree cover that exists is an asset. There are 4 quadrants of mature trees that will provide savings from a landscape perspective. He said another asset is the highway that crosses over the overpass because it has four lanes with shoulder room on both sides for possible bike lanes. He showed some pictures of the existing light posts and pictures of what it might look like with banners on them. He showed a picture of the existing concrete median at the Exit and a picture with the concrete removed and a welcome sign installed. He showed a picture of the overpass with a couple of different examples of railing. He showed a picture with streetscape and what it would look like traveling east and west on Highway 278, which included a bike path. He showed some pictures of other areas in SC where water features are used at their interstate exits. He said there is a possibility of using water features at the exits on I-95 traveling northbound and southbound. He showed some pictures of signs that Santee used to brand their exits. He showed some pictures of mast arms that are being installed along Highway 278 in Bluffton. He said the mast arms could be carried out to Exit 8. He said the pictures are just some ideas that could be used to brand Exit 8.  
Mr. Farruggio said they were tasked with getting their arms around this property which is quite large. He showed a picture of their first draft of the master plan. He pointed out an overlay of older projects that have been done in the area. He said they were looking at the merits of those projects and looking at all of the traffic studies. He said CHA did a traffic study in 2007 that showed a frontage road network, traffic lights, spacing, and etc. so they have been pulling all that information together and also looking at appropriate land breakdown, land classification, and land uses. He said they wanted to be sensitive to all of that as well as plans that have been done in the past. He showed a picture of the Master Plan that is being presented tonight. He said it is a more refined plan that reflects additional feedback and comments received from the public and from the staff. He showed an area of the plan with arrows on it. He explained the arrows are access point suggestions as well as road networking. He said they are trying to create a plan that works over time; that has spacing, access, curb spacing, and that are perhaps located on shared property lines. He said they are trying to get a road network that helps disburse traffic and can be developed in a good logical fashion over time. He pointed out the intersection of Brickyard Road and Medical Center Drive. He said the first thought is there is a misalignment between that road and the road that serves the Waffle House. He said there is an opportunity to shift that road north which will allow for more stacking at that light and alleviate some of the pressure at that intersection. He said that is a critical intersection and the light there has a timeline to it. He said there is a possibility that intersection could fail over time so they are trying to maximize the length and help make that intersection a little more functional today. He pointed out a double line that goes along the outside and circles around the hospital. He said that is an opportunity to feed the northern part of the Coastal Land tract which is property that the hospital was developed out of. There are 125 acres in that vicinity which could create a substantial amount of traffic if developed so if a road can be introduced there it would help disburse traffic and also alleviate traffic at the intersection of Brickyard Road and Medical Center Drive. He pointed out a traffic circle and a spine road. He said the spine road is consistent with a plan that was prepared for Traditions. He said that road would ultimately extend along Red Dam Road and would feed into the western and northern part of what is now Hilton Head Lakes so it is a critical road in the future for development. He pointed out the traffic circle on the plan which is located at the approximate intersection of Red Dam Road and Brickyard Road. He said they thought the traffic circle would be a good application there to help with the flow of traffic but it is also a nice visual transition to the other parts of this area. 

Mr. Farruggio pointed out the area located at the southeast quadrant of the Exit. He said what is proposed here is consistent with the plans for Jaspers Crossing. He said one of their goals here was to create a frontage road system that works. He said they want to create a frontage road that makes sense and works so they have an alignment where John Smith Road is that will shift north and align itself with a proposed or future traffic light intersection. He pointed out the roundabout feature and said that would be the intersection of the frontage road network that would loop around to have access to 3 or possibly 4 lights in the future. He said as the Morgan tract gets developed things will connect to feed into that frontage road system. He also pointed out a possibility for a smaller frontage road that is closer to Highway 278 and would go along the back of the highway buffer and interconnect with a future road that goes behind McDonalds. He said that would serve as a possibility to steer traffic towards the light in multiple curb cuts and access points and help flow traffic better in that area. 
Mr. Farruggio pointed out the southwest quadrant which is known as the Dillon Tract. He pointed out that it is long and borders I-95. The southern border of that property is John Smith Road which crosses over I-95 and terminates on Highway 17. He pointed out the existing commercial establishments located at the northern area of the property. He said it makes sense to introduce the start of a north-south spine road through the Dillon tract that will help generate traffic into the property. He said this will probably be a substantial road and it could feed the other set of properties behind it and the properties along Highway 17. He pointed out multiple access points where traffic can be disbursed and the road network can be expanded. He pointed out the bottom portion of the property that butts up to a residential neighborhood. He said it would be a logical place for some residential development or multi-family. 

Mr. Farruggio pointed out the northwest quadrant which is known as Hardee Station and includes plans for a subdivision north of it. He pointed out a preliminary road that has been cut in and cleared. He said they honored the plans for Hardee Station that shows shared curb cuts. He said right now you have to drive through the gas station parking lot to get to the hotel. He pointed out an area where there is an opportunity to create another entry way into the property and it would align with the proposed road into the Dillon tract.

Mr. Farruggio pointed out the northern part of the planning area which is known as the Butterfly Kingdom and is surrounded by Sergeant Jasper Park. He said on the west side of this property is an area known as the Exit 8 Commerce Park and goes up quite a few miles north of the Butterfly Kingdom. He said those areas were designated as potentially light industrial uses. He said the Butterfly Kingdom site also allows for potentially light industrial uses. He said there is as an existing buffer built in the park so the plan is showing a road which is ultimately designed to be 4 lanes and could potentially extend through the property and serve at points north, which is the northern part of Traditions. 

Mr. Farruggio said he would be happy to answer any questions. Hardeeville Planning Commission Chairman, Mr. Bill Horton said it sounds like existing information has been compiled based on plans that have been in place for years. He said he doesn’t see anything new in the plan. He asked Mr. Farruggio if that is correct. Mr. Farruggio said no, a lot of the road networks he highlighted are new based on all the previous plans. He said this is an early stage to what is appropriately called a concept plan. He said there has been a duplication effort in order to honor previous plans. Dr. Bostick asked if the infrastructure mentioned in the presentation, was it in place when the plans were permitted in accordance with today’s efforts. Mr. Farruggio said he was basically referring to two roads when he mentioned existing infrastructure. He said Jaspers Crossing has built a rough road behind McDonalds. He said Hardee Station has also cleared and built in a rough road. Dr. Bostick asked how far north down Highway 17 does that road go. Mr. Farruggio said about a mile north of the CAT business to the power lines. Dr. Bostick asked if water and sewer extends that far. Mr. Matt Massengill said there is water and wastewater that travels parallel along the hospital road and I-95 and crosses the interstate and runs parallel with Highway 17. Ms. Flexon asked what the budget is for this plan and what the sources for funding are. Mr. Farruggio said one of their goals is to compile specific ideas for the aesthetic enhancements so they can get cost estimates. He said as far as the infrastructure costs he is not sure. Ms. Ward said they are looking at some funding sources such as different types of grants that can be applied for. She said there are a lot of resources they can use on behalf of Jasper County and the City of Hardeeville. Chairman Thomas said the County encourages Developer’s to pay their own way. Ms. Ward agreed. She said one of their main goals of going to the ICSC Conference in Atlanta is because there will be a massive pool of resources there for private development possibly developers who have thought about this area or is looking at this area. 
Mr. Jenkins asked if anyone has looked at how many residences are located in and around this project area. He said a project of this size could increase people’s property tax and he wants to make sure the existing residents have been included in the discussions of the proposed plan. Ms. Ward said their main goal of listing the property owners inside and surrounding the project area is to reach out to the community so that they are aware of what is going on and soliciting their feedback. She said they intend to continue to have public meetings. Mr. Edge said they started off with a stakeholder’s meeting and notices were sent to all the property owners within the project area. He said they explained to the stakeholders that the plans were disjointed; they showed them the existing scenarios and informed them that the idea is to have a cohesive plan. He said the stakeholders gave their input and that is how we came to this point. He said as far as the tax base goes, this is exactly what is needed to decrease the tax burden on the residents of that area. He said commercial developments pay a lot more taxes than residents so by introducing commercial developments it would decrease the tax burden of the residents. 

Chairman Thomas said not only do we want light industrial and commercial but we also want affordable housing. Mr. Edge said that affordable housing is a great thing that can be incorporated into this plan. Chairman Horton said while the landscaping concerns were addressed the fact that the Exit 8 interchange is going to fail with minimal traffic increase as shown by the CHA traffic study was not addressed. He said he thinks that should be addressed in the plan. He said at the peak of summer Exit 8 fails every weekend. Ms. Ward agreed. She said they have not gotten into a detailed traffic analysis for that area as of yet but that will definitely be part of the road networks as well as how to get off and on I-95. She said as they get more into the master plan the landscaping, pedestrian, all other proposed improvements will be incorporated as well as future traffic that is generated by developments. Mr. Pinckney said he is also concerned with the Exit 8 interchange failing. He said the other smaller roads to get around the community are okay but the main road is going to have to be changed because there is a lot of activity that comes off of that Exit. He said he was hoping that they had already spoken to someone at the state level to address the issue that already exists. Ms. Ward said that is something they have to address. They will have to look at a stiff plan and speak to some of the higher ups at the state transportation department to see what they have planned and how they can come together to see what needs to be adjusted, added, incorporated  so it doesn’t cause a bad situation to become worse. Mr. Young said his concern is that one traffic light is in that area and 3 are proposed. He said he can see the traffic being backed up from Wal-Mart on Saturdays when people are leaving and coming to the timeshares on Hilton Head and in the Bluffton area. He said if everything is eventually 6 lanes with a large amount of traffic the whole intersection may have to be re-done which could change some of the landscaping considerably. Dr. Bostick said usually a traffic study is requested up front before a person gets too deep into a project. He asked if nothing happens on I-95 to change the flow of traffic won’t it put a damper on the project. Ms. Ward said they are still in the early stage of bringing some concept ideas to the leaders and waiting on feedback to incorporate into the plan. She said they are trying to get a concept together that incorporates the whole area and creates appropriately zoned segments of development. She said once they get an overall plan on what the community and the leaders would like to see in this area they can come up with a zoning plan. She explained that different zoning has different traffic impacts and they still have to get to that point. 

Mr. Farruggio said they are not creating a new development area they are working with what is there. He said some of these properties in the project area already have certain entitlements so they are trying to figure out a street network particularly that works for what is there and what is planned. He said they understand there is an issue with the traffic and that will probably be the next part of their task. Mr. Edge said this is not a finished project although it appears to be. He said it is just well designed and is a broad concept for the Commission to respond to. Ms. Brana Snowden, Planning Director for the City of Hardeeville addressed the Commission. She said they are not talking about changing the zoning when this plan is adopted. She said the plan is only a conceptual plan; it’s land use recommendation. She said she and Mr. Edge have been checking it very well and trying to stay true to the plans that have already been approved. She said there are plans on the shelf some of which are entitled and some that are not entitled. She said the zoning change will come with developers. Ms. Ward told the Commission that she appreciated their time and their input. Dr. Bostick said it is good the plans have been on the shelf because traffic problems are anticipated and from the history we know it is not going to work. He told the Consultants that they need to make sure it works. Chairman Horton said they have seen the traffic studies that have been approved by the different entities so it should not be a problem for the Consultants to see them either. Mr. Edge said staff is looking for a consensus and recommendation from the Commission in terms of moving forward with the Exit 8 Master Plan and doing a further study to ensure that we have a unified plan for this area. Mr. Pinckney said the presentation was excellent but the roads need to be brought up to date. He said I-95 and Highway 278 are not conforming presently; there’s already a problem with traffic at Exit 8. 
Mr. Jenkins motioned to move forward with the Master Plan at Exit 8, taking into consideration the comments that were made, seconded by Ms. Flexon. The Commission Members present voted unanimously in favor of the motion. Chairman Horton said on behalf of the Hardeeville Planning Commission he would like to say that they do look forward to the completion of this plan. He strongly urged the Consultants to use very careful wording when they promote this plan at the ICSC in regards to location and existence of roads, traffic flows and proposed uses of the properties. Ms. Ward said they will stay in close contact and communication with Mr. Edge and Ms. Snowden and make sure they don’t step out of bounds.
Old Business: 
Update on Comprehensive Plan: Mr. Edge said this agenda item is an update on the Comprehensive Plan. He said there was some draft text of various chapters included in the Planning Commission packages. He said Chapter 1 is the population element. It gives you an idea of the format of the new plan we will be presenting for the 2013 Comprehensive Plan revisions. He said some of the tables have been updated with more current information for population and other statistics using the 2010 Census data. He said as you read through the document you will see recommendations for text amendments and considerations that should be made. He said Chapter 4 is the Priority Investment Act which has been provided. He said this chapter is the housing element and it specifically has a requirement about priority investment and making sure that we do not have any extraneous burdens on any property owners as it relates to affordable housing, making sure we are tearing down any barriers, making sure there are market based incentives in place to encourage affordable development. He said the next section is labor force which is the Economic Development Chapter. He said it goes through the current breakdown of the Jasper County workforce as it relates to age, qualification, education, skills, back-ground and an overview of the County’s labor force. 
Dr. Bostick asked if the population projections are holding true. Mr. Edge said no; if you look on page 9 there is a statement about the study done by the Clemson Report which states growth has not occurred in the fashion we anticipate but it also speaks to the fact that there is a possibility for exponential growth that is not accounted for in other studies that might be more low end such as the SC Data Center projections that were made. He said the good thing about it is if we think about future growth of the county we want to stay ahead of the growth so we are prepared if it happens. Mr. Pinckney said the State’s data shows the population projection for the year of 2015 will be smaller than it is currently. He asked if there is some reason they feel the county will get smaller over the next few years. Mr. Edge said the estimates are made every 5 years but the actual census is taken every 10 years. He said we cannot change the State’s data. He said he does not know why the State’s data reflects that but we could point it out in the document if the Commission would like. Chairman Thomas suggested verifying that number is correct and not a typo. Mr. Edge said we will check and make sure that the information was not transposed incorrectly and if this is what they came up with we will put something in the document that says how we feel about that. 
Mr. Edge said Chapter 6 is Existing Land Use. He said the land use designations are separated into different designations to include; agriculture, residential, commercial, industrial, mining, timber, institutional, and undeveloped. He said each of the land use designations are based on the USGS Land Coverage Classification System. He said if you think there is another designation that should be included we can add it. He said “tundra” and “high-rise multifamily apartments” were not included in this so it will be more tailored for Jasper County. Mr. Edge said Chapter 7 is Community Facilities which includes Article 7.7, Parks & Recreation. He said the fire plan was presented to County Council last night and some of that information will be included as well in the Community Facilities section. He said Article 7.7 lists out existing conditions and there are some items highlighted in red that we would like to get the Commission’s feedback on. He said this was also forwarded to Mr. Davis, Director of Parks & Recreation for his review and input. He said Chapter 8 is Transportation. He said one thing that may have been missing from the previous plan is the addition for bicycle and pedestrian access facilities so that has been included along with some information about why that is important. He said Chapter 9 is the Priority Investment Act (PIA). He said we spoke earlier about the purpose of the PIA and that is something to think about, is where the county should be investing their money and put some timelines on the top 10 projects we should be working towards as well as where we anticipate money coming from. He said Exit 8 Master Plan would be a good priority investment but the Planning Commission’s input is needed. He asked the PC to start thinking about what those major projects or what major ideas should be considered as part of the PIA. He said he hopes at the next meeting we can get an idea or begin to narrow down what those projects might be. 

Mr. Edge said that he is not expecting any action to be taken on the Comprehensive Plan tonight. He said staff promised to have some draft text for the Commission to start responding to so we just wanted to go over what has been done thus far. He said the draft text has been put on the website for anyone who wants to review it and the documents can also be reviewed in the Planning Department. He said the survey document has been put on-line as well. He said the survey document was included in the PC packages and staff looks forward to receiving their feedback on the surveys.

Mr. Pinckney said he has a grand-daughter in the 7th grade that goes to school in Columbia and several different groups have done a presentation to the students about planning and the Comprehensive Plan. He said they tell the students what the job demands are in their area, what these jobs pay if you have a master’s degree, and information that helps them decide what career track they may want to follow. He asked what area of our Comprehensive Plan something like that would be incorporated into. Mr. Edge said that would show up in the Goals and Implementation Strategies at the end of the chapter and he thinks that would work well in the Economic Development Chapter. Mr. Edge told the Commissioners if they have ideas like that they would like to see in the document, to start drafting those ideas and we can discuss them as a group and see if they should be incorporated into the Comprehensive Plan. Chairman Thomas encouraged everyone to keep the proposed text amendments handy and read through them because it was a lot of reading.     
Discussion:
Director’s Report: Mr. Edge said there will be a clean-up day October 25, 2013 to clean up the litter between the Talmadge Bridge and the SCAD Equestrian Center. He said we thought all the details were nailed down but unfortunately SCAD has another event going on that day. He said the law enforcement and emergency services are going to be there to calm the traffic down while the litter is being picked up. He said there are about 30 volunteers that will be a part of the clean-up. He said the clean-up is part of the County’s code enforcement and it is being done in conjunction with the Jasper Soil and Water Conservation District, Public Works and the Planning Department. 

Mr. Edge said at last night’s County Council Meeting there was a workshop for the Palm Key development and some discrepancies were highlighted. He said the County Council wanted the Planning Commission to review the changes that have been made to the document and they want to make sure you are comfortable with the document prior to the 3rd Reading which is scheduled for October 21, 2013. He said a traffic analysis has also been provided for the project. There was some discussion about what date the PC could meet to review the document. The meeting was scheduled for October 15, 2013 at 6:30 pm. 
Mr. Pinckney said he saw in the newspaper where 6 new towers are being proposed to be built in Jasper County. Mr. Edge said yes a Board of Zoning Appeals (BZA) Meeting has been scheduled for October 24, 2013 to hear a request for a variance from the height requirement. There was some discussion about co-locating on existing towers. Mr. Edge said the areas they are interested in are areas where there is currently no service. Mr. Edge said the Applicant will have to state their case as to why they are requesting a variance and specific standards will have to be met.  

Adjourn: Mr. Jenkins motioned to adjourn, seconded by Ms. Flexon. The Meeting adjourned at 8:15 p.m. 
Respectfully Submitted,
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Lisa Lamb

