   Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

 Minutes of the April 8, 2014
Regular Scheduled Meeting
Members Present: Vice-Chairman, Dr. Bostick; Mr. Thomas Jenkins; Mr. Bill Young; Ms. Courtney Flexon; and Mr. Alex Pinckney.
Members Absent: Chairman Kim Thomas and Colonel Knowles.
Staff and Consultants Present: Mr. LeNolon Edge, Mr. Kevin Farruggio with ROI Consulting, and Lisa Lamb
Others Present: County Administrator, Mr. Andrew Fulghum, Mr. Phil Richardson, Mr. Gary Ingersoll, Mr. Joe Brinn, Mr. Warren Lynn, and Mr. David Arnal.
Call to Order: Vice-Chairman, Dr. Bostick 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. Young motioned to approve the Agenda as published, seconded by Mr. Pinckney. The Commission Members present voted unanimously in favor of the motion. 
Approval of Minutes; January 14, 2014: Mr. Jenkins motioned to approve the Minutes of January 14, 2014 as written, seconded by Mr. Young. The Commission Members present voted in favor of the motion. 
Old Business: 
Update of the Exit 8 Master Plan: Mr. Edge said the Exit 8 Master Plan has been prepared for Planning Commission’s (PC) review. He said staff will give an overview of the plan. He said it is staff’s intention to have the Commissioner’s go through the document over the next 30 days to allow adequate time for review and make sure they are comfortable with the recommendation that is being made. He said this is a combined effort with the City of Hardeeville and Jasper County. He said our Consultants, ROI Real Estate and Alliance Consulting Engineers have been assisting with this project.  
Mr. Edge said the plan talks about the anticipated cost of the overall improvements for Exit 8. He said it is anticipated that the cost of improvements will be an 89 million dollar project which includes having all infrastructure in place and total build out. He said the project is phased so you can look at what the current needs are versus what the future anticipated needs are. He said there have been various stakeholder meetings throughout the process where the public has been engaged to see what they think about the area from an aesthetic point of view as well as where the needs might lie and what type of developments we should try to attract to the area. He said this project consists of 1,700 acres. He said there are several Planned Development Districts that surround the project and there are more than 100 property owners in the vicinity. He said there have been multiple plans in the vicinity but we would like to have a more cohesive and consolidated plan that looks at how these parcels relate to one another. He said a lot of effort was placed in looking at the existing conditions, what available infrastructure is in place, topography, ecological conditions, location of wetlands, and what type of soils are present. He said they looked at how far away they are to other destinations because Exit 8 is a thoroughfare to other areas and we are also trying to create a destination in itself at Exit 8. He said they have spoken to the utility service providers to identify what is currently available and what future needs might be as well as their ability to accommodate those needs. He said the current rate schedule for each entity has been included in the plan. He said the project area includes properties located within both the City of Hardeeville and Jasper County so there is a recommendation to look at having an overlay zone. He said they looked at different types of uses that would be allowed in that area, such as; highway mixed use, commercial mixed use, and residential. He said they basically identified key areas and where it makes sense to have certain types of development. He told the Commissioner’s that they saw the concept plan before. He said this rendition is what was presented at the ICSC to show that we are looking at having a unified map that shows how you can access in and around and be circulated throughout the site in addition to making sure that there are key connectivity points. He said the road improvements come to 71 million dollars. He said the exact road improvements are highlighted and include the need for an additional traffic light. He said traffic studies are warranted to ensure that we are able to meet transportation needs. He said the County is not expected to bear the cost of the necessary improvements but the County will participate in seeking grant funding to assist. He said the recommendation that is being presented to the Planning Commission is to make sure we have inter-connected roadways, that the traffic study is done, to address any traffic issues in the area, make sure we have a consolidated plan for the City and the County and that we begin to seek funding sources to help make sure these improvements take place as proposed in the phasing schedule. 
Mr. Edge said that Mr. Kevin Farruggio with ROI Real Estate will go into detail about concepts that came out of this process. He turned the floor over to Mr. Farruggio. Mr. Farruggio introduced his self to the Planning Commission. Mr. Farruggio said since the last meeting with the Planning Commission they have consolidated their slides into an exhibit that they are calling beautification plan 1. He said they wanted to put it into a document that they could distribute to the public. He said they have also solicited comments from SCDOT, particularly pertaining to the monument sign. He said they are proposing to have a Welcome to Hardeeville sign in the medians of the Exit 8 interchange. He said the DOT resident engineer visited the site, looked at the site and was supportive. He said the DOT resident engineer suggested pulling up all of the concrete in the medians and landscaping it, so he thinks that will enhance the experience. He said they also created a landscape exhibit that they call conceptual beautification plan 2 just to elaborate on some of these ideas and how we can improve that interchange. He said they have also prepared some cost estimates for some of these things. He showed some slides with proposed banner signs, bridge enhancements and water features in the median. He said a sign company gave an estimate for the banners, hardware and painting the light posts which was 15 thousand dollars. He said they got another estimate which was the total cost of improvements and included enhancements to the bridge, installing water features off the exit ramps, landscape enhancements and the banners and signs. He said that cost estimate was 550 thousand dollars. 

Mr. Farruggio said since the last Planning Commission meeting they introduced a few other elements to the Master Plan and tightened it up some. He said they took the 4 quadrants at Exit 8 blew them up and referred to them as study areas. He said study area 1 is on the northeast corner next to the Horizon gas station and Subway. He said they showed a traditional sit-down restaurant and hotel with a main boulevard entrance into the rest of Hardee Station moving north and included some storm drainage. He said study area 2 is on the northeast corner. He said there are several property owners in this study area so they focused on interconnectivity. He said they also wanted to promote some synergistic land uses with the hospital, such as; a pharmacy component, some hotel concepts, medical offices, a possible expansion to the hospital and another sit-down restaurant. He said study area 3 is the front portion of Jaspers Crossing. He said there is currently some rough infrastructure there and they were trying to show how that can be developed, so they showed a hotel restaurant combination. He said they also wanted to facilitate interconnectivity so they showed arrows where a frontage road needs to extend and expand into adjacent properties. He said study area 4 is a larger site and is about 20 acres. He said it is a good area to have a shopping center, perhaps a grocery anchored shopping center. He said the roadway length in that site is the future re-alignment of John Smith Road which will in turn become the future northern route to Hilton Head Lakes North. He said traffic circles have been shown where there are complicated intersections like the one at Red Dam and Brickyard Road.

Mr. Farruggio said there are overlapping jurisdictional areas in the Highway Corridor Overlay District. He pointed out what is in the City’s jurisdiction and what is in the County’s jurisdiction. He said they compared the design standards for each jurisdiction to see if there were any inconsistencies and they compared them to Beaufort County standards as well. He said some of the inconsistencies they noted were; corridor buffer widths in the City of Hardeeville are 25 feet and in the County they are 50 feet. Foundation buffers between the sidewalks and the buildings are not required in the County. He said Beaufort County requires an 8 foot foundation buffer which softens the building and creates some green space, so that may be something we should consider. He said Beaufort County’s minimum parking stall is 9 feet wide and 18 feet deep. He said Hardeeville’s is 10 feet wide but 9 feet is acceptable. He said we may want to consider setting a minimum, which will allow some latitude for a developer and possibly save on the cost of constructing a large parking lot where one is not needed. He said there are some standards for landscaping peninsulas or tree islands. He said Beaufort County requires shade trees every 8 spaces. He said it might be overkill but it softens development and beautifies the area so that may be something to consider. He said in regards to lighting standards you may want to consider maximum foot candles, brightness, and also a certain type of fixture. He said the sign height standards in the Overlay District vary significantly. He said they range from 20 feet to 100 feet. He said that should be looked at and studied more. 
Dr. Bostick said they just received the updated version of the Exit 8 Master Plan tonight for review. He asked how long has it has been available. Mr. Edge said we just received it last week. He said he wanted them to review it until next month’s PC Meeting and then make recommendation based on what they have and what they saw tonight. Dr. Bostick said okay he thought they were going to be asked to make a recommendation tonight and they just received the plan 10 minutes ago. Mr. Jenkins asked if the road improvements are included in the 89 million dollars for infrastructure. He said he hopes the County will try to find other funding sources in case we can’t get all the funding. Mr. Edge said he doesn’t want them to think they are approving the amount. He said that is just the anticipated amount to build-out the project. He said the document is not saying the County is going to be responsible for that cost but we can participate by going after grant funding and other public infrastructure dollars that are available. Mr. Jenkins said he wants to make sure that is done first. Dr. Bostick said the plan looks beautiful; he likes the landscaping, and the phasing of it. He thinks this is going to be a great project and an asset to the area. Mr. Edge said we would like to get this before Council so that the public can begin to vet it, we can have public hearings and move forward with the project. He said Council will not give final approval until PC has made their final recommendation.  
Dr. Bostick asked if they collaborated with the hospital in regards to it expanding or medical offices locating around it. Mr. Farruggio said that would be a separate investment. He said a developer showed that on an older plan and that was the original investment purpose for that specific property. Mr. Jenkins asked if anyone has collaborated with the City of Hardeeville downtown business owners to make sure this plan would not turn downtown Hardeeville into a ghost town. Mr. Farruggio said one of the hotel owners at Exit 5 has shown some interest in Exit 8 and each Exit has 2 different demographics. Mr. Edge said that is an on-going issue not only with downtown Hardeeville but all of Hardeeville. He said the City of Hardeeville just had a 3 day workshop where this was talked about and how to overcome these issues. He said this plan will not take away from what is happening downtown but will enhance it and give users something different. Ms. Flexon said she thinks the plan is beautiful. Her concern is finding the money but if we can just get the 1st project done, landscaping the interchange, that will be a huge step in the right direction. Mr. Edge reiterated that staff is looking for a recommendation to get this plan in front of Council pending Planning Commission’s final recommendation after they have time to review it. Mr. Jenkins made a motion to send the Exit 8 Master Plan to County Council pending Planning Commission’s final approval, seconded by Ms. Flexon. Mr. Pinckney asked what the rush is. Mr. Edge said there is no rush but we should get this before the Council and have a public hearing so that we can make this publicly available and move the project forward. Mr. Pinckney said normally when the PC approves stuff it goes to Council without needing to come back to the PC. He said Council has the final say so PC might as well go ahead and approve it tonight because once it makes its way through Council and public hearing it won’t matter if PC doesn’t approve it. Mr. Edge told the Commissioners they have seen this project before but again he wants them to be comfortable with it and have more time to review it. He said in addition to getting their recommendation he also wanted to get the public’s recommendation too. Dr. Bostick said when something leaves the PC it goes to County Council and PC is finished with it. He said that is why he asked the question earlier, how long has the plan has been available. He said if they had received it earlier they would have had time to review it and make a final recommendation to Council rather than making a recommendation pending Planning Commission’s final recommendation. Mr. Edge said County Council is going to have a joint meeting on April 30th with the City of Hardeeville and the Town of Ridgeland and this item will be on their agenda. Mr. Pinckney suggested that the project be forwarded to Council with final recommendation and if Council has any concerns during their review Planning Commission can give comments at such time. The Commission Members present voted unanimously in favor of the motion.     

Comprehensive Plan Update: Mr. Edge said staff has presented a compilation of what still needs to be done to finalize the Comprehensive Plan. He said some of the changes have been made but we are still in the process of updating the map. He said it is anticipated that the final text and map updates will be presented at next month’s meeting. No action required.
Re-Zoning Application 8406 Speedway Boulevard: Mr. Edge said this agenda item is an application for re-zoning of approximately 4 acres located at 8406 Speedway Boulevard. He said the request is to have the property re-zoned from Community Commercial to Industrial Development. He said a brief staff report was provided in the PC packages. The tax map number is 039-00-05-032 and is located at the intersection of Speedway Boulevard and Freedom Parkway. He said the property is currently being used in an industrial manner and it is intended that it might expand so proper zoning is needed for the use.
Ms. Flexon said this area has a lot of residential around it and Industrial Development can be intensive. She asked what the applicant will be doing there. Mr. Edge said it will basically be used for transportation and warehouse distribution. He said there are areas in the vicinity that are industrial such as, Antunes Granite and Marble. Ms. Flexon said she doesn’t have a problem with the current use but changing the zoning opens it up to other potential uses that are allowed and industrial can get very intense. Mr. Edge said our ordinance has protective standards when there is industrial that abuts residential. Ms. Flexon asked in this case what the protective standards would be. Mr. Edge said there are certain uses that cannot be located within 1,000 feet of a residence. Dr. Bostick said if we change the zoning from Community Commercial to Industrial Development and there is a boundary between the use and the residents it may decrease the available space they have to work in. Dr. Bostick asked what the necessary distance between residential and industrial is. Mr. Edge said depending on the use it is 1,000 feet so it restricts the types of uses. He said the Use Table goes through all the different standards. Ms. Flexon asked if the marble business and the transportation use will be okay. Mr. Edge said yes it is an existing use that has been grandfathered in. Dr. Bostick said there is a big difference in a use being grandfathered in and allowing them to go to industrial. Mr. Edge said the important question is, if Industrial Development is appropriate for that area understanding that there is industrial nearby, access which is located on Speedway Boulevard and the fact that we protective standards. Mr. Pinckney asked what the Comprehensive Plan projects for that area because initially that area was zoned to line up with the Comprehensive Plan. Mr. Edge said we are in the process of updating the Comprehensive Plan. He said he thinks industrial is an appropriate use for that area. Ms. Flexon said the right side of the street is all residential until you get to the end of the street and that is why she is uncomfortable with changing the zoning. She said it is zoned Community Commercial which is commercial but it’s appropriate next to the neighbors. She said she has no objection to the current business but changing the zoning could open the neighborhood up to intensive uses in the future. Mr. Edge said he understands but there is a new business going in that location and Industrial Development is the necessary zoning needed for their use. Ms. Flexon said if they are selling to a new business they won’t be grandfathered in. Mr. Edge said that is correct. Dr. Bostick asked about the nearby properties that are being used for industrial and if they are also zoned Community Commercial. Mr. Edge pointed out some properties located within the City of Hardeeville and he said they are slated for industrial development. Mr. Jenkins asked if the residents have been notified. Mr. Edge said no but they will be for the public hearing.  
Mr. Edge said the Comprehensive Plan shows the subject area located within the Southern Joint Planning Area which is generally intended for dense urban use. Ms. Flexon said dense urban use is different than industrial. She said she lives near this area and drives by it every day. She said there are a lot of houses located there and she doesn’t want to wake up one day and be across the street from something intensely industrial. Mr. Pinckney said there have been problems in this area before when another property wanted to be re-zoned to Industrial. Mr. Edge said he understands their concerns but the use is compatible with the area. Ms. Flexon said she thinks the bigger question is do they want this area to stay zoned as Community Commercial or re-zoned to Industrial Development regardless of the subject parcel. Mr. Edge said from the subject parcel south is ideal for Industrial Development but he would not recommend Industrial Development any further north. Ms. Flexon said she can see houses on the map across the street. Ms. Flexon asked, don’t we normally notify the neighbors prior to the PC Meeting so they have a chance to talk when PC is considering a re-zoning. Mr. Edge said the public hearing is held at the Council Meetings. Ms. Flexon said it seems like when an application is coming to PC it would be an opportunity for the surrounding neighbors to have an opinion. Dr. Bostick said although it is not a normal procedure he thinks they asked for that to be done as a courtesy. Dr. Bostick said from what he is hearing he doesn’t think the Commissioners feel that this property should be re-zoned. Ms. Flexon said she does not see the need to re-zone it to Industrial Development, she is happy with it being Community Commercial. Dr. Bostick said they are concerned with it being in a residential area. He said in the past other people have come in and wanted their property re-zoned because they had a use that was grandfathered in and wanted to add on or expand and the PC did not approve it. Ms. Flexon motioned to recommend denial of the property being re-zoned to Industrial Development. Mr. Pinckney seconded the motion. The Commission Members present voted unanimously in favor of the motion.      
Discussion:
Director’s Report: Mr. Edge said he just wanted to remind them that he will be attending Jasper Day tomorrow in Columbia at the Statehouse from 11:30 – 2:00. He said he is not sure if they got an invitation but they are more than welcome to attend.  
Mr. Pinckney said he was not happy at all when the Exit 8 Master Plan was being shown. He said he likes the plan a lot but he was very saddened that we are not using our energy to go after funds to fix the roads in Jasper County. He said the roads in Jasper County are in terrible condition. He said we need to find someone who can find some money or come up with a plan somehow to improve the roads in the County. He said money has been found to do an airport and now we are looking for money for Exit 8 but for the tax paying citizens of Jasper County we can’t find money to improve our roads. He suggested speaking to our Delegation in Columbia at the Statehouse tomorrow during the Jasper Day event. Mr. Edge said there are some roads slated for re-paving and reconditioning but that is a SCDOT issue. Ms. Flexon asked Mr. Edge if he has a list of what roads are slated for improvements. Mr. Edge said he doesn’t but Mr. Malzone Russell with SCDOT has a list. She asked Mr. Edge if he could get that list sent to the Planning Commissioners. Dr. Bostick agreed. Mr. Edge said he would get that information to the Planning Commission.   
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Young. The Meeting adjourned at 7:38 pm.
Respectfully Submitted,
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Lisa Lamb

