Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

 Minutes of the September 9, 2014
Regular Scheduled Meeting
Members Present: Chairman, Kim Thomas; Vice-Chairman, Dr. Bostick; Mr. Bill Young; Ms. Courtney Flexon; and Mr. Alex Pinckney
Members Absent: Mr. Thomas Jenkins

County Council Members Present: Chairman, Barbara Clark; Mr. Henry Etheridge; and Mr. Tom Johnson
Staff and Consultants Present: Mr. LeNolon Edge, Mr. Andrew Fulghum, Attorney Marvin Jones, and Lisa Lamb
Others Present: Mr. Michael Phillips, Hardeeville’s City Manager
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: Dr. Bostick motioned to amend the Agenda to include the Minutes of the May 13, 2014 meeting. Mr. Young seconded the motion. The Commission Members present voted unanimously in favor of the motion. 
Approval of Minutes; May 13, 2014: Dr. Bostick motioned to approve the Minutes of May 13, 2014 as written, seconded by Mr. Pinckney. The Commission Members present voted unanimously in favor of the motion. 

Old Business: 
2014 Updated Comprehensive Plan – Joint Council Workshop: Mr. Edge said the Planning Commission (PC) and staff has been working to make corrections and improve the Comprehensive Plan. He said we understand this is not the end and that this is really the beginning of the process in terms of getting a document that we want. It was expressed by the Commission that some funding needs to be set aside for the update of the Comprehensive Plan so that it can be more professional and we can make sure all the goals for the County are included in the Plan. He said we see this as the beginning of the next update and our intention is not to wait 5 years to do another update but to let this be a working document that we continue to update and make sure it meets our needs. He said the Comprehensive Plan is meant to address a variety of needs for the community, looking long range in a 10 year horizon. The Plan addresses several items including population, natural resources, historical resources, land use, implementation, priority investment and economic development. 

Dr. Bostick asked if the Council has any concerns about what the PC forwarded to them in regards to the Comprehensive Plan. Mr. Edge said he doesn’t think so. He thinks Council requested a workshop to make sure we were on the same page with what was presented to them before having the 2nd Reading and Public Hearing. Council Chairman Clark said their main concern is to be sure that the citizens understand exactly what is taking place and that is also why they have requested to have a meeting in the southern end of the county as well as the northern end of the county. She said they want the citizens to know how important this document is. Councilman Etheridge said he noticed the 2014 document has a lot of repeat from the 2007 document. He said on page 2 it talks about the expectation of major growth in the future and about the housing lots that have been approved for subdivision in the past 2 years. He said it’s the same as what was printed in the 2007 Comprehensive Plan and that has changed tremendously. He said he knows 60,000 housing lots have not been approved over the past 2 years. Mr. Edge said that change has been edited which states, “there have been over 80,000 residential dwellings approved through negotiated development agreements in the area and we have watched the economy significantly taper in 2008 and 2009 and now in 2014 we are seeing a definite rebound in respect to commercial and residential growth.” Mr. Edge said that this not a full update of the Comprehensive Plan, this is just a revision to assess it. He said in his opinion the major update needs to be totally revamped, totally re-written but some outside resources will be needed. 
Chairman Thomas said by law the Comprehensive Plan has to be updated every 5 years and a full revision has to be done at another time after that. Ms. Flexon asked when it will be time to do the full revision. Mr. Edge said in 3 years. Councilman Etheridge said he doesn’t understand why we aren’t doing it now since we have paid Mr. Jirousek and Thomas & Hutton to work on it. He pointed out the Clemson Study projections on page 9. He said those numbers have changed tremendously because of the economy so he doesn’t understand why we aren’t correcting some of that now before we have the 3rd Reading. Mr. Edge said we are going to continue to make corrections; we are not going to stop. He said at this point we need to get the ordinance passed to meet state law. Councilman Etheridge said we are telling the public that this is what we are approving. We are not telling the public that we are going to approve it and go back and revise it. 

Mr. Pinckney said the update should have been done 2 years ago and we are in violation of the state law by not doing the update. He said when somebody comes in and requests a zoning change in order to change the zoning it must line up with the Comprehensive Plan. He said that was omitted when we first did the Comprehensive Plan and the 10 year update because we were rushing to get the zoning ordinance done when there was a moratorium in place. He said to this day there are still some places in the Comprehensive Plan and in the County that need some changes so that if a person requests a zoning change it can be done. He said we need some professional help to get this accomplished and to make this a working document. He said when this was started the Joint Planning existed and now the Joint Planning no longer exists so there are some properties in the doughnut that was not zoned properly. Mr. Edge said this document needs a lot of work and we understand that but we need funding to match that work. He said we paid Thomas & Hutton and they gave us different levels of what it would cost us for them to provide the service we need. He said we elected for the less expensive option because of budgetary constraints. He said moving forward we will be able to allocate funding for the next update. 
Chairman Thomas said for months we have been updating the document as much as possible in-house. Councilman Etheridge said he is not blaming the PC. He said this document just has so much of the same information as the 2007 document and he just thought most of it would be revised before approving the 2012 document. He asked if we were going to approve the 2012 document just to satisfy state law and then make all the revisions. Chairman Thomas said yes and we will continue to work on it. She suggested that maybe it can be approved with some type of statement saying that the document will be under complete modification in 2 years so that when someone looks at it they will realize that. Mr. Edge said there is a recommendation in the Plan to look at it on an annual basis. He said if we wait until the full period to review it, it will become an afterthought and this is the Plan that guides the community. Councilman Etheridge pointed out a statement on page 18 regarding the development of a stormwater management plan and he said we already developed a stormwater management plan. He said it is just a lot of little things like that throughout the document that just aren’t correct. Chairman Thomas told Councilman Etheridge to document those things, get them to staff and anything that can be corrected will be corrected before the 3rd Reading.

Chairman Thomas said the PC tries very hard to inform the public as much as possible about what is going on. She said when the moratorium was in place and we were working on the new zoning ordinance we went into the communities to present the proposed zoning ordinance and maps to the public. She said the public is always given an opportunity to speak at each meeting. She said the public is notified of requests to have the zoning changed before it gets to Council level but people still do not come out to the meetings. 
Councilman Johnson said he does not have any complaints or criticism but he does have a wish list. He said in regards to in-house vs. professional, he understands this document to be mostly aspirational and guidance. He said it ought to be local and in-house. He said we live here by choice and we don’t need a professional to tell us what we want; however, we may need a professional to tell us how we get there. He said his slogan is we want Jasper County to be better not different. He said he doesn’t think that Grays needs to look like Buckwalter or Levy needs to look like Hampton Hall. If that is what people are looking for then there are already places like that people can choose. He said he thinks as a goal and objective we need to be equally sensitive to encourage people to do the right thing without having a quasi-police force to go around catching people doing the wrong thing. He said for example, one thing on his wish list is page 35, wildlife habitat preservation which states, “evaluate planning and zoning regulations to provide buffers to critical habitat.” He said in other words you are telling people you can’t do this on your property and he thinks the greatest creator of habitat is people who spend their own effort and money creating habitat because they want to not because somebody stopped them from doing it. He said he would like to see more about encouraging people to do things as opposed to trying to set up a police culture where you catch someone violating these things.
Councilman Johnson went over the rest of his wish list. He said he would like to see something inserted on page 3 under land use and development to make it clear that this would not exclude all business uses. He said while you might want intense development for the most part east of I-95, people in Tarboro, Calf Pen Bay and Grays might want a store, dental office or any type of business so if you say all businesses go east of I-95 he thinks that is overly restrictive. Chairman Thomas said she would have to look at that because areas were zoned Community Commercial throughout the County so that would be a little contradicting. He said he would like to see something included in the document to re-establish agriculture as well as a phrase about maximizing an opportunity for homeownership. He said he thinks housing should meet the needs of the population, not generate population. He said he feels it is counterproductive to have large developments to create demand to get people to come buy a house as opposed to building a house for people who need a house. He said on page 33, objective #1, an ordinance to protect wetlands, he thinks that should only be considered if state and federal regulations prove inadequate. He said the natural resources must be relevant to the daily lives of the population, in order to be more than hypothetical and aspirational. He said viable economic activity in silvaculture, agriculture, and maritime activities should be encouraged, mechanisms may include education, infrastructure, marketing, and access. He said he thinks we should encourage people to not just want to live in a natural or rural environment but to see that as a viable lifestyle and not only something the rich or unemployed can have. Chairman Thomas asked Councilman Johnson to make sure staff has a copy of his notes so that PC can review and look at them before their next meeting. There was some discussion as to how many more Readings are required in order to adopt and approve the Comprehensive Plan. Mr. Edge said there still needs to be a public hearing and 2nd Reading. Chairman Thomas asked if there would be another PC Meeting before 3rd Reading. Mr. Edge said yes. 
Mr. Pinckney said Jasper County’s theme is to be pro-growth and smart growth. He said the Joint 

Planning was set up to direct the growth within the 5 mile radius of the municipalities so they would eventually be in the Town and then the County would not have to provide certain services to them. He said it is the same philosophy with this document. He said you designate through the Comprehensive Plan where we want the growth and where we need the growth. He said the Plan dictates what type of zoning you have in certain areas as well as keeping Jasper rural. He said in the rural areas certain things are not allowed and in order to make that happen it must be reflected in the Plan. He said the law states we must look at the Plan every 5 years but now we need to be looking at this every year and have it as a working document. He said in 2007 Jasper County was slated as one of the fastest growing counties in the state and although the growth that was predicted didn’t happen the economy is coming back and growth is going to happen. 
Mr. Fulghum said 1 of the controlling documents that we worked with in 2006 was the Clemson Study and we may have an opportunity to update that document which he thinks would be helpful to everybody. He said we know 2 things have changed, the population didn’t come like we thought and the cost of services need to be re-evaluated. He said the Council is going to have a workshop on Monday, October 15th at 5:00 p.m. He said it would be great if some of the Commissioners could attend and that we are going to reach out to the municipalities as well. He said the author of the Clemson Study will review the document and see why we did the study and what the results were. He said a scope for updating the study will be prepared and any additional items can be included if that is the PC’s wishes. He said he thinks that is a nice step to begin getting more accurate data that can help in the larger plan to re-do the Comprehensive Plan. 

Chairman Thomas asked Mr. Edge if he wanted to show his presentation. Mr. Edge said we are accomplishing exactly what was to be accomplished tonight. He said we went over the goals of each chapter of the Comprehensive Plan. He thinks the most important thing is to create a dialogue and put these issues on the table so that we know what to expect while we are trying to get this document finalized. He said the next iteration of this we need to have professionals come in and assist us. He said at that time we want to go into the communities and have charettes in order to get a feel for what the citizens want to see because if you ask any 2 people in the County their vision for the County is not going to be the same and we understand that. He said this is a very difficult document to do but we want to get it as close to the heart of the community as we can. He said we have to do our best to guide development where we want to see it in the future.  
Mr. Pinckney said a few years ago Lowcountry Council of Government (LCOG) assisted us with data. He asked Mr. Fulghum if there was some way to get some of that assistance from LCOG again. Mr. Fulghum said LCOG made a proposal of $5,000.00 or less to update some of the data so that is still a service they offer and is something that can certainly be done. He said he thinks the challenge for staff is updating the maps. He said the maps have not been able to be re-created because we don’t know who created the maps and we don’t have the file to re-create the maps. He said we will need to hire someone to create new maps. He said you really have to have control of your document and maps to be able to update some of this. He said he thinks the PC will enjoy the flexibility to re-create the maps when the full update of the Comprehensive Plan is done. Ms. Flexon asked if there was any money in the budget currently to have LCOG do some of the updates. Mr. Fulghum said he didn’t think so at this time but County Council could consider that with the upcoming budget year. Ms. Flexon said we have been under significant constraints budget wise. She suggested perhaps utilizing a university system with graduate students who can update certain sections of the Comprehensive Plan. Mr. Fulghum thought that was a great idea.
Dr. Bostick asked what the timeframe is to get this done. He said he knows we are not going to get everything right. He asked if it will be more feasible to get this passed since we are so far behind or to try and correct all these issues we are talking about. Mr. Edge said he thinks we should take the document we have with the recommended changes thus far, make those changes, and then go ahead with the 2nd Reading. He said before the 2nd Reading takes place we are going to have another meeting like this one but in the southern part of the county. He said our next PC Meeting is the 2nd Tuesday in October (October 14, 2014) and we need to set a time and location for that meeting. Ms. Flexon said it would be useful for her if she had a little bit of direction from the Council prioritizing what they feel are the most important things to address first because we are under financial constraints. Mr. Edge said if there is something that anyone would like to see done different at the next meeting to please let staff know. 

Mr. Fulghum said he would like to see what the minimum requirements are for the Comprehensive Plan in order to see what we are doing in excess of that. Attorney Jones said we aren’t doing anything in excess of the minimum requirements. He pointed out the tabs at each Chapter of the Comprehensive Plan and said each tab is a sub-paragraph of the statue that says it must include the following. Councilman Johnson said there is no yard stick or instrument to measure what is right. He said what is right and what is wrong is in the eye of the beholder. That is why it is before a representative body. He said all we can determine is if it is consistent with what we think the visions are. Attorney Jones said he thinks Councilman Johnson is right in the sense that there is no state body that looks at our Comprehensive Plan and decides if something meets mustard or not. He said in the past 10 years there have been a number of cases from the Supreme Court where more and more they require a community to live with what they say their aspirations are in their Comprehensive Plan. He said whatever the PC decides is not a matter of right and wrong but what is appropriate for the County. He said the County is going to be obliged to live with whatever is in the Comprehensive Plan so he encouraged them to take it very seriously. 
Councilman Johnson asked if the County’s goals and aspirations apply to the municipalities. He said he realizes the County’s planning and zoning does not extend inside the municipalities but it is his opinion that the County’s goals should apply to the municipalities as well as the rural areas of the county. Chairman Thomas said that was the purpose of the Joint Planning Area (JPA). She said the entire county including the municipalities decided to be united and work together in order to put a stop to jurisdictional shopping. Councilman Johnson said to him it looks like both municipalities are still empire building every chance they get. He said he has not seen them turn down an annexation yet. He said if someone wants to beat the county with the land use regulations they seem to be welcomed to the town. Chairman Thomas said we wanted the growth to happen around the towns in order to provide the services. Councilman Johnson said the towns are everywhere now even in sight of the Tallmadge bridge.     

Mr. Pinckney said there are certain guidelines that should be followed when a property is being annexed but the good thing about it is the County doesn’t have to provide certain services and they still collect the taxes. He said the goal was to force higher density within the 5 mile radius of the town. He said he saw a map in another jurisdiction which was very impressive. He said the map was huge and it was color coded making it very easy to read. He said you could look at it and determine how a property was zoned, if water and sewer is available, if natural gas lines are available, what other infrastructure is in place, where fire stations and churches are located as well as school zones, and etc. He said we need a map like that here in Jasper County. He said a map like that would certainly make planning easier. Councilman Etheridge said the state mandates the county to provide all kinds of services to all the citizens of Jasper County including the citizens located within the municipalities. He said some of those services include; a courthouse, Clerk of Court, Probate Judge, jail, health department, DSS, Treasurer’s Office, Assessor’s Office, and emergency services. He said the main services that the municipalities provide to their citizens are police and fire.  
After some discussion about scheduling the next Planning Commission Meeting, it was decided that the October 14, 2014 regular scheduled Planning Commission Meeting would be held at 6:30 p.m. at the City Hall in Hardeeville.  
Discussion:
Director’s Report: Mr. Edge said there will be a training opportunity in October. He said Chairman Thomas also suggested having a training session at one of our regular scheduled meetings when there is a month that we don’t have anything on the agenda. Mr. Edge said that could be done from a CD and that he would go the extra mile to make sure the PC gets their training. He said he would be able to proctor the training session since he is a certified planner. 

Adjourn: Mr. Young motioned to adjourn, seconded by Dr. Bostick. The Meeting adjourned at 7:50 pm.
Respectfully Submitted,
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Lisa Lamb

