Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

 Minutes of the April 14, 2015
Regular Scheduled Meeting
Members Present: Chairman, Kim Thomas; Mr. Bill Young; Mr. Thomas Jenkins; and Mr. Alex Pinckney
Members Absent: Ms. Courtney Flexon and Vice-Chairman, Dr. Bostick
Staff and Consultants Present: Mr. LeNolon Edge and Lisa Lamb
Others Present: County Administrator, Andrew Fulghum; County Councilman, Henry Etheridge; Mr. Jerry Roberts; Mr. Alberto Manzanares; Mr. Ronnie Fraser; and Ms. Louise Rawlings.
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 approve the Agenda as published, seconded by Mr. Jenkins. The Commission Members present voted unanimously in favor of the motion.  

Approval of Minutes; January 13, 2015: Mr. Jenkins motioned to approve the Minutes of January 13, 2015 as written, seconded by Mr. Young. The Commission Members present voted unanimously in favor of the motion. 
Old Business: 
Request for Expansion of Legal Non-Conforming Use; Lowcountry Paver: Mr. Edge said this agenda item is a request for a non-conforming use expansion. He said the project is located at 535 Stiney Road. He said this is Lowcountry Paver which is an existing site. He said they are proposing an 8,000 square foot facility to enclose the pavers they have on site. He said a community meeting was held at the Don Gatsch facility since the last Planning Commission (PC) meeting. He said about 22 members were in attendance. He said most of the concerns raised at the meeting were not specifically related to the Lowcountry Paver site but more about the traffic that goes through that area. He said prior to the community meeting staff made contact with SCDOT and they explained that the community needs to provide a letter requesting reduction of speed or no through truck traffic. He said staff went out to the community and it is obvious that the road is narrow, it’s winding, there are no sidewalks and there are residences in the area but Lowcountry Paver is willing to re-direct their traffic. He said the way Lowcountry Paver explained it, is when traffic goes there they have them go a different route to avoid the residential community which resolved the problem. He said staff recommends approval of this application to improve the site and make it more functional. Chairman Thomas said she is glad to see the community came out to the meeting.  

Mr. Pinckney asked Mr. Edge what he was saying about the letter in regards to SCDOT. Mr. Edge said the community needs to send SCDOT a letter requesting no through truck traffic. He said the community has to show what their concerns are in order for SCDOT to address them. Mr. Pinckney asked if this has been done. Mr. Edge said not to his knowledge but the community has been notified about what they need to do. Mr. Pinckney asked if the concerned individuals who came before the PC previously, if they were sent a letter about the project being re-submitted at tonight’s PC meeting. Mr. Edge said there was not a letter sent about the re-submittal but it was in the letter about the community meeting. Mr. Edge said as he previously mentioned the concerns were SCDOT related. He said whether or not this proposal is approved, traffic is still going to be an issue if SCDOT doesn’t do something about it. Mr. Young said Lowcountry Paver isn’t necessarily the biggest traffic user in that area because they are next to a concrete plant that has just as many or more trucks coming and going. Mr. Pinckney said both businesses are located on the same property. He said if we approve Lowcountry Pavers request then the concrete plant could be in here next week wanting to do an expansion. Mr. Edge said they could come in here regardless of whether or not you approve an expansion and their request would have to be considered. He said this project stands alone and is not contingent on what someone else might do so the decision you make for this project doesn’t have to apply to anyone else’s expansion of their legal non-conforming use. He said it doesn’t set precedence for how you handle other properties. Mr. Pinckney said both businesses are on one (1) lot. He said his main concern, which he indicated when he made his motion, is the need for guidance in re-directing the truck traffic out of that road because the business is located in a residential zone. Chairman Thomas said that Lowcountry Paver will re-route the traffic out of that neighborhood when it comes to their site. She said we are also dealing with the building. She said the proposal is to house the pavers that are already internally sitting on the site. She said it is cleaning up an eye soar. Mr. Pinckney said the proposal still gives the business some enhancement. He thinks being in a rural area they need to meet some of the community’s demand in order to expand their non-conforming use. He said it is the PC’s job to protect the health, safety and welfare of the citizens. He said if one (1) child gets run over that is too much. He wouldn’t want this in his neighborhood and he doesn’t want to see this in anyone else’s neighborhood. 
Ms. Viola Ulmer addressed the Commission. She said Sunday night when she was going home an 18 wheeler was coming her way and although the speed limit is 35 mph she doesn’t think the truck was going 35 mph. She said it is a dangerous area and she doesn’t want to see anybody’s child get hurt. She said no one on the PC would have this in their community. She said the trucks can not go through the industrial area because there are signs up that say no more than 6 tires. She said if the industrial area has that right why can’t she have rights in her residential community. She said she is retired and she does not want anyone’s business to be less than what they want it to be but she wants to live comfortably and she wants people in her community to be able to live comfortably too.

Ms. Jodie Snow addressed the Commission. She said what she understands is that whether this application is approved or denied, the road situation is not going to change unless the people of the community requests SCDOT to change it. Chairman Thomas said that is correct. 

Mr. Young motioned to approve the expansion of the legal non-conforming use for Lowcountry Pavers to allow them to construct their proposed building. Chairman Thomas seconded the motion. Chairman Thomas called for a roll call vote. Mr. Young, Chairman Thomas and Mr. Jenkins voted in favor of the motion. Mr. Pinckney opposed the motion. The motion carried in favor 3-1.
New Business:
Rezoning Application: Strobhart Road and Lowcountry Drive, Tax Map Number #083-00-04-003: Mr. Edge said this agenda item is a re-zoning application. He said a map has been included in the PC packages which show the intersection of Strobhart Road and Lowcountry Drive. He said the applicant is requesting to have a portion (29.76) of this property re-zoned to General Commercial (GC). He said it is the applicant’s intent to have a truck transportation operation with a 30x40 shop to park trucks and equipment. He said the PC is looking at whether or not GC is appropriate for this area. He said the site is south of the blue area which represents Community Commercial (CC), the purple area is Industrial and the site is currently zoned Rural Preservation (RP). He said it may or may not be consistent with the Comprehensive Plan depending on how you look at it. He said the Comprehensive Plan does not show any of these uses in the area, it just shows rural which is not uncommon because it deals with a large area. Mr. Young said his main concern is putting an entrance on Highway 462 near Strobhart Road. He said the site is at the bottom of a slope. He asked if the applicant can consider routing the road out to Strobhart Road and having the one entrance from Strobhart Road to Highway 462 because of the heavy traffic on Highway 462.

Mr. Jerry Roberts addressed the Commission. He said he is with Sea Pines Real Estate and he is representing Mr. Manzanares who owns property on Strobhart Road. He said Mr. Manzanares is proposing to buy the 29 acres and would like to build two (2) more homes on a portion of the property, which is located on Strobhart Road. He said Mr. Manzanares would be willing to put the entrance on Strobhart Road but the county staff said the road could go on Highway 462. 
Mr. Manzanares addressed the Commission. He said that he is not going to run a business on this property. He said when he bought the property where he built his house, he thought he could park the trucks in the back and put a fence or landscaping to screen the trucks but that was not allowed so he is trying to find a place where he can park his trucks. Mr. Young asked if these are the trucks that are parked at the old landscaping site right down the road. Mr. Manzanares said yes. 
Mr. Pinckney said his concern is that if the property is re-zoned to GC it allows a variety of uses. He said the residences in that community have already had to deal with a lot of heavy industrial uses. He asked Mr. Edge to pull up the chart of uses on the computer screens so they could review all the uses that are allowed in the GC zone. The Commissioners reviewed the chart of uses.

Chairman Thomas opened the floor for public comment. Mr. Ronnie Fraser addressed the Commission. He said his main concern was the trucks that Mr. Manzanares had parked at his house. He said he also noticed the trucks had been moved to the other site on Highway 462. He said he talked with Mr. Manzanares and Mr. Manzanares told him he wanted to build two (2) more houses. He said the community would be happy to have residential growth but in regards to the trucks they already have a lot of truck traffic in their community. He said he is next to Cleland Prep Site. He said Waste Management is in their community. He said he did not completely understand if the subject property is behind the church or on the side of the church. He asked if everything is going to be on Strobhart Road or Highway 462. Mr. Young said the drawing that was presented, shows the road coming out to Highway 462 approximately 200 yards from Strobhart Road. He said he was concerned about all the traffic in that area especially with all the trucks that turn on Strobhart Road. He said he thinks it would be better to have the trucks coming out on Strobhart Road instead of creating an additional access on Highway 462. Mr. Fraser asked about the shop that is being proposed. Mr. Roberts showed him where Mr. Manzanares is proposing to build a shop on the subject property. Mr. Fraser said his concern is the trucks and the flow of traffic on Strobhart Road but he doesn’t have a problem with the houses. Mr. Pinckney explained to Mr. Fraser that the PC does not approve how the land is used. He said their job is only to make a recommendation to County Council in regards to zoning of the property. He said whatever uses are allowed under GC will be allowed to take place on the property now or in the future if the property is re-zoned to GC. 
Mr. Roberts said they are not asking for the portion of land where the houses will be located to be re-zoned to GC unless that is needed for the road. He said the only portion they want zoned GC is the back portion where they want to keep the trucks and build the shop. Mr. Pinckney said if you put GC in the middle of Residential and RP that is considered spot zoning. Chairman Thomas asked if the property is one (1) piece of property or if the intent was to subdivide it. She pointed out that if the zoning is changed it would change the whole piece of property. She asked if the subdivision should take place first. Mr. Edge said he thought that would be part of the PC’s motion. He said Attorney Jones assisted with preparing the ordinance to make sure it read correctly and the PC is making recommendation on the 29.76 acres. He said the motion can be contingent upon the property being subdivided prior to the property being re-zoned. 

Ms. Louise Rawlings addressed the Commission. She said she was concerned about the property being re-zoned to GC because like Mr. Pinckney pointed out, once it is changed a lot of different uses can go there. She said it is her understanding that the community is already zoned CC. She said she is concerned about more truck traffic coming through Strobhart Road. She said there are enough trucks coming through that community already. She said trucks are coming and going to the landfill and Cleland Prep Site. She said there are residents living on Cherry Hill Road that also uses Strobhart Road. She said she knows Mr. Manzanares said something about building 2 more homes but 29 acres sounds like he wants to do more than build 2 homes and that is her biggest concern with changing the zoning to General Commercial. She said they fought to get that area zoned and they got it zoned to CC. She said she was told that certain commercial could come into that area but they did not know that anybody was going to come in there with a lot of heavy duty trucks. 
Mr. Manzanares addressed the Commission. He said he already lives there and he is the one purchasing the piece of land. He said the reason he is buying 30 acres is because the property owner will not sell less than 30 acres. He said he only has 8 trucks and the traffic isn’t too heavy right now because Cleland is gone. He said if he gets to do what he wants to do there will be nothing wrong with the community, it will be even better for the community.  Chairman Thomas asked about the shop he proposes for the property and if it is just a shop or a place to store trucks. He said the trucks will leave around 7:00 or 8:00 in the morning and won’t come back until 4:00 or 5:00 in the afternoon. He said the trucks will be parked in the shop and they can use the shop to change tires or make small repairs to the trucks. Chairman Thomas asked Mr. Edge if there are any provisions within the Community Commercial District that would allow the proposed use. Mr. Edge said he didn’t think so. Mr. Manzanares said the reason they asked for GC is because he was told GC is the only commercial designation that would allow him to park his trucks there. Mr. Jenkins asked Mr. Manzanares if he owned the land to the left of the church would he be able to get an easement to Highway 462. Chairman Thomas said that is what is proposed but Mr. Young was saying Highway 462 is just as bad as Strobhart Road.
Mr. Pinckney asked Mr. Edge to pull up the property where the trucks are currently parked and tell him how the property is zoned. Mr. Edge located the property on the GIS and said the property is zoned CC. Mr. Pinckney told Mr. Manzanares that the property where he has his trucks parked is not a legal use either. Mr. Manzanares said the previous owner had been running trucks out of that site. Mr. Pinckney said the site has been closed down for more than a year, so it is not a legal non-conforming use. Mr. Manzanares said he is trying to do everything right. He said he left Hardeeville because he lost $25,000.00 when somebody stole his bobcat and everything else, so now he is trying to keep everything close to his house. 
There was some discussion about whether or not General Commercial (GC) is appropriate for that area or not and if GC would be considered spot zoning. Chairman Thomas pointed out there is a request for GC zoning which requires a recommendation from the PC unless the applicant wants to table his application at this time because the recommendation is forwarded to Council to be approved or denied. Mr. Robertson said he understands what they are saying about GC and he asked if there is another category this proposal can fit in if they table this application. He said they were told this is the category they needed and if somebody were to purchase the 100 acre tract they would obviously be allowed to come out somewhere on Highway 462. Chairman Thomas asked Mr. Edge what the possibility is for this proposed use in the Community Commercial District. Mr. Edge read the North American Industrial Classification System (NAICS) as it relates to Auto Repair and Maintenance and Automotive Parking Garages. He said it doesn’t sound like it fits in either category. Chairman Thomas asked about Mixed Business (MB). Mr. Edge said it is allowed in MB but then you have to look at all the other uses that are allowed in MB and he believes more industrial uses are included in MB.
There was some discussion about what could be included in a motion; such as, an access road and subdivision of property. Mr. Edge said any kind of recommendation could be included in any motion. There was also some discussion about re-zoning applications that are denied at Council level. It was pointed out that once an application has been denied, one must wait at least 12 months before re-applying for another zoning designation. 

Mr. Jenkins motioned to forward a recommendation for approval to County Council to have this property re-zoned to General Commercial contingent that the applicant will access the property from Highway 462 instead of putting the traffic on Strobhart Road. Mr. Edge recommended that subdividing the property be a contingency as well. Mr. Young seconded the motion. Chairman Thomas called for a roll call vote. Mr. Young and Mr. Jenkins voted in favor of the motion. Mr. Pinckney and Chairman Thomas opposed the motion. 
Mr. Pinckney said when this application is forwarded to County Council it should indicate that it doesn’t line up with the Jasper County Comprehensive Plan and that all zoning designations should be in concurrence with the Comprehensive Plan. Mr. Edge said we are looking at all properties in the county that are just like this property where the use doesn’t match up with the zone. He said this particular project should be wrapped up by the beginning of July so it will help the PC understand where this is an issue throughout the county. Chairman Thomas said she thinks this is something they are faced with quite often and it makes it hard. She said they want to see people succeed but it’s tough; unfortunately, zoning has to work across the board. 
Mr. Robertson asked what the next steps are. Mr. Edge said 1st Reading will be May 4, 2015 and a public hearing will be May 18, 2015. Mr. Edge told him he will receive a notice.  
Discussion: 
Group Housing (Information Only): Mr. Edge said this agenda item is for discussion. He said Group Housing has become an item that we really need to look at. He said currently our zoning ordinance allows Group Housing in General Commercial (GC) and Community Commercial (CC) but not in Residential although there are some group housing uses that are appropriate in Residential. He said he plans to bring forth more materials at the next PC Meeting in regards to group housing for the Commissioner’s review so that we can start to think about how we can make some changes to the ordinance to incorporate group housing and make sure we are consistent with state law. Chairman Thomas asked if he was talking about dorms or what specific type of group housing. Mr. Edge said group housing has a lot of different meanings. He said the one he thinks about is more compatible with Residential and includes multiple families, maybe it is handicap, elderly, or criminal offenders. He said the PC probably wants to look at how we want to handle it for our community and make sure there are some uses that are appropriate in the Residential District that we should try to accommodate. He said his recommendation is to look at the group housing just like we did with any Industrial Classification System (ICS) since that is how our zoning ordinance is set up and see how they break it down and make sure there are no conflicts with state law. He said he will bring more information regarding group housing at next month’s meeting. 
Director’s Report: Mr. Edge said the John Paul II Catholic School has provided another site plan application which is under review. He said the Davant Plantation site plan was approved but they are making revisions to it to make the ponds and berms a little smaller since they oversized them. He said a development permit was issued for the Point South spec building and a pre-construction meeting will be held next week for the project. 
He said we are going to have GIS with our zoning so it will be helpful for users to look at what current zoning is for properties and it will also help with staff. He said there will be a webcast for continuing education training on May 21, 2015 in the Council Chamber from 9:00 am until noon which will satisfy the three (3) hour annual requirement. Mr. Pinckney said he thinks it will be good to have some joint training with the County Council on state guidelines in regards to zoning. He said sometimes we want to take zoning applications personal but we need to rule and make decisions based on what the law says. He said zoning is very serious, it is a big part of what the Planning Commission does and no favoritism should be shown. He said when considering projects they have to give consideration to the health, safety and welfare of the citizens. Mr. Jenkins said he agrees with Mr. Pinckney. 
Mr. Edge encouraged everyone to go online to census.gov and fill out the 2015 census. He said this is the test census but we want to take it seriously. He said the Savannah area is uniquely positioned and has been selected out of the nation to represent the test census. He said the test area is made up of Jasper, Hampton, Beaufort and 17 counties in Georgia. He said because this area has been designated as the test census area we get to set the tone for how the 2020 Census is rolled out for the entire US. He asked if anyone is interested in spreading the word, to please do so.   
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Young. The Meeting adjourned at 8:05 pm.
Respectfully Submitted,
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Lisa Lamb

