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 Minutes of the February 10, 2015
Regular Scheduled Meeting
Members Present: Chairman, Kim Thomas; Vice-Chairman, Dr. Bostick; Mr. Bill Young; Mr. Thomas Jenkins; and Mr. Alex Pinckney
Members Absent: Ms. Courtney Flexon
Staff and Consultants Present: Mr. LeNolon Edge and Lisa Lamb
Others Present: County Administrator, Andrew Fulghum; Council Member, Henry Etheridge; Ms. Priscilla Stephens; Ms. Ansley Manuel; Mr. Jim Strecansky; Mr. Joseph Taliaferro; Ms. Joann Dancy; and Ms. Viola Ulmer.
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 Mr. Young. The Commission Members present voted unanimously in favor of the motion.  

Approval of Minutes; November 13, 2014: Mr. Young motioned to approve the Minutes of November 13, 2014 as written, seconded by Mr. Pinckney. The Commission Members present voted unanimously in favor of the motion. 
Old Business: 
Flood Damage Prevention Ordinance (informational only): Mr. Edge said that Ms. Lamb presented the Flood Damage Prevention Ordinance last month. He said it is something that typically does not go through the Planning Commission (PC) but staff thought it would be good to share with the Commissioners before it goes to Council for approval. He said the ordinance was provided in the PC package and was for informational purposes only. Mr. Young asked if altering of watercourses on page 15 includes a ditch or canal and if that is something that should be defined. Mr. Young also asked at what point the county becomes responsible for assuring downstream capacity sufficient to prevent flooding such as, some type of flood drainage or flood control. Mr. Edge said he doesn’t think there is a specific answer as to when the County should get involved. He said he thinks every time there is an issue we should be involved to see if there is something we can assist with. He said he thinks at some point we talk about doing a larger plan. Mr. Edge said this agenda item is for informational purposes only and the ordinance only affects areas in a special flood hazard area. 
New Business:
Rezoning Application: Grays Highway, Tax Map Number #052-00-10-038: Mr. Edge said this property is located in Grays and is 4.149 acres. He said the Applicant requests to have the property re-zoned from Community Commercial (CC) to Residential. He said there is a small residential tract behind the subject property although most of the adjacent properties are zoned CC. He said one of the reasons the Applicant wants to have the property re-zoned to Residential is because there are some significant wetlands on the property and he didn’t see it being developed as commercial. 
Dr. Bostick asked if the Applicant is aware of what types of businesses are allowed in CC in regards to how he can use his property. Mr. Edge said yes the Applicant has been informed and he prefers to have his property re-zoned to residential. Chairman Thomas asked if the Applicant was concerned about not being able to build a house on his property. Mr. Edge said the Applicant mentioned that the subject property does not have the frontage that it appears to have on Grays Highway. He said there is another strip that goes between Grays Highway and the subject property so the Applicant doesn’t see this property being developed as commercial. He pointed out an adjacent parcel that is zoned Residential. Mr. Pinckney said the commercial zoning does not have much effect on the tax value but if it is the desire of the Applicant to have his property re-zoned then he thinks it will be harder to revert back to commercial in the future. Mr. Pinckney motioned to forward a favorable recommendation to County Council to have tax map number 052-00-10-038 re-zoned from Community Commercial to Residential, seconded by Mr. Young. The Commission Members present voted unanimously in favor of the motion.  
Rezoning Application: Grays Highway, Tax Map Number #052-00-10-035: Mr. Edge said this is an 11.63 acre parcel and is adjacent to the parcel just reviewed. He said this request is to have the property re-zoned from Community Commercial to Rural Preservation (RP). He said there are adjacent properties zoned RP. There was some discussion about RP being 25 acres and larger. Mr. Edge said he thinks during the mass re-zoning of Jasper County that the PC looked at properties greater than 25 acres and determined whether it was RP or Residential. Mr. Edge said the density in Rural Preservation is one (1) acre per residential unit. Mr. Young motioned to forward a favorable recommendation to County Council to have tax map number 052-00-10-035 re-zoned from Community Commercial to Rural Preservation, seconded by Mr. Jenkins. The Commission Members present voted unanimously in favor of the motion. 
Rezoning Application: James Lang, Tax Map Number #039-00-01-039: Mr. Edge said this application is for parcel number 039-00-01-039 and is approximately 1.63 acres located at the intersection of Speedway Boulevard and Purrysburg Road. He said the property is adjacent to the city limits of Hardeeville and nearby the city limits of Hardeeville as well as near the River Port development which is a Planned Development District with a mix of uses. He said the Applicant is proposing a distillery and is requesting that the zoning be changed from Community Commercial to Mixed Business (MB). He said initially the Applicant considered Industrial Development (ID) which may have been a stretch but MB is more along the lines of what he thinks the area is transitioning toward. 
Mr. Jenkins asked if the public has been notified about the re-zoning applications being presented tonight. Mr. Edge said yes. Chairman Thomas asked if the City of Hardeeville had any comments on this application. Mr. Edge said he did not coordinate with the City of Hardeeville on this one but that is a very good recommendation. He said if it the property was adjacent to the City he would have talked to them about possibly annexing. Chairman Thomas said there will still be an opportunity to reach out to the City of Hardeeville. 

Mr. James Lang addressed the Commission. He said he is the property owner. He said there is a company interested in purchasing the property and making it a distillery. He said the company intends to employ 12-15 people within a year. He said the business owner was going to come tonight but he had to go out of town on business. Mr. Jenkins motioned to forward a favorable recommendation to County Council to have this property re-zoned from Community Commercial to Mixed Business, seconded by Mr. Young. The Commission Members present voted unanimously in favor of the motion. 
Rezoning Application: Larry Riley, Tax Map Number #080-00-03-022: Mr. Edge said this agenda item is a re-zoning application located on North Okatie Highway in the Green Acres area. He said many of the parcels in the area are zoned General Commercial but are being used as residential. He said this property is adjacent to a parcel that was previously presented to PC and recommended for General Commercial. He pointed out the property on a map. He said during last month’s PC Meeting staff had a meeting at the New River Auto Mall with the Green Acres Community. He said the consensus at that meeting was that it would be unfair for the community to have their property zoned General Commercial and not allow these two parcels to be zoned General Commercial. He said at that time Mr. Riley shared his desire to move forward with an application for General Commercial zoning consistent with the area. 
Mr. Young asked if County Council has approved the zoning for parcel 080-00-03-02. Mr. Edge said not yet; it goes to Council on March 2, 2015 for final reading. Mr. Pinckney motioned to forward a favorable recommendation to County Council to have parcel 080-00-03-022 re-zoned from Residential to General Commercial, seconded by Mr. Young.  The Commission Members present voted unanimously in favor of the motion. 

Request for Expansion of Legal Non-Conforming Use; Master Steel: Mr. Edge said this agenda item is a request to expand a legal non-conforming use. He said the Applicant is Master Steel. He said Article 9:3.7 of the Zoning Ordinance was included in the PC packages and it is the criteria for PC to consider in regards to allowing an expansion of a non-conforming use. He read the criteria which states the following: the proposed non-conforming use will be harmonious with the surrounding area; the proposed non-conforming use will be a desirable addition to the physical pattern of the neighborhood; any additional traffic resulting from the proposed non-conforming use will not be a burden on existing streets; no adverse environmental impacts including noise, smoke, dust, fumes, vapors, gas, heat, odors, glare, vibration, etc. to be created; outdoor storage or activities are limited and subject to review which may require increased setbacks, and buffers; and the proposed use is considered to a benefit to the community and Jasper County as a whole by implementing goals of the Jasper County Comprehensive Plan. He said Master Steel’s request is for expansion of their facility to create a new administration office building of approximately 5,000 square feet and a fabrication facility of 16,000 square feet. He said a sketch plan was provided that shows where the administrative building and the fabrication facility would be located. He said it is located within the setbacks for residential. 

Ms. Ansley Manuel addressed the Commission. She said she is the Architect for the project. She pointed out Ms. Priscilla Stevens who is the President of Master Steel. She said this is an existing business that has been located in Jasper County for ten (10) years. She said last year their revenue was 3.6 million dollars and they are projecting to make 5 million dollars this year. She said this business is growing; they would like to increase their employees from 25 to 40. She said Jasper County benefited $15,000 in tax revenues and that will only improve as the business grows. She said there are three (3) parcels but all three (3) of the parcels are one (1) business activity. She said currently on the back lot is the existing fabricating building and the administrative building is two (2) mobile units. She said the proposal is to get rid of the mobile units and build a new administrative building on the parcel closet to Highway 17. She said that is not an issue because the administrative building is a conforming use. She said in the future they would like to build a new fabrication building behind the administrative building which is the reason for their application. The current fabrication facility is a legal non-conforming use and they would like to expand as well as improve the site and the fabrication facility. 
Someone in the audience asked where the subject property is located. Ms. Manuel said the property is located on Highway 17 across from the old racetrack site. She said there are a lot of businesses in that area already that are more industrial in nature. Mr. Pinckney said he would like to see the landscaping enhanced within the buffer area. Ms. Manuel said she is familiar with the needs of the landscaping and that will happen at site design. Chairman Thomas said she likes the fact that the short end of the building will be facing the highway rather than the long ends of the building. She said that will help hide everything. Dr. Bostick asked about the size of the current administrative building. Ms. Manuel said the mobile units are the size of a mobile classroom and they are operating out of two (2) units which they are renting. Mr. Pinckney said he thinks it should be zoned to allow the use rather than leaving it as a non-conformity because it fits the area. Mr. Ede said he thinks that is something we should look at later but re-zoning a particular parcel may create an issue with spot zoning. He said if PC wants to look at re-zoning the entire area, he thinks Mixed Business (MB) would be appropriate. Chairman Thomas said she thought from Hardeeville to the Tallmadge Bridge was a corridor. Mr. Edge said it is. He thinks a lot of it is CC but a lot of it is still residential like this parcel. He said the Comp Plan and the Future Land Use Map shows this area as one of those transitional areas where MB makes sense. 

Dr. Bostick motioned to approve the expansion of the non-conforming use for Master Steel. Mr. Jenkins seconded the motion. Mr. Pinckney asked for a condition to be added that the landscape will be taken care. Chairman Thomas said we will add to the motion that all the standards will be followed. The Commission Members present voted unanimously in favor of the motion.  
Request for Expansion of Legal Non-Conforming Use; Lowcountry Paver: Mr. Edge said this agenda item is a request from Lowcountry Pavers to expand a legal non-conforming use. He said this site is located at 535 Stiney Road. He said their request includes locating an 8,000 square foot facility on the property for office space and make some improvements to the site. He said the same conditions apply to this application as the one you just reviewed in determining whether this non-conforming use should be expanded or not. He said this property is zoned Residential. 
Mr. Jim Strecansky addressed the Planning Commission. He said he is the President of Strecansky and Company. He said they are a General Contractor based in Bluffton and has been in business here for 15 years. He said he is representing Lowcountry Pavers. He said Lowcountry Pavers has an existing manufacturing facility. He said their existing office space is similar to the previous application. He said it is a couple of mobile units hooked together. He said the proposed building is 8,000 square feet with 5,000 square feet being a warehouse and the other 3,000 square feet being used as an office and showroom. He said the main reasons for their application is to get everything into one (1) building, the existing office building is not salvageable. They also have some issues with storing their pavers outdoor, so most of the pavers will be stored within the proposed warehouse area. He said the pavers being stored outside create a safety issue so this proposal will help with that. He said they don’t foresee any additional traffic and cleaning up the site will improve the traffic pattern. He said the impervious coverage is probably not going to change by taking out the pavers and putting in a concrete slab. 

Mr. Edge read two (2) letters received from property owners in the community. One was in support of allowing the expansion while the other letter was not in support of allowing the expansion. Dr. Bostick asked Mr. Edge to point out on the map where these two (2) property owners live in proximity to the Lowcountry Paver site which Mr. Edge did. 
Mr. Taliaferro addressed the Commission. He said his concern is the trucks are big and he got hit by one (1). He said the turning lane is very poor and school buses are coming down the road at 7:00 am and 3:00 pm. He said it is a hazard. He said the noise and the dust is an environmental impact. He said he doesn’t mind them building but something needs to be done with Stiney Road. He said the road is too small for the trucks to be turning like they are right now. He said he got hit by a concrete truck. He said he lives by the RR track and when the RR track came in he went to the City of Hardeeville and they told him the RR could do whatever they wanted to and there is nothing he could do about it. He said he knows Jasper County needs tax dollars so he does support new businesses. He told the PC he would like them to consider the dust, noise and do something for Stiney Road because it is too narrow. 

Mr. Young asked Mr. Strecansky if they could possibly put in a spray system or something to keep the dust down. Mr. Strecansky said he thinks there is 2 parts, Lowcountry Paver doesn’t have anything to do with the concrete plant and the concrete plant is where most of the dust is. He said he is not a traffic engineer but the traffic will be better because the criss-cross traffic that is currently there will be eliminated. Chairman Thomas asked what kind of delivery trucks come in the sight, such as 18 wheelers. Mr. Strecansky said yes, flatbeds and they have their own trucks. Mr. Young suggested improving the entrance so it will be easier for trucks to turn in and make a wider entrance. Mr. Jenkins asked what the hours of operation are. Mr. Strecansky said they manufacture so it depends on how busy they are. He said they will have a night shift and a day shift. Mr. Jenkins asked if the expansion will increase the number of trucks and traffic. Mr. Strecansky said no and there will not be any additional employees either. Mr. Strecansky said all they want to do is build the 8,000 square foot building and re-locate the existing employees into that building, demolish the current building and clean up the site to include housing pavers in the new building. 

Chairman Thomas asked where the concrete plant is located. Mr. Young said it is located on the bottom half of the site. Mr. Pinckney asked if both businesses use the same access point. Mr. Strecansky said no, Lowcountry Paver uses the access point to the north and the concrete plant uses the one to the south. Mr. Pinckney said one of the criteria is to be harmonious with the community. He said residents live here and they aren’t happy. He said that is not harmonious.

Ms. Viola Ulmer addressed the Commission. She said she lives at 426 Stiney Road and like her neighbor (Mr. Taliaferro) said there are 18 wheelers up and down Stiney Road from sun up to sun down. She said there are a lot of children in the community. She said she is not against improvement at all but we need to be concerned with the residential people that live there and the children. She said the 18 wheelers do not have to come down Stiney Road. She said Highway 321 and Highway 17 are parallel to Stiney Road. She said the speed limit is supposed to be 35 mph but when the trucks come through there you have to get out of their way. She reiterated that she is not against improvements but we need to be concerned about our children, our livelihood, our property and they should be given a chance to live comfortably. She said that she is asking for some consideration be given to the residents of the community. 

Chairman Thomas said obviously the business is already established at this location and has been for a number of years. She said the proposal is to add a new building, tear down the old building and clean up the site so the truck traffic, the employees and things of that nature is not going to increase, everything will stay the same. She suggested that an application be made to SCDOT to designate a truck traffic route to address the safety issue. She also suggested contacting the local Sherriff’s Department to let them know to watch out for trucks moving faster than they should be. She asked Mr. Strecansky to communicate the concerns of the community with the business owner. Dr. Bostick explained that a legal non-conforming use does not conform to the community. He pointed out Article 9:3, Section B which states, legal non-conforming buildings, structures, or use may remain until they are discontinued but to discourage their long term survival. He explained that the previous application is located in an area where there aren’t many residents and it is an area that will be considered for re-zoning. He said when they approve these things they must consider the area in which the legal non-conforming use is located. He said this particular site is located in a residential community. Mr. Edge said while that is true there are four (4) items to consider; 1 is Item B which was just mentioned and is to discourage long term survival. Another item is to eliminate non-conforming uses that are considered to be incompatible. Another item is to place reasonable limits on the non-conformity that have potential to adversely affect surrounding properties. The last item is to encourage a gradual upgrade of the non-conforming site which includes; parking, landscaping, and etc. He said if they are going to make some improvements that should be considered.
Mr. Young said one thing is there are two (2) different businesses located on one property. He said most likely the concrete business has twice as much truck traffic because of the truck traffic going in and out all day long. Mr. Pinckney asked if the concrete business supplies the pavers. Mr. Strecansky said no they are completely two (2) different businesses. Ms. Ulmer said she doesn’t want to keep Lowcountry Pavers from making money but she needs them to understand where she is coming from. Her concern is the trucks and the children. She wants to breathe fresh air and be comfortable. She said when she lived on Long Island 18 wheelers were not allowed in their residential community. She said Highway 17 and Highway 321 are parallel to Stiney Road. Mr. Strecansky said this could be called an expansion but it really is a clean-up of the existing yard and improving the existing traffic pattern. He said the overall look will be better for the community than what is there now. He said not having the pavers stored outside will be better and it will be less dust. He said if the trucks are driving too fast they will still drive too fast. He said that is a different issue and it should be addressed at some point. 
Dr. Bostick asked Mr. Strecansky what Lowcountry Paver is going to do to address some of the concerns mentioned here tonight in order to allow the business to expand their non-conforming use. Mr. Strecansky suggested that perhaps Lowcountry Paver explain to their drivers through documentation this is something they must do in regards to driving a certain route into the site. He said he believes with this expansion/beautification the truck traffic will be significantly better. Mr. Pinckney said the residents are asking that they refrain from driving the trucks through the residential neighborhood. He said if you come up Highway 17 or Highway 321 you are only ½ mile from the site. He said he would be willing to approve this application if those conditions are put in place. He suggested putting up signs and writing tag numbers down for trucks that go through the residential area. Chairman Thomas said she doesn’t know if we have the authority to do that, she thinks that is a DOT issue. Dr. Bostick said we don’t have the authority to do that but the business owner can encourage anyone coming to get pavers to use a certain route. Mr. Strecansky said he doesn’t have an issue with that and he thinks that is something that can be done. Chairman Thomas asked Mr. Strecansky to take the concerns of the community back to the business owner.  

Mr. Jenkins said he didn’t recognize Ms. Ulmer earlier but he would have to recuse himself from voting on this application because it is a conflict for him. There was some discussion. Mr. Young motioned to forward this application to County Council with a favorable recommendation. Chairman Thomas seconded the motion. Mr. Pinckney said he would like to see this application tabled and let the Applicant see if he can do something about directing the truck traffic in a different direction. Mr. Edge explained that there is a motion on the floor and this application receives approval at Planning Commission level rather than Council level so the motion will die and a new motion can be made. Mr. Young withdrew his motion. Mr. Pinckney motioned to table the application until they can get further direction on directing the truck traffic out of the residential community and use the other two (2) highways that were discussed. Mr. Young seconded the motion. Commissioners Bostick, Pinckney, Young and Chairman Thomas voted unanimously in favor of the motion and Mr. Jenkins abstained from voting. 
Dr. Bostick told the residents of the community they should approach the County to get help and support in regards to having signs posted in the neighborhood to eliminate truck traffic. Mr. Fulghum said he appreciates everyone’s comments. He said staff recently worked with the residents of Green Acres to hold several community meetings which involved the business owner and residents. He said a lot of times the disconnect is between the business owners and the residents because they don’t talk. He said once they talk a lot of these issues can be worked through. He suggested that staff work with the residents and the business owner of this community before trying traffic enforcement. 

Director’s Report: Dr. Bostick asked if staff had any of the information that the PC requested at the previous meeting in regards to what is happening in the County. Chairman Thomas said information pertaining to anything in general that’s going on like master plans, site plans, subdivisions, and things they don’t review anymore. Mr. Edge said Davant Plantation received a permit so they are constructing a golf course. He said a spec building is being planned at the Park at Exit 33 in Point South. He said there is a pending application for Kingdom Touch Ministries but they are considering going through the Town of Ridgeland. He said their plan is to build a gymnasium and life center next to their existing church. Dr. Bostick asked what kind of growth has the county experienced in 2014 in regards to projects and buildings. Mr. Edge passed out the building department permit data report for the year of 2014. Mr. Young said the Town of Ridgeland is having a town meeting next Thursday night in regards to Ridgeland being given 77 acres of the Honey Hill battle site. Mr. Edge said the next Council Meeting is March 2, 2015 and will be held at the City of Hardeeville
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Young. The Meeting adjourned at 8:10 pm.
Respectfully Submitted,
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Lisa Lamb

