Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

  Minutes of the November 10, 2015
Regular Scheduled Meeting
Members Present: Dr. Bostick presiding as Chairman, Mr. Thomas Jenkins, Mr. Alex Pinckney, Mr. Randy Waite, Mr. Bill Young, Mr. Greg Padgett, and Mr. Louis Grant 
Staff Present: Ms. Lisa Wagner and Attorney David Tedder
Others Present:  Ms. Kate Schaeffer 
Call to Order: Chairman Bostick brought the meeting to order at approximately 6:30 pm.  
Invocation & Pledge of Allegiance: Invocation was given by Mr. Padgett. 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 voted unanimously in favor of the motion.  

Approval of Minutes; October 13, 2015: Mr. Young motioned to approve the Minutes of October 13, 2015, seconded by Mr. Jenkins. The Commission Members voted unanimously in favor of the motion.
Old Business:
Zoning Text Accessory Solar: Ms. Wagner said this agenda item is a zoning text amendment for accessory solar. She stated that it has been seen several times by the Planning Commission (PC) and has received two (2) Readings by County Council. She said during the public hearing which took place on October 19, 2015, the Coastal Conservation League (CCL) made several comments regarding the accessory solar ordinance. She said several changes were made to the proposed ordinance based on those comments and staff wanted to present those changes to Planning Commission prior to the ordinance receiving 3rd and final Reading. Attorney Tedder said some of the changes were made to simplify the language and to clarify the difference between ground mounted systems and roof mounted systems. He said staff is also looking for direction with regards to height requirements for solar canopies in parking fields as well as glare requirements. He explained that building height requirements in Jasper County are thirty five feet (35’) for principle structures and twenty feet (20’) for accessory structures. He said with respect to glare the CCL provided material in the PC packages and the question is do we let the industry itself regulate glare or should we provide guidance by requiring the solar panels to be matte black anti-glare. 

Ms. Kate Schaffer addressed the Planning Commission. She said she is with the Coastal Conservation League and they are excited about solar energy in South Carolina because it gives homeowners the option to have renewable energy with no air and water pollution. She said solar panels are required to use anti-glare glass so she feels it should not be required by zoning. She suggested including a reference to the International Fire Code in Section 3. She asked that Section 4 be made clear that the applicant must provide the interconnection request rather than the utility company. She said Section 6b requires ground mounted systems to be located in the rear and side yards and solar panels are most effective when they are facing the south. She asked for consideration to be given to the placement of ground mounted systems so that a homeowner can maximize the opportunity to install the solar system. She said as far as height requirements, residential ground mounted systems are typically six feet (6’) and parking canopies are usually nine feet (9’) although at Camp LeJune the clearance height is eleven feet (11’) so she doesn’t feel like a height requirement is necessary since the structures usually limit their selves. She said the maximum coverage area for ground mounted systems is limiting coverage to 25% of the building footprint or 600 square feet whichever is greater. She said the utility company limits residential ground mounted systems to 20 kilowatts which amounts to 2,000 square feet of solar panels. She said limiting residential properties that are less than a half-acre to 25% makes sense but for bigger properties they would like the maximum amount of 2,000 square feet to be allowed. She suggested a language change to Section 5c to simply say, “the installed system should be engineered to withstand wind and appropriate seismic zone” rather than saying “collector surface and mounting devices for roof mounted systems not to extend beyond the perimeter of the building” since 99% of the time the solar panels are flush mounted. She said in addition to the manufacturer dictating the wind zone and seismic zone requirements, the panels also must comply with the building, electric and fire codes. 
After much discussion among the Planning Commissioners about the maximum coverage area for ground mounted solar systems, it was the consensus of the Commissioners to increase the coverage area to 50% of the building footprint or 1,000 square feet per half-acre, whichever is greater. Attorney Tedder suggested adding the words, “International Fire Code” at the end of the sentence in Section 3 and adding the words, “by applicant” to the end of the sentence in Section 4. Ms. Schaffer suggested removing the requirement of limiting ground mounted systems to the side and rear yards in Section 6b. The Planning Commissioners decided if there was a need for solar systems to be located in the front yard due to environmental constraints, the appropriate process would be for an applicant to request a variance. 

Mr. Grant motioned to forward the Accessory Solar ordinance to County Council with a recommendation for approval with the following changes: add “International Fire Code” to the end of the sentence in Section 3, add “by the applicant” to the end of the sentence in Section 4, and change Section 6e to state, “For residential properties a ground mounted system shall not exceed 50% of the footprint of the principle building or 1,000 square feet per half (1/2) acre, whichever is greater”. Mr. Jenkins seconded the motion. The Commission Members voted unanimously in favor of the motion. 
New Business:

Zoning Map Amendment: Argent Boulevard, Tax Map #080-00-01-025: Ms. Wagner said this agenda item is a re-zoning application. She said the subject property consists of .67 acres and is located on Argent Boulevard. The property was bought and developed as commercial property (AAA Storage) under the previous zoning regulations. The Applicant has requested a Zoning Map Amendment to change the zoning designation from Residential (R) to General Commercial (GC). She said the 2014 Jasper County Comprehensive Plan’s Future Land Use Map shows this area in a Development District which was formerly known as the Hardeeville Joint Planning Area. She said the adjacent parcels are zoned commercial and PDD. She said the PDD was approved through the City of Hardeeville and is located to the rear of the property where there is currently a 1400’ wooded buffer between the subject property and any housing that is built in the PDD. She said the subject property is surrounded by commercial land uses and the property is accessed by a 2-lane, state maintained road. She said staff recommends approval of the re-zoning request to have the property re-zoned to General Commercial as it is consistent with the Comprehensive Plan, the Zoning Map, and surrounding land uses. Mr. Padgett motioned to forward the zoning map amendment application to County Council with a recommendation for approval to have the property re-zoned to General Commercial, seconded by Mr. Grant. The Commission Members voted unanimously in favor of the motion. 
Discussion: 
Open Discussion: Ms. Wagner said a building permit has been issued for one apartment building and clubhouse with regards to the Brooke Mills Apartment project. She said a building permit has also been issued to Parkers on Highway 170. She said submittals have been received for major site plan applications for Burger King on Highway 170 and 4M Metals at Red Oaks Plaza; however, the county is awaiting more information for both applications in order to start the review process. She said the Davant Plantation project would soon be receiving development permits for 3 cottages, a lodge and spa and a golf maintenance facility. 

There was some discussion about properties that are zoned inaccurately or erroneously during the comprehensive re-zoning of Jasper County in 2007 and how these properties can be identified and corrected. There was also discussion about the same properties and whether or not the applicants are being charged to have their properties re-zoned such as the application that was reviewed tonight. Ms. Wagner said staff had been working to identify these properties and although the project has never been completed, she has been maintaining a list when coming across one of these properties. She said as far as the application tonight, the property owner was not charged a re-zoning fee. Chairman Bostick said he realizes that it may be too time-consuming to identify every property in Jasper County to make sure it is zoned correctly and he suggested that it may be easier to re-zone each property as soon as we are made aware of them. Ms. Wagner said after the first of the year hopefully staff can move forward with bringing some of the properties that are not appropriately zoned to the Planning Commission for review and perhaps an additional exercise can be taken to review the Comprehensive Plan’s Future Land Use Map to identify areas for mixed business use as wells other uses.  
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Padgett. The Meeting adjourned at 7:53 pm.
Respectfully Submitted,
Lisa Wagner
