Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

  Minutes of the June 21, 2016
Regular Scheduled Meeting
Members Present: Chairman Bostick, Mr. Alex Pinckney, Mr. Louis Grant, Mr. Bill Young, Mr. Thomas Jenkins, Mr. Randy Waite, and Mr. Greg Padgett. 
Staff Present: Ms. Lisa Wagner. 
Call to Order: Chairman 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 voted unanimously in favor of the motion.  

Approval of Minutes; May 10, 2016: Mr. Jenkins motioned to approve the Minutes of May 10, 2016 as written, seconded by Mr. Grant. Mr. Pinckney said the minutes reflect that the zoning application was tabled. He asked what the timeframe of a zoning application is in accordance with the zoning ordinance. Ms. Wagner said a zoning map amendment application is 30 days for action and we met 28 days later. Mr. Pinckney said they need to be aware that if a zoning application is tabled and doesn’t meet that window, it goes up to Council. The Commission Members voted unanimously in favor of the motion.
New Business:
Zoning Map Amendment; Tax Map Numbers: 040-00-02-018, 040-02-00-099, 040-00-02-004, 040-00-02-006, 040-00-02-009, 040-00-02-010, 040-00-02-057, 040-00-02-011, 040-00-02-012, 040-00-02-014, 040-00-02-015, 040-00-02-016, 040-00-02-134, 040-00-02-136, 040-00-02-073, 040-00-02-135, 040-00-02-017, 030-00-01-008, 040-00-01-001, 040-00-01-002, 040-00-01-005, 040-00-01-004, 040-00-01-003, 039-00-01-036, 039-00-01-049, 039-00-01-050, 039-00-01-001, 039-00-01-045, 039-00-01-039, 039-00-01-038, 039-00-01-032 and portions of properties bearing Tax Map Numbers: 040-00-02-002, 040-00-02-094, 040-00-02-038, 040-00-02-008, 040-00-02-058, 040-00-02-144, 040-00-02-059, 040-00-02-084, 040-00-02-088, 040-00-02-091, 040-00-02-133, 039-00-06-182, 039-00-06-002, 039-00-01-041, 039-00-02-040, and 039-00-02-032 located along Speedway Boulevard: Ms. Wagner said at the June 7, 2016 Planning Commission (PC) Meeting, we discussed re-zoning the Community Commercial corridor along Speedway Boulevard starting at Strain Place to the intersection of Purrysburg Road and Levy Limehouse Road because PC felt this area was more appropriate for General Commercial (GC) zoning. She said 46 properties were identified within this area but only 45 properties were outlined because one property actually fronts Toomerville Loop and does not have access to Speedway Boulevard. She said a mobile home permit was also issued for that property and mobile homes are not allowed in GC. She said during the Council Meeting last night the re-zoning application for Speedway Boulevard was presented for 1st Reading and the Mayor of Hardeeville commented on the application. She said the Mayor suggested forming a joint effort between the Jasper County Planning Commission and the City of Hardeeville Planning Commission to address Speedway Boulevard as it relates to zoning and future land uses. She said Speedway Boulevard is a highly visible and important corridor that runs through Jasper County; it is also a gateway into the City of Hardeeville. She said the application was tabled and the motion included a statement to urge the Planning Commission to include the City of Hardeeville while addressing Speedway Boulevard as it relates to planning, zoning, and land use; to urge the Planning Commission in their efforts to assess the land use in this area through the Comprehensive Plan rather than a mass re-zoning; and to commend the Planning Commission for the good work and urge the Planning Commission to continue the good work. She said the City of Hardeeville is in attendance tonight, they are represented by their Planning Director who may want to make a statement. She said after the last meeting, notices were sent out to the 45 property owners and some of those property owners are also in attendance tonight. 

The City of Hardeeville’s Planning Director, Ms. Brana Snowden addressed the Commission. She said the Mayor of Hardeeville asked her to come because he was not able to attend the meeting tonight. She said the Mayor prepared a statement which he read at the Council Meeting last night. She said it is in regard to the re-zoning effort for the Speedway Boulevard Corridor. She said with their Comprehensive Plan and land use for that area they feel that Community Commercial (CC) is an appropriate zoning for the area as it is a mesh between residential and more intensive commercial. She read the Mayor’s statement which said, “according to the joint planning agreement between the City of Hardeeville and Jasper County with the agreement between the zoning changes that abuts and impacts the City, the City should be asked for comments, this is a good neighbor policy regardless of written agreements. According to the Priority Investment Act, intergovernmental coordination is required and again the State wants us to be good neighbors. Based on these points he requests that the item be tabled and a joint meeting of the Planning Commissions be convened to discuss future zoning of the very visible corridor of the City of Hardeeville and Jasper County. He also recommends that the neighbors be informed and invited to participate in these meetings. Last but not least, please take a long view of the entire corridor. We need to ask ourselves what we want this major thoroughfare to look like, what impression do we want to give to visitors of our County and region.” She thanked the Planning Commission for allowing her to speak. 
Dr. Bostick asked if something was said about a joint planning commission. Ms. Snowden said she referred to a joint planning agreement which is still in place for coordinated efforts. Ms. Wagner said there was a resolution adopted in early 2009 which involves the joint planning area which includes;  comprehensive planning, joint future land use planning including concentrated growth in the established joint planning area boundaries, fragmented municipal boundaries and its impact on the provision of law enforcement, fire protection, emergency services, and infrastructure, economic development, multi-county industrial park, public financing and public finances, preservation of character of traditional communities, environmental protection including land conservation, stormwater management, regional transportation, affordable housing, school district planning assistance, creation of a joint official map, coordination of multi-jurisdiction project review for regional significant project, it was included that we would work with the municipalities or any neighboring counties and all of this is part of the priority investment act. 
Mr. Jenkins asked about the 5 mile boundary and if it was repealed in 2009. Ms. Snowden said yes, the extra-territorial boundary was abolished as well as the administration of it by the resolution but an agreement for coordinated efforts was included. Mr. Grant said so based on the resolution, we should have worked with the City of Hardeeville before considering the re-zoning request we had. Ms. Wagner said yes. Mr. Waite said he understands that but the City of Hardeeville has annexed so much property that we would basically be having to go to Hardeeville almost every time we have a zoning application. Ms. Snowden said the way the Priority Investment Act was worded it said 1 mile boundary and it doesn’t mean a certain territory has final say it just means sending a letter notifying the jurisdiction. Mr. Waite asked if the opposite is also true. Ms. Snowden said absolutely. Mr. Waite said he hasn’t seen anything come before the Commission in the past year pertaining to re-zoning in Hardeeville. Ms. Snowden said in the past year, Hardeeville has not had any re-zoning applications. She said everyone has been lax in coordinating efforts but this is an opportunity to correct that. She said staff works well together and she hopes we all can work well together too. Chairman Bostick said he agrees with Mr. Waite, he has never seen anything come to Jasper County from Hardeeville notifying us of what the City is doing. Ms. Snowden said we aren’t telling you what to do but we are saying that we all need to get better and we would like the opportunity to work with you. Mr. Waite asked if this includes the Town of Ridgeland. Ms. Wagner said yes, the resolution included Ridgeland and the Priority Investment Act is state law. Chairman Bostick asked if there have been situations in the past where we have needed to reach out to Hardeeville. Ms. Wagner said yes. She said Jasper County and Beaufort County also has the Joint Access Management Plan. She said Jasper County, the City of Hardeeville, Beaufort County, Town of Bluffton, Port Royal, City of Beaufort and Lady’s Island is part of the MPO and we have quarterly meetings where projects of regional significance are discussed. 
Mr. Pinckney said what concerns him is things of significance have occurred in the City of Hardeeville’s Industrial Park and the City showed no concern and there was no talk about the City annexing that area. Ms. Snowden said she can’t speak to the City Council’s annexation policy but they do not go out seeking properties to annex, the property owners submit a petition to them to annex their properties. Mr. Pinckney said in the area going to Bluffton when people applied for a development permit they were told the best thing for them was to annex. He said Stiney Road is across the railroad tracks where the Industrial Park is and a lot of industrial traffic goes through Stiney Road and no one has helped the citizens of that community. He said the Industrial Park has been allowed to advance with industrial. Ms. Snowden said they are working on their Comprehensive Plan and now would be a great time to have a joint meeting to work on these issues. Mr. Pinckney said his concern is that annexation hasn’t been consistent and that winners and losers are being picked based on land value. Ms. Wagner said we did work with the City of Hardeeville on the Exit 8 Master Plan which has been adopted. Chairman Bostick asked about the Wicks Lumber Company and the Lowcountry Paver business both located right across the railroad tracks and if Hardeeville commented on those applications during the re-zoning request. Ms. Wagner said both businesses were reviewed under the non-conformity ordinance and were not re-zoned. Ms. Snowden said Hardeeville was not notified. 
Mr. Padgett said there were inquiries from 3 property owners along Speedway Boulevard where General Commercial would suit them better so instead of re-zoning 1or 2 properties here and there, we were looking at the whole area to make it comparable. Ms. Wagner said 2 of the properties are contiguous to the City of Hardeeville and she spoke to both of the property owners about annexing. She said Council has asked us to work with the City of Hardeeville while addressing Speedway Boulevard. Ms. Snowden said we may be able to look at some floating zone options or other options that would still protect the residents but also allow appropriate uses. Chairman Bostick asked if another type of zoning other than GC is being suggested which may be more conducive for that area during development or if Hardeeville has a zoning district in their ordinance that would be better than what we have. Ms. Snowden said the main thing is looking at the development standards and make sure the right uses go in there as well as standards for aesthetics to make sure we are offering the right front door for the State of South Carolina. 
Ms. Wagner said in early 2012 we adopted an Interstate Proximity Overlay District for the Point South area where we identified certain uses for the area; she said this is something we may want to do for the Speedway Boulevard corridor. Mr. Pinckney asked to look at the use chart for the GC zoning district. Ms. Wagner displayed the use chart and pointed out all uses that are allowed in General Commercial. Mr. Jenkins asked what will happen to the property value if the zoning is changed from CC to GC. Ms. Wagner said taxes are based on the actual use of the property; property which is used for residential is taxed as residential and property used as commercial is taxed as commercial. She said she believes people will pay more money for property that can be used as commercial rather than property that can only be used for residential. She said considerations should include the residents that live in that area. She said while there are desirable uses allowed in GC there are also undesirable uses that are allowed. She said infrastructure should be considered. She said while there is a plan to widen Highway 17 the work has not been done yet and the existing infrastructure may not be able to handle a wide variety of commercial uses.
Ms. Mary Wright addressed the Commission. She said her residence is outlined on the map she received and that she also owns undeveloped property on Speedway Boulevard. She asked if they are going to table the re-zoning or proceed with it. She said if the zoning is changed she wants to know what is going to happen to her property tax and her homeowners insurance. She said if the area is opened up to GC it will be like opening a flood gate, there will be all kinds of businesses coming to the area. She said she knows the millage rate will go up and once things start building up then things won’t be the same, they will change. She asked about the road widening and if that will take place around her home. Mr. Pinckney said the portion of Highway 17 that is 2 lanes near the bridge is planned to be widened to 4 lanes. Mr. Pinckney said as far as the taxes go, if the zoning changes but you still maintain a residential use then the taxes won’t change. He said each residence is taxed at 4% regardless of how the property is zoned. Ms. Wright said she needs to know if the Commission plans on proceeding with the re-zoning of Speedway Boulevard. Chairman Bostick said we were planning on making a decision tonight whether to approve or disapprove the re-zoning but Hardeeville is asking that we hold up with a decision and to jointly discuss any plans for the area. He said right now the Commission would like to get all the input they can from the property owners which will help them when they do make a decision. Ms. Wright said she would like to get a copy of any proposal so she can see what may possibly come into their area. Chairman Bostick said when we get to that point the Commission and the Council will be going over any proposal and there will be plenty of opportunities for the citizens to have input. Mr. Pinckney said he is an advocate of the citizens and over several years it has been announced that the port is coming. He said even if they plan with the City of Hardeeville, Speedway Boulevard is going to develop so if you choose to sell your property it will be more valuable if it is zoned GC rather than CC.

Phillip Monday addressed the Commission. He said he owns a piece of property at the corner of Highway 17 and Strain Place. He bought it in 1999 and he has been trying to develop it for a long time but the economy got him. He said he and an adjacent property owner spent $150,000.00 installing a sewer pum. He said they were approached by Hardeeville and guaranteed GC if they annexed into the City. He said he has been trying to sell it for 10 years but he can’t sell it as CC. He said he was hoping it would be changed to GC and he believes being a good neighbor goes unsaid. He would not want to develop anything that the neighbors wouldn’t want. He said he thought as part of the planning process you had to present your plans and that you wouldn’t be allowed to just put anything in. He asked if that is indeed part of the process. Chairman Bostick said when we get together with Hardeeville we are looking at developing a land use for that area. He said you have zoning which dictates what uses are allowed. Mr. Monday said he has spent a lot of money putting in infrastructure and apparently his property isn’t selling now and he doesn’t know why. He said there was a plan to develop a Case dealership on the adjacent corner from him. He said Hardeeville was involved with that but it was tabled. He said that was part of his putting in the sewer pump and now he has a manhole with gravity sewer lines and nothing is hooked up to it. Mr. Monday asked about the property where the Case dealership was supposed to go. Ms. Wagner said that property is in the City. Ms. Snowden said the Case dealership was approved but that was at the time of the recession and the project went away. He asked if he could approach Hardeeville about his property. Ms. Snowden said yes. 
Mr. Leroy Bentley addressed the Commission. He said he doesn’t live on Speedway Boulevard but he has associates and family who does. He said his concern is the properties that are connected with the City of Hardeeville. He said properties like Sherwood Plantation can do whatever they want. He asked if the millage rate can change to include certain areas or does it include the whole county. Ms. Wagner said the millage rate doesn’t change unless the County Council changes it; however, property values may change. Mr. Bentley said in C2 you can have manufacturing, chemicals, raw materials, and this will take away natural sites for the people who have lived there for years. He said some of the property owners can’t afford to do anything with their property so they just want to live there because their family has lived there all their life. He said when you build a house the taxes are going to be just as much as a business. Mr. Pinckney said a residential use is 4% regardless of the zoning district. Mr. Bentley asked if someone wants to develop, do they have to put up a zoning sign so the property owners have a chance to comment or can they develop whatever they want to. Mr. Pinckney said the Commission only makes recommendations to Council regarding zoning. He said if someone wants to build a supermarket, there are certain guidelines they have to follow and the DSR has to oversee those applications. There was some discussion about what types of uses could be allowed. Chairman Bostick said the list that was shown earlier showed all the allowed uses. Chairman Bostick also pointed out that no manufacturing is allowed in GC. Mr. Bentley asked what brought all this about. Chairman Bostick said there were some people interested in GC so they looked at the zoning in the area rather than re-zoning one or two properties. He said now that it has been brought to their attention, the Commission is going to work with the City of Hardeeville to address this area. Mr. Bentley asked if the property owners in this area will be kept informed about whatever happens in this area. He was told yes. 
Mr. John Mitchell addressed the Commission. He said he is speaking on behalf of his wife. He said he thinks this item should be tabled tonight. He said a lot has been said and progress happens. He said he thinks the opinion of the property owners is not that they don’t accept change, they would like it to progress slowly but it seems this is being fast tracked. He said it seems that coordinating with Hardeeville, the County, and the Corridor itself and having an overall Comprehensive Plan, you may not want to wait until you get to the end of that plan but at least be able to present a more coherent message to the property owners. He said he heard it said single family homes are allowed but he did not hear single family residence that exists today will be allowed. He said he thinks the PC is doing great work and he’s looking forward to hearing how you will implement the whole entire plan. He said when you have municipalities battling each other and not wanting to give up any rights and power, then you have these types of problems. So sit down with Hardeeville, start the process, bring it back to the people and make them aware if existing homes will be allowed. He said the frontage in many major cities do not include houses or very few. He knows the PC has to put something on paper and pen so he knows this is a fast project but keep the residences in mind. He said you can always sell your land but then where do you go. He said we as a culture are not nomads and they don’t move around. He said they settle on heirs property, which has been around for a lot of years. He said he knows someday they will have to give that up but they want to understand the process and at this point the process is not clear. He thanked the Commission. 

Chairman Bostick said it seems like we are going to have to get together and formulate a plan. Mr. Padgett suggested that we invite the Hardeeville Planning Commission to our next meeting. Ms. Wagner said it was suggested last night that we could possibly go to Hardeeville just because of the proximity to the property owners and it would give them a better opportunity to attend. Chairman Bostick said he agrees. Mr. Pinckney said since we said we are going to work on the Comprehensive Plan we need our expert to work with us prior to the Hardeeville Meeting to give us guidance. He asked if there was any extra money left that we could use to hire an expert to give us assistance with the Comprehensive Plan. Ms. Wagner said yes we can do that. Ms. Wagner said we need to be open to hear and discuss but we don’t have to make a decision that night. She said there are several ways we can address this issue and it should be a joint effort. She said we should also include the property owners in that area to see what their vision is for the area. Mr. Pinckney said it is not about what is going to happen tomorrow, the Comprehensive Plan is to guide what may happen in the future. He said if we get an expert with the Comprehensive Plan they can research and get us a lot of information and then we can give facts and not assumptions. Ms. Wagner said we will look at that. She said Hardeeville will always be able to offer more density than the county. She said the county makes up the unincorporated areas and we have always said we are going to grow the municipalities. She said Hardeeville has more infrastructure and we still need to keep Jasper County rural. 
Mr. Jenkins said to Mr. Mitchell that he understands his concern if the use is changed but he is grandfathered in. Mr. Grant said they are a recommending body to the Council and they will not cast anything in stone. Chairman Bostick said we are gathering information and when we meet with the City of Hardeeville we won’t be pressured, we will just take the information. Mr. Grant motioned to table the proposed zoning map amendment until we meet with the City of Hardeeville’s Planning Commission and gather all the information needed. Mr. Jenkins seconded the motion. The Commission Members voted unanimously in favor of the motion. 
Mr. Waite asked if we could set a time for the joint meeting. After some discussion it was decided we would meet at 5:30 pm on July 12, 2016 to take care of county business and then have the joint meeting at 6:30 pm on July 12, 2016.  
Jasper County Comprehensive Plan Text Amendment: Chapter 6, Land Use, Section 6.4 Future Development Plan Framework: Ms. Wagner said this amendment is for the Solar Farm Floating Zone. She said she and the County Attorney looked at the SC Code of Laws and Section 6-29-540 provides an exemption for all utility projects in regards to the Comprehensive Plan. She said she and the Attorney have crafted an amendment to the Comprehensive Plan to add to the end of the Land Use Chapter. She said it is a very simple amendment. It includes the goals of the State’s Energy plan, it encourages solar as a renewable energy resource which should be allowed in all zoning districts except for the Resource Conservation District provided that all facilities are at least 5 acres in size and to promote economic development while protecting the health, safety, and welfare of Jasper County. 
Mr. Waite asked if this amendment is required for Council to approve the Solar Farm Floating Zone ordinance. Ms. Wagner said not necessarily required but there have been several inquiries about the Comprehensive Plan so this amendment proposes to add this language into the end of the land use section. She also said the State Energy Office oversees energy whether it’s coal, greenhouse gas emissions, renewable resources such as biomass and solar. Mr. Padgett motioned to forward the Comprehensive Plan text amendment to Chapter 6, Land Use, Section 6.4 Future Development Plan Framework to County Council with a favorable recommendation, seconded by Mr. Waite. The Commission Members voted unanimously in favor of the motion.
Open Discussion:
None
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Padgett. The Meeting adjourned at 7:58 pm.
Respectfully Submitted,

Lisa Wagner
