Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

  Minutes of the June 7, 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. 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; April 19, 2016: Mr. Jenkins motioned to approve the minutes as written, seconded by Mr. Grant. Mr. Waite pointed out a typographical error on page 4. The Commission Members voted unanimously in favor of the motion. 

Old Business:
Zoning Map Amendment:  11578 Speedway Boulevard, Tax Map # 040-00-02-015: Ms. Wagner said the subject property consists of 1.21 acres and is located at 11578 Speedway Boulevard. She said the property is partially developed and has an accessory structure on site which is currently being used as storage. She said the Applicant requests a Zoning Map Amendment to change the zoning designation from Community Commercial (CC) to General Commercial (GC) to establish a pool hall/private club. The North American Industrial Classification System (NAICS) references this type of establishment as “drinking places”. She said according to the 2007 Jasper County Zoning Ordinance drinking places are not allowed in the CC District; however, it is allowed in the GC District. She said last month a motion was made to approve the application for GC and work the area through the Comprehensive Plan to support GC. The motion did not receive a proper second. She said some discussion took place regarding the 2007 county wide comprehensive re-zoning and if this area should have been designated as GC. Another motion was made to table the application until the June meeting in order for staff to bring back information regarding the zoning established in 2007. She said staff has researched the PC minutes from March 2006 until November 2007. She said a draft version of the zoning map dated August 29, 2007 designated this area as Rural Preservation (RP) and Residential. On September 25, 2007 a motion was made to establish a CC corridor along Highway 17 from Hardeeville to Delta Plantation and then establish a GC corridor from Delta Plantation to the Back River Bridge, thus being the zoning map adopted November 13, 2007. She said the adjacent properties are zoned CC and RP with Residential nearby. She said the Hardeeville municipal boundaries are also contiguous to the subject property so annexation is an option. She said adjacent land uses are commercial, residential and agricultural. She said the property is accessed by Speedway Boulevard which is a four lane divided highway with full median access cuts. She said from a planning perspective the Comprehensive Plan provides little justification for the map amendment and there is the potential for spot zoning claims without consistency with the Comprehensive Plan. She said the reason the Comprehensive Plan does not speak to the zoning in this area is because when the Comprehensive Plan was adopted in 2007, this area was designated as the Joint Planning Area (JPA) and the Future Land Use Map reflected the 5 mile boundary. She said later this evening she would like to talk about how we can look at the Comprehensive Plan and the Future Land Use Map to address all areas within the JPA. 
Mr. Jenkins asked Ms. Wagner about the application moving forward to County Council. Ms. Wagner said the application will move forward to County Council and will be presented for 1st Reading at their June 20, 2016 meeting. Chairman Bostick asked how long Planning Commission has to send an application to Council. Ms. Wagner said according to the ordinance, an application has to be forwarded to Council within 30 days. Mr. Jenkins asked what the staff’s recommendation is. Ms. Wagner said the Comprehensive Plan does not provide justification for the map amendment. She said as she mentioned earlier the area was not addressed in the Comprehensive Plan other than it was designated in the JPA. Chairman Bostick pointed out that the staff report states, the Hardeeville Development Area is an appropriate area for a full range of land uses of more urban character, including a wide range of commercial, residential, business activity, however there is little guidance along these lines and then later in the staff report, it states the Comprehensive Plan provides little justification. He asked if that is conflicting. Ms. Wagner said no, that is the statement in the Development Area Framework Chapter of the Comprehensive Plan but when you look at the Future Land Use Map it was designated within the 5 mile radius. Mr. Pinckney said since it was in the 5 mile radius it was to encourage the growth in the 5 mile radius and in the City so it would be appropriate for GC to go there even if we don’t visit the Comprehensive Plan. Ms. Wagner said because it is in the JPA, staff looks at the adjacent zoning and land uses which was the basis for her recommendation last month because there isn’t any GC in the surrounding area on the County’s Official Zoning Map. Mr. Pinckney said along Highway 17 is GC uses so it’s either now or later. Mr. Padgett said the staff report says it is going to be a pool hall and private club where alcoholic beverages will be served. He asked if it will be open to the public or will it be private membership only. Ms. Wagner said she’s not sure but when reviewing a zoning application, it’s not based on the proposed use, it’s based on whether or not the zoning is consistent with the area. She also said when staff is approached about a particular use of land we look at the use chart to see if it is an allowed use within the zoning district.
Ms. Wagner said over the past couple of years we have discussed looking at the JPA. She said during the 2012 Comprehensive Plan Review one of the items was to update the Future Land Use Map within the JPA which was not done during the 2014 update. She said since last month’s meeting she has received 2 requests for GC uses on Highway 17 within 1 and 2 miles south of the subject property. Mr. Pinckney said there was supposed to be a joint Comprehensive Plan to cover that and that hasn’t been done. He feels strongly that GC is the fit for that area. Ms. Wagner said she spoke to the applicant about pulling the application but he wants to move forward. She said if the applicant does not pull the application then it moves forward to Council. Mr. Waite said he believes that Mr. Pinckney is correct and that this needs to be re-visited in the Comprehensive Plan. He said the only issue he has with this is if we act on this tonight we would be setting a precedent for spot zoning of the property because of the zoning around it. Mr. Pinckney said the contract between Hardeeville and Jasper County for the 5 mile radius in the JPA, GC was supposed to be there, everything heavy is supposed to be within that area whether or not the Comprehensive Plan speaks to it or not. Ms. Wagner said the idea was to grow the municipality and to encourage annexation. Mr. Jenkins said he thinks we really need to get this right and not rush to judgement. 

Mr. Bronco Bostick addressed the Commission. He said in 2000 he purchased this property as commercial property. He said he saw an opportunity for growth on Highway 17 and Highway 278. He said we messed up Highway 278 and we can’t benefit from it because we dealt with what Beaufort County wanted. He said there are 8 or 9 businesses on Highway 17 which are GC. He said Riverport has opened up which is a gateway for opportunity with jobs and businesses. He said he has paid more for taxes than what he paid for the property. He said he did not know we changed from Commercial to Community Commercial 2007. He said he did not receive a notice and he feels sure he is not the only one. He said he has talked with some of the Council Members and they don’t seem to have a problem with it. He said if something like this was coming forward in the City of Hardeeville, you wouldn’t have this problem because it is not hard to go from CC to GC. He said we are supposed to be here to gain opportunity for anyone who wants to be part of the system. He said he really feels bad about all this red tape to go from CC to GC because he worked hard on this for the past 6 or 7 years. He said water and sewer is available as well as natural gas all the way down Highway 17 to Riverport. 
Chairman Bostick asked Ms. Wagner how long it would take to re-zone the whole area. Ms. Wagner said staff can have something prepared for the next meeting but once it is forwarded to County Council it requires 3 Readings and a public hearing. Chairman Bostick told Mr. Bostick it would take an extra 30 days. He asked if that was enough time for him to wait because it seems the application may not be sent to Council with a favorable recommendation. Ms. Wagner said there are 4 residential properties in the close vicinity of the subject property and that is why she was going to suggest addressing the zoning through the Comprehensive Plan. She said as long as the Comprehensive Plan supports the request then the properties can be re-zoned to GC when some requests it. 
Mr. Pinckney said if we are going to reflect the Port and the Port already reflects Robertville then he knows it reflects Highway 17 in Hardeeville so he knows that area is going to be GC. He said the people on Highway 17 need to be given an opportunity to get the full dollar for their money because the Port is coming and he has already gotten letters asking if he wants to sell so the Comprehensive Plan should speak to that and reflect the Port all the way up to Highway 321. Mr. Pinckney said the Comprehensive Plan drives the market and entices development. Ms. Wagner said the Comprehensive Plan is our long range plan and the Future Land Use Map identifies areas for future development. Ms. Wagner said if we re-zone that area then we still have the same problem in other areas located in the JPA. Mr. Grant asked if we can address this application right now instead of trying to wrap our arms around the entire area since we want to fast track this. Mr. Jenkins said he thought he heard the applicant say he was willing to wait until we get this right. Chairman Bostick told the Applicant the proper way to handle this is to withdraw the application if he doesn’t want it to go forward just yet. Ms. Wagner said the application will be forwarded to County Council with a favorable recommendation, an unfavorable recommendation or no recommendation unless the applicant withdraws his application. Mr. Bronco Bostick was asked if he wants his application to go forward or if he wanted to withdraw his application. Mr. Bostick said he wanted it to go forward. Mr. Pinckney motioned to forward this application to County Council with a favorable recommendation and at the same time work on the Comprehensive Plan to match the zoning. Mr. Jenkins seconded the motion. The motion did not carry. Chairman Bostick, Mr. Pinckney and Mr. Jenkins voted to approve the motion. Mr. Waite, Mr. Grant, Mr. Young and Mr. Padgett opposed the motion. 
Map Amendment: Lowcountry Commerce Park Concept Plan - Planned Development Map, Tax Map # 081-00-01-011: Ms. Wagner said the subject property consists of 22.25 acres and is located at the intersection of Highway 462 and Highway 170. She said the property is currently undeveloped and is a portion of the Lowcountry Commerce Park PDD which was approved by Jasper County Council on May 3, 2010. The applicant has requested a map amendment to the Lowcountry Commerce Park PDD Concept Plan – Planned Development Map. She said the proposed amendment is to change 7.5 acres from Mixed Use – Retail Commercial (MU-R/C) to Mixed Use – Office/Limited Industrial (MU-O/LI). She said the developer plans to use the front portion of the property for retail commercial use and the back portion for wood processing related uses. The Concept Plan – Planned Development Map sets forth the general scope of the development. In addition to the Concept Plan – Planned Development Map, development of the property is controlled by other provisions of the PDD Standards and Development Agreement. She said the land use areas indicated on the Concept Plan – Planned Development Map were not intended to be rigid exact boundary lines for future land use and improvements; however, the PDD Standards and Development Agreement must be strictly adhered to. She said prior to the development of the property, the applicant must receive master plan and development plan approval; as such, staff recommends approval of the request to amend the Concept Plan – Planned Development Map as shown in Exhibit B.

Chairman Bostick asked if staff was able to get a definition and a good description of the firewood business and how it will affect the neighbors. Ms. Wagner said the 7.5 acres is adjacent to the Glover Investment building which is zoned Industrial and before the property can be developed a master plan will need to come before the Planning Commission for approval. Mr. Young asked what exactly would the Commission be approving tonight. Ms. Wagner said the only approval for tonight would be the Concept Plan – Planned Development Map for the Lowcountry Commerce Park which consists of designating 7.5 acres to Limited Industrial. She pointed out the 7.5 acres on the proposed Planned Development Map (Exhibit B). Mr. Padgett said we discussed this quite a bit last month and the applicant came back with what he was asked for. Mr. Padgett motioned to forward the Lowcountry Commerce Park Concept Plan-Planned Development Map amendment to County Council with a favorable recommendation. Mr. Grant seconded the motion. The Commission voted unanimously in favor of the motion.   

New Business:

Zoning Map Amendment: 3662 Freedom Parkway, Tax Map # 039-00-08-096: Ms. Wagner said the subject property consists of 7.74 acres and is located at 3662 Freedom Parkway. She said the property is currently developed as residential and the Applicant has requested a Zoning Map Amendment to change the zoning designation from Residential (R) to Community Commercial (CC). She said the applicant proposes to use a portion of the subject property as a staging area for his masonry business. While Residential (R) does not allow commercial equipment to be stored on property, the proposed use would be allowed in Community Commercial. She said according to the 2014 Jasper County Comprehensive Plan, the recommended development framework of the County "uses a development area concept to manage future growth by encouraging and enhancing growth patterns that have naturally occurred within the County." The Comprehensive Plan generally states that the Hardeeville Development Area is an appropriate location for a full range of land uses of a more urban character, including a wide range of commercial, residential and business activities. However, there is little guidance on land use applications besides these facts, especially types of uses and appropriateness in certain locations. She said the adjacent parcels are zoned Community Commercial (CC), Residential, and Rural Preservation (RP). The adjacent land uses are commercial, residential, and vacant (undeveloped) property. She said the property is accessed by Freedom Parkway (Highway 170) which is a two-lane state maintained highway. She said Community Commercial is compatible with the Zoning Map and the adjacent land use. From a land use perspective, staff recommends approval of this application. 

Mr. Waite asked what type of equipment will be stored; will it consists of large trucks. The applicant said the site would be used to store his masonry/concrete materials, his trucks, mini excavators and his tools he uses every day. Mr. Waite asked if this is a 9am – 5pm business. Mr. Hurtado said they start around 6:00 am – 6:30 am and stop around 5:00 pm – 5:30 pm. Mr. Jenkins asked if he comes there and then leaves to go to work or if he is there all day. Mr. Hurtado said they come to the yard in the morning, then leave to go to job sites and they return at the end of the day. Mr. Hurtado said he works on Hilton Head, Bluffton, and Savannah and this property is central to everywhere he works. Ms. Wagner said we should consider the consistency of the zoning. She said if this application is approved, staff will require screening of the storage area. Chairman Bostick asked where the property is located. Ms. Wagner pointed out the property on the map. Chairman Bostick asked if he wanted to use the entire property or just a portion of the property. Ms. Wagner said he intends to use just a certain area. She said again screening will be required and if the applicant decides to develop the property any further, he would be required to go through a major or minor site plan approval. Mr. Hurtado said the back of the property adjoins a junk yard and a church is nearby at the rear of the property. 
Mr. Pinckney said let’s be fair, regardless of the use, does it match the area. He said we need to stop asking the applicant what they are going to put there. He said does zoning match the area. Ms. Wagner said yes, that is correct. Mr. Jenkins asked if it was stated there was a church in the area. Ms. Wagner said yes, the church is on Highway 315. Mr. Pinckney said so there is a church, commercial, and residential in the area. Ms. Wagner said yes. Mr. Pinckney said it doesn’t matter to him what is put there as long as it meets the zoning but our job here tonight is to make the decision based on what is surrounding the property rather than spot zoning and whether it fits. Ms. Wagner said that is correct. Chairman Bostick asked for clarification purposes, what the difference is between this application and the application that was dis-approved earlier. Ms. Wagner said the request is CC and the property is adjacent to CC zoned properties. She said the applicant is not asking for GC and if he was asking for GC, the recommendation would be denial because it would be considered spot zoning, the comprehensive plan does not support it and there is no other GC in the area. Mr. Padgett motioned to forward a recommendation of approval to change the zoning from Residential to Community Commercial to County Council, seconded by Mr. Waite. The motion passed by majority. Mr. Pinckney opposed the motion.  
Map Amendment: Solar Farm Floating Zone – Jasper Solar Farm, Information and Discussion: Ms. Wagner said Adger Solar, LLC proposes to develop a 150 mega-watt solar farm in the Gillisonville area. She said the property consists of 1,581 acres with approximately 450 acres of wetlands and 1,130 acres of uplands. She said the site is generally bound to the west by Grays Highway, to the south by Stock Farm Road, to the east by Chilton Timber and Land Company, and to the north by Possum Corner Road. She said the Jasper Solar Farm is proposed to be constructed in two phases. Each phase proposes to generate 75 MW of solar energy to be provided to SCE&G and Santee Cooper. She said the solar array is anticipated to consist of Solar Photovoltaic (PV) Panels mounted on a steel racking system. She said the system foundation may include corkscrew mounts, pile drive mounts, or concrete footings. She said the Jasper Solar Farm proposes to have two electrical sub-stations and a 1,000 square foot control room with a bathroom. The project life is anticipated to be 25 – 30 years. She said the applicant intends to seek a zoning map amendment to the Solar Farm Floating Zone (SFFZ) at next month’s Planning Commission meeting. She said in accordance with the SFFZ ordinance a concept plan has been prepared which depicts the setbacks, buffers, access roads, areas of wetlands, areas where PV panels will be located, and areas to be fenced. In addition, a schematic of the proposed bufferyards has been included along with a narrative illustrating how the ordinance will be met to secure the SFFZ designation. She said a 100’ buffer is proposed along Grays Highway and Possum Corner Road, a 200’ buffer is proposed along the residential property which is adjacent to the east of the solar farm site, and a 50’ buffer is proposed along the property adjacent to the west of the solar farm site. A 25’ setback has been shown from all bufferyards. A chain link fence is being proposed around the solar panel areas only, allowing the wetlands to remain undisturbed and creating a wildlife corridor. She said the Proposed Buffer Types schematics prepared for Jasper Solar Farm illustrates 3 different types of bufferyards to be used for screening purposes. In addition, the solar panels are shown to be less than 10’ in height and depict the sight line at maturity from the exterior of the property boundary. The concept plan is being submitted for preliminary review and discussion so that any questions, comments, or concerns may be addressed appropriately at next month’s meeting.  

Mr. Jenkins asked if the applicant has all his letters from DHEC, the Power Company and any other approvals needed. Ms. Wagner said he has his purchase power agreement. She said the applicant does not propose to disturb any of the wetlands and once he applies for the land development permit he will have to provide all of those things prior to approval of the land development permit. She said it is being presented to you for the Solar Farm Floating Zone designation and the concept plan showing the setbacks, illustrating the proposed buffers, and all of the things you want to look at in the concept plan. Mr. Jenkins asked about “wetland buffer voluntary” shown on the concept plan by Bradford Place. Ms. Wagner said the Jasper County Zoning Ordinance requires a 50’ buffer from any wetland but there is also an exemption to reduce the 50’ buffer if it is properly permitted from the appropriate agency, so she thinks that is why they show it as voluntary because they do not propose to disturb the wetland or reduce the wetland buffer. Mr. Chad Grass with Thomas and Hutton said if they apply through the Army Corps of Engineers, they can develop right up to the wetland and OCRM has a standard setback of 30’ although you can apply to have the buffers reduced.
Mr. Padgett asked if the proposed solar farm site is currently vegetated or if it is clear. Ms. Wagner said the site has previously been used for timber and as she understands it, the timber has been cut. Mr. Waite said the project narrative states the applicant does not intend to fence certain areas. He said looking at the concept plan he is not sure if the red, green, or yellow represents the fence. Ms. Wagner said it is hard to see but the thin red line around the panel areas represents the fence. Mr. Pinckney asked if the required 3 Readings of the Solar Farm Floating Zone ordinance have been approved by County Council. Ms. Wagner said 1st Reading was approved at last night’s Council Meeting and that is why the project is not before you tonight for the zoning map amendment. She said the first time the ordinance was presented to Council it was presented through a workshop and the second time it was presented, the ordinance was tabled. She said last night a public hearing was held and 1st Reading was approved. Mr. Pinckney said so if the applicant requests the map amendment next week they still won’t be able to take any action. Ms. Wagner said the Planning Commission does not meet again until next month and if all goes well, 3rd Reading should take place just before the next PC meeting. She said the applicant just wanted to get before the Commission to see if there are any comments or suggestions so they can prepare appropriately for the next meeting. 
Chairman Bostick asked what is going on in regards to the 200’ buffer, he asked if that was a standard buffer or will any future developers be able to negotiate to decrease the buffers with adjacent property owners. Ms. Wagner said the ordinance calls for a 200’ buffer when the solar farm is adjacent to a residential use but a provision has been included in the ordinance to allow the buffer to be reduced if the developer reaches an agreement with the adjacent property owner. She said the agreement has to be through a private land covenant which is recorded and County Council will still have to approve any reduction in buffers. There was some discussion about why the ordinance provided for any reduction. Ms. Wagner said a motion was made to increase the residential buffer to 200’. She also said the ordinance allowed for the street buffer to be reduced to 50’ with an approved berm as part of the landscaping plan and a motion was made to allow the 200’ buffer to be reduced with an approved berm as part of the landscaping plan as well. There was some discussion about the wetland buffer and if it is mandatory to be 50’ or if that is voluntary. Ms. Wagner said the zoning ordinance requires 50’ but there is a provision in the ordinance to reduce the 50’ buffer if permitted through the proper agency. It was the consensus of the PC to remove the word “voluntary” from the concept plan. 
Chairman Bostick asked what happens if the SFFZ ordinance does not get approved by County Council. Ms. Wagner said she does not know what will happen but the developer wanted to be ready to submit as soon as the ordinance is approved. She said she also thought it was a good idea to get before the PC and receive comments or suggestions since this would be the first application. Mr. Pinckney said he previously stated that the Comprehensive Plan does not speak to the SFFZ and his comments were not included in the minutes so he is saying it again. He said the PC has accepted an application to approve it but we turned one down earlier tonight. He said he is troubled that the SFFZ was written but the Comprehensive Plan was not mentioned. He said during a re-zoning the Comprehensive Plan has to speak to it. Ms. Wagner said she intends to talk with the Commission at the end of the meeting about including something in the Comprehensive Plan as several things are missing from the Comprehensive Plan. She said there is a SC State Energy Plan that addresses solar and she would like to propose that some language from the State Energy Plan be included in the Comprehensive Plan in regards to solar. 
Mr. Bill Moore addressed the Commission. He said he is the applicant and principle of Adger Solar. He said their design projective for this project is to be quite, clean, cheap, and unseen. He said although the project is not cheap it will probably cost them $250,000.00 to build it but it will be one of the cheapest sources for electricity anywhere in SC. He said solar is a cheaper way to create electricity. He said it will have a minimal impact on local roads, water, sewer, and no impact on the school system and very little impact on the environment of the proposed site. He said this solar project will be able to supply three times as much electricity as required by all the households in Jasper County. They have also proposed a fee in lieu of tax agreements which would provide nearly one million dollars each year in payments to Jasper County and it will also create some new jobs. They have been in consultation with all agencies that look at these types of projects including Army Corps of Engineers, SC Department of Natural Resources, the State of Historic Preservation Office, and OCRM. He said they are almost finished with the wetland delineation and the disturbance permit. He said the interconnection agreement with the utility is in place which governs the terms and conditions in which they can tie into the high voltage lines. They also have the power purchase power agreement in place. He said half of the site will be undeveloped and undisturbed which is unusual for a solar project. He said this is a marginal site from other perspectives because it is not good farm land, it is marginal forest land, and it is not useful for other kinds of economic development purposes. It is good for solar because it is flat, well drained, and because of the wetlands they are going to have 10 separate pods of solar panels on this site with a fence around the perimeter of each pod. The wetland corridors will provide for free passage of wildlife. This is a good site from an electrical perspective, this is a good place to inject new electricity into the utility system and it has a strong solar resource. He said they have also looked at potential impacts of waterfowl that fly over and they have a report from the consultants which he would like to share with the Commissioners for their review. He said there are 4 or 5 gopher tortoise boroughs found on site which will need to be re-located to another site with the approval of SCDNR. He said this project will not create any air, water or toxic chemical emissions. The topsoil that is there now will still be there at the end of the project life. The project can be easily decommissioned and the site can serve another purpose unlike big box developments. He said they also had a real estate appraiser who has looked at over 170 solar farms and their impacts to residential property values when located right next to a solar project. He said the study showed no impacts on the sale prices even where there was no screening of the panels. He said he would like to have this appraiser available to speak to the Commission if this issue is important to the Commission. He said economics are driving these projects because solar is the lowest cost of power right now. He said it is half the cost of nuclear generated electricity. He said SCE&G solicited bids for solar projects around their territory and Adger Solar won the bid for the 10 MW project in Ridgeland and they won the bid for the 72 MW project. He said this is a fixed price contract for the 20 year life of the agreement. No other supplier can lock in a generation price for 20 years. He said they can do it because they know what it will cost to build it and there is no fuel price risk. He said solar has dropped the price of electricity 80% over the last 10 years. 

Mr. Padgett asked when will phase I start and finish and when will phase II start and finish. Mr. Moore said if all goes well they would like to start construction of phase I by the end of this year and be complete a year from now and then they would go into construction of phase II and be completed and operational by 2018. Mr. Padgett asked if there will be a lot of construction traffic during that time. Mr. Moore said yes, there will be a fair amount of traffic with a couple hundred workers. Ms. Wagner asked what portion of the site is proposed as phase I. Mr. Moore said the southern half of the site is phase I. He said they are working with the neighbor at Possum Corner Plantation to move some of the arrays further away from his property and they are discussing other ways they can lessen other impacts on his farm. Chairman Bostick asked in regards to the million dollar fee in lieu of taxes, what the taxes would be on this project. Mr. Moore said the fee in lieu is about 20% of the taxes. Chairman Bostick said he liked the way the site is designed; he liked the way it is broken up into pods and provided the trails for the wildlife to go through. He said he envisioned one big spread of solar panels. Chairman Bostick asked about the 50’ riparian buffers and the proposal to clear those areas and supplement them with a grassy area to provide maximum exposure to the sun. 
Ryan Thompson addressed the Commission. He said the issue is shading of the solar panels so the taller trees will be removed but the buffer will still be intact. Chairman Bostick asked about the bees and any effects this project may have on bees. Mr. Thompson said they are looking at possibly providing native grasses and wildflowers as ground cover. Chairman Bostick said there are 2 electric companies and he asked how come only SCE&G was selected. Mr. Moore said they have proposed to sell the same amount of electricity for the same price to Santee Cooper. He said they have been slow to respond and he is not sure why. He said he is hopeful that Santee Cooper will come around to seeing the advantages of buying solar power.  

Road Name Petition: Maristine Lane: There were no comments. Mr. Grant motioned to approve the road name Maristine Lane. Mr. Waite seconded the motion. The Commission Members voted unanimously in favor of the motion.
Discussion: 
Zoning of Highway 17 South of Hardeeville and the Joint Planning Area: Chairman Bostick said he thought we should move forward with addressing the zoning of Speedway Boulevard. He pointed out that staff has mentioned that other people are also interested in GC zoning. Ms. Wagner said in 2012 we did a Comprehensive Plan Review and while several things from the review were implemented during the update, some things were not incorporated into the update. She said the JPA on the Future Land Use Map was one of the things that was not updated. She suggested that staff work with Thomas & Hutton to go through the 2012 Comprehensive Plan Review and address the things that were left out of the 2014 Comprehensive Plan Update. She said this will take longer than re-zoning the area but it would be extremely helpful in the future especially when processing zoning map amendment applications. She said we could start with the Land Use Chapter in the Comprehensive Plan and prepare something for next month’s PC meeting. She said she would also like to prepare a statement supporting the State’s Energy Plan regarding solar as an amendment to the Comprehensive Plan. 

Chairman Bostick said he agrees long term, all of those areas need to be addressed in the Comprehensive Plan but he thinks the zoning on Speedway Boulevard should be addressed first. Ms. Wagner showed the zoning map and pointed out where the GC and CC corridors are located on the zoning map. She also pointed out the city limits of Hardeeville. Mr. Grant said he thinks the PC should fix the problem at hand then study the rest of the area. Mr. Padgett and Chairman Bostick agreed. Mr. Waite said that area is going to be well suited for commercial use. He said it has 4 lanes and a lot of businesses are located in that area already. Mr. Padgett said there are some residences located along Speedway Boulevard who should also be considered. Mr. Padgett asked if GC is a good fit with residential. Ms. Wagner said it depends on the commercial use. She said if undeveloped property is developed next to residential, one would have to go through a development plan approval and a bufferyard would be required. Mr. Pinckney said if letters were sent out to the property owners in that area about a zoning change and they understand what is going on most of them would support GC. He said if he had a residence there he would rather it be GC so that if he chose not to stay there he could get his price if it had the right zoning. Mr. Padgett asked how zoning affects the property taxes. Mr. Pinckney said when it sells and the land around it sells then the tax value goes up. Ms. Wagner said the property tax is based on the use but if you sell your property you can get a higher value for property that is zoned commercial. It was the consensus of the Commissioners that staff should prepare a zoning map amendment ordinance for the Speedway Boulevard properties to change the zoning to GC. It was also decided that a Special Called Meeting will be held on July 21, 2016 to address the zoning of Speedway Boulevard.    
There was some discussion about the exact areas that would be involved with the re-zoning. Mr. Waite suggested re-zoning the area on Highway 17 between Strain Place and Honey Lane. He said once you get to the Levy Limehouse area there are a lot of residential uses mixed with commercial and he would like to see the Levy Limehouse area protected. Mr. Grant agreed. Ms. Wagner suggested re-zoning the area on Highway 17 from Strain Place to the intersection of Purrysburg Road and stopping short of Levy Limehouse Road, which would not include the residential area at Levy Limehouse. 
Ms. Wagner asked if she can also present a simple text amendment for the Comprehensive Plan regarding the Solar Farm Floating Zone at the Special Called June 21, 2016 Meeting. The Commissioners agreed. 
Mr. Pinckney said when amendments are made including the Comprehensive Plan, the PC should review it after it is put into full print to make sure it is what they intended. He said when they look at it 6 months, a year or two years down the road, it is not what their intent was. He also said during the joint meeting where roads and drainage were discussed, he mentioned that the county and SCDOT need to work together to do something about our drainage, it never made the minutes and the last two weeks you can see the statement he made came to be a reality and a fact. He still wants the county and SCDOT to work together to fix some of the drainage and take care of engineering work. He said if this would have been addressed a long time ago, we would not have had the water problems we had.
Adjourn: Mr. Pinckney motioned to adjourn, seconded by Mr. Young. The Meeting adjourned at 8:55 pm.
Respectfully Submitted,

Lisa Wagner
