Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

  Minutes of the May 10, 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. Waite motioned to approve the Agenda as published, seconded by Mr. Grant. The Commission Members voted unanimously in favor of the motion.  

Approval of Minutes; April 19, 2016: There was some discussion about the Minutes of April 19, 2016. Several errors were pointed out. Mr. Waite motioned to table approval of the minutes until the next meeting. Mr. Young seconded the motion. The Commission Members voted unanimously in favor of the motion. 

New Business:
Zoning Map Amendment:  11578 Speedway Boulevard, Tax Map # 040-00-02-015: Ms. Wagner said that the subject property consists of 1.21 acres and that 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 which will serve alcoholic beverages. She said according to the 2007 Jasper County Zoning Ordinance drinking places are not allowed in the CC District, but are allowed in GC. 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. She said although 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, there is little guidance on land use applications besides these facts, especially types of uses and appropriateness in certain locations. Adjacent parcels are zoned Community Commercial (CC) and Rural Preservation (RP) with Residential (R) nearby. The Hardeeville municipal boundaries are also contiguous to the subject parcel (annexation is an option). Adjacent land uses are commercial, residential, and agriculture. The property is accessed by Speedway Boulevard which is a four lane divided highway with full median access cuts. She said staff recommends denial based on the following findings: the Comprehensive Plan provides little justification for the map amendment, there is the potential for spot zoning claims without consistency with the Comprehensive Plan or without considering the zoning of the larger area as a whole, adjacent land use includes residential and commercial that supports neighborhood – oriented land uses.

Mr. Pinckney says regarding Community Commercial, we are going to have to go back and research it because he knows some things were put in there that wasn’t supposed to be in there in 2007. He said CC was one of the biggest discussions when doing the Ordinance because CC was supposed to allow the people in the Boondocks to do light things and drinking places was never discussed. He said mobile homes were not allowed in CC and he knows he would have never voted to rule his self out because his property is in CC. He said things are not adding up. He said Speedway Boulevard is CC and we designed it that way so we can go CC or GC. He said we attempted to rezone that whole boulevard GC because what had been there was GC. He thought it took place because in a meeting here, we discussed the whole strip was supposed to be 500' ft. from the road back designated as GC and behind that was residential and rural preservation. He said the Comprehensive Plan is supposed to dictate it, if not staff needs to go back to the work in 2007 and staff will see it was to be done. Ms. Wagner stated that the Comprehensive Plan designates that area as being in the Joint Planning Area (JPA). Mr. Pinckney states that the Comprehensive Plan never came back to the Planning Commission to see whether what was discussed was put in it. He said we worked on this area specifically because the whole boulevard has to be GC. 
Ms. Wagner showed the Zoning Map and pointed out the entire area is zoned CC. She said where Highway 315 intersects with Highway 17 to the back river bridge is zoned GC. Mr. Pinckney said we asked staff to zone the whole boulevard GC. Chairman Bostick asks where GC starts on Speedway Boulevard. Ms. Wagner said where Highway 315 intersects near Delta Plantation and SCAD properties. Chairman Bostick asked about a club that is now known as The Vault and if they wanted to re-zone to GC in this area. Ms. Wagner answers yes, The Vault was zoned GC and is further south. She said the Comprehensive Plan identified future land use areas and took into consideration the joint .planning areas which promoted annexation where possible. She said during the 2014 Comprehensive Plan update several areas were also identified for Mixed-Business (MB). She showed the Comprehensive Plan Future Land Use Map. She said the joint planning area was not given special attention. Mr. Pinckney said the JPA was abolished and the county is responsible for their own zoning. Chairman Bostick said so when the Comprehensive Plan update was done in 2014 no consideration was given to this area and we left it CC. Ms. Wagner said that is correct. Chairman Bostick asked if this is something we might need to re-visit. Ms. Wagner said yes. Mr. Pinckney said the Comprehensive Plan came up when the Wicks Lumber business wanted to put in offices and we made provisions to re-zone them. He said the only thing separating them from the City was the railroad tracks and then they still annexed into the City.  Ms. Wagner said we still promote annexation because our goal in the Comprehensive Plan is to keep Jasper County rural. She said she spoke to the person who wants to establish the proposed business and explained that a restaurant is allowed in CC and alcoholic beverages would be allowed to be served but at the same time a commercial kitchen would be required and the applicant did not want to pursue that route. Mr. Jenkins said he remembers the JPA because he and Ms. White were appointed to the Joint Planning Commission. Ms. Wagner said we should look at the Comprehensive Plan because while MB was added to the Future Land Use Map it was not added to the text and the JPA was not considered along with some other things. 

Chairman Bostick said based on some of things coming to us now, we are realizing there are some things we missed. He asked for comments and/or questions regarding staff’s report. Mr. Jenkins asked about the adjacent zoning and the subject property being contiguous to the City of Hardeeville. Ms. Wagner showed the zoning map and pointed out the subject property as well as the nearby zoning including the City of Hardeeville’s municipal boundaries. She said annexation was a possibility for the applicant. She pointed out residential properties that are located in the immediate vicinity of the subject property. She pointed out another property located nearby the subject property and said it is a club which is grandfathered in but if the use was abandoned for a period of 12 months or more, they too would not be allowed to operate in the CC District. Mr. Waite said it sounds like the pool hall isn’t the issue but serving alcohol is the issue. Ms. Wagner said restaurants are allowed in CC and alcoholic beverages are allowed to be served in restaurants but restaurants primary use is serving food. She said the NAICS code identifies clubs as drinking places because their primary use is serving alcohol. She said in accordance with the Jasper County Zoning Ordinance, Article 6, Use Table, drinking places are not allowed. Mr. Jenkins asked about an establishment in Levy, previously known as Sweetie’s. Ms. Wagner says a zoning text amendment was adopted to allow restaurants in the Rural Preservation District and the applicant agreed to establish the business as a restaurant and banquet hall. Mr. Waite asked if the applicant is aware that all he needs to do is establish a kitchen. Ms. Wagner said yes but the current building is going to require a lot of work to bring the building up to the International Building Code standards for a commercial establishment. She said the building is currently being used as storage and any type of commercial use is going to require ADA compliance. Mr. Waite asked where we are with identifying properties that were zoned incorrectly in 2007. Ms. Wagner said she has made a list, the list is probably not complete and due to a lack of staff action has not been taken yet. Chairman Bostick asked if the subject property was on the list. Ms. Wagner said no, she thinks this area is more appropriate to address through the Comprehensive Plan and we have discussed doing that as well. Mr. Jenkins asked if it would be easier for the applicant to zone the property into the city.  Ms. Wagner said she believes it would be because the zoning would be more desirable. She said she has discussed that with the applicant. 
Mr. Pinckney made a motion to forward a favorable recommendation to County Council to rezone the subject property GC then work the whole area through the Comprehensive Plan to designate it as GC because that’s what the whole area is going to be. Mr. Padgett asked if we address the whole area as GC, why we need a zoning change. The motion died due to a lack of a second. Mr. Jenkins said he didn’t second the motion because he didn’t understand the motion being made. Mr. Pinckney said the motion was to change the zoning from CC to GC because if staff goes back and researches the minutes of 2007, staff will see this whole area should have been zoned GC. Mr. Grant made a motion to table this application until we can go back and do the research and make any necessary corrections to the 2007 ordinance, seconded by Mr. Jenkins. Mr. Pinckney said a zoning request can not be tabled, it goes to the Council with a recommendation up or down. Mr. Waite said or no recommendation. Mr. Pinckney said regardless it goes to Council. There was some discussion about the proper procedure regarding zoning map amendment applications. The motion passed by majority vote. Mr. Pinckney opposed the motion.   
Zoning Map Amendment: 152 Schinger Avenue, Tax Map #080-00-03-044: Ms. Wagner said the subject property consists of 4.03 acres and is located at 152 Schinger Avenue. She said the property is currently undeveloped. The Applicant has requested a Zoning Map Amendment to change the zoning designation from General Commercial (GC) to Mixed Business (MB) to establish a granite and marble fabrication business. She said while General Commercial (GC) does not allow any manufacturing use, MB would allow manufacturing as a conditional use. 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." She said 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 General Commercial (GC) and one property is zoned Industrial Development (ID). Adjacent land uses are commercial. The property is accessed by Schinger Avenue and Pearlstine Drive which both have direct access to North Okatie Highway (Highway 170). She said MB is an appropriate district as it is compatible with both Industrial Development and General Commercial. She said MB is a hybrid that allows both heavier commercial and lighter industrial uses, it is an ideal district to locate between commercial/retail strip centers allowed in General Commercial and lighter industrial uses; as such, staff recommends approval. 

Mr. Padgett asked if the applicant wants to re-zone the entire 4 acres to MB. Ms. Wagner said yes and showed the property on the zoning map. She said that this area has been identified in the Comprehensive Plan as MB. Mr. Waite said when he researched this he did not see MB on the zoning map. Ms. Wagner said MB was created in 2009 and there are two properties in Riverwalk that have been zoned MB and one property in Cypress Ridge Industrial Park. She said in the zoning ordinance it has been defined to be compatible with general commercial and industrial and allows a lighter industrial. There was some discussion about the MB zoning district. Ms. Wagner read the intent of the MB district and explained that this district was created after the 2007 Zoning Map was adopted. She said the purpose of it was to bridge the gap between GC and ID. Ms. Wagner also said the Comprehensive Plan identifies this area as being suitable for MB so re-zoning to MB would not be considered spot zoning. Mr. Padgett said he thinks this will be an enhancement to the area. He also said it looks like it would be built into an area in which it is intended for. 

Ms. Kim Malphrus addressed the Commission. She said she represents the seller but she does know the purchaser owns a granite company and is interested in building a 20,000 square foot building and will employ 40 people. She said it has great access to Highway 170 from Pearlstine and Schinger. She said she thinks it will be a tremendous asset to the area. Dr. Bostick asked if the business activity will all be indoors. Ms. Wagner said aside from a small storage area outside, it will all be located indoors. Mr. Jenkins said this sounds like it will be an asset, his only comment is he hopes they will hire locals. Mr. Jenkins motioned to forward a favorable recommendation to re-zone the property from General Commercial to Mixed Business, seconded by Mr. Waite. The Commission Members voted unanimously in favor of the motion. 

Proposed Text and Map Amendment: Lowcountry Commerce Park PDD Standards and Concept Plan - Planned Development Map – Information Only: Ms. Wagner said this agenda ítem has been submitted for information and discussion. She said the applicant, Carolina Morning Firewood, LLC is interested in purchasing 22.25 acres and proposes to designate 7.5 acres as Industrial Development (ID).  She said the development proposal is to segment a portion of the property for Mixed Use-Retail Commercial to ID.  The development proposes to use the front portion of the property for retail commercial and the back portion of the property for wood processing related uses.  She said the Lowcountry Commerce Park PDD Standards designates two (2) land uses which are Mixed Use–Retail/Commercial (MU-R/C) and Mixed Use–Office/Light Industrial (MU-O/LI). Section II of the PDD Standards defines what the land uses and development standards are based on Mixed Use–Retail/Commercial and/or Mixed Use–Office/Light Industrial. She said adding a new land use designation such as Industrial, requires not only an amendment to the Concept Plan–Planned Development Map but also to the text of the PDD Standards to define land uses and development standards based on the land use designation of Industrial. She said the Lowcountry Commerce Park PDD was approved by Jasper County Council May 3, 2010 and was comprised of five (5) separate parcels totaling 222 acres including approximately 131 acres of uplands and approximately 91 acres of jurisdictional freshwater wetlands. She said the Planning Commission reviewed the Lowcountry Commerce Park PDD request in January, February and March 2010, making final recommendation to County Council March 2010. During Planning Commission’s review, a lot of discussion took place about the type of land uses that were projected for this particular PDD. She said the Minutes of those meetings reflect that the intent of the Lowcountry Commerce Park PDD was to designate only the MU-R/C and MU-O/LI as land uses to accommodate a mix of uses which include; residential, commercial retail, restaurants, professional offices, and light industrial. She said the Planned Development District Standards identify the intersection of Highway 170 and 462 as a “gateway” to Jasper County. It also states, “The goal of the PDD Standards is to provide guidelines to produce a high quality, mixed use development that raises the quality of life and development standards in the area while anticipating the future needs for commerce and services” and “The uses allowed within this PDD will allow for an in fill of development with like and/or compatible uses that will provide additional opportunities for housing, leisure/entertainment, jobs and general economic growth opportunities in Jasper County”. She said the applicant is interested in moving forward with a text amendment to the Lowcountry Commerce Park PDD Standards and Concept Plan–Planned Development Map. She said the information presented tonight is to see if this is something the Planning Commission would support when making a recommendation to County Council. 

Chairman Bostick asked what the major change is that the applicant is proposing. Ms. Wagner said as she understood the request based on meetings with the applicant, the applicant wanted to amend the concept plan–planned development map to change the area on the map from Mixed Use–Retail Commercial to Mixed Use–Office/Limited Industrial. She believes the applicant is now interested in changing the map from Mixed Use–Retail/Commercial to Industrial Development to allow heavier industrial uses. She said the PDD Standards would also require a text amendment because Industrial is not designated in the text of the PDD Standards for the Lowcountry Commerce Park and allowed land uses under Industrial will also need to be identified as well as standards for Industrial Development. Chairman Bostick asked if Industrial is allowed in the Lowcountry Commerce Park PDD. Ms. Wagner said Limited Industrial is allowed. Mr. Grant asked if there are any operations located in the Lowcountry Commerce Park. Ms. Wagner said no but there are a couple of houses located within the PDD. She showed where the property is located on the Comprehensive Plan, Future Land Use Map and the Zoning Map. 
Mr. Waite said based on a map submitted by the applicant, it appears the road they will use is also served by the residences that live by the Glover Investments building. He said he has an issue with that. There was some discussion about the road. Mr. Mark Tate said the map was a schematic for transportation and was part of the original PDD that was approved, he said all he did was copy it. He said their plan is to present a concept plan for development of the property which will include one access onto Highway 462 in accordance with DOT’s encroachment application. Chairman Bostick said his concern is changing Limited Industrial (LI) to Industrial. He said the Planning Commission did not approve the property next door for Industrial so he doesn’t know why we would approve the subject property for Industrial. He said they want to treat everybody fairly.   
Mr. Al Thiess addressed the Commission. He said he and his son Brandon Thiess, owns Carolina Morning Firewood. The company started on HHI in 2010 and his son made $40,000.00 in sales the first year. He said the following year he made over $100,000 and they needed to move to a bigger place. He said they moved to a 1 acre parcel at 1081 Okatie Highway, west of Schinger Avenue.  He said the sales continued to grow so they began leasing a 9 acre parcel. He said both properties were zoned GC and were approved to operate this business on both properties. In 2015 they made over a million dollars and are now looking for a permanent home. He said when they moved onto these places, they had to put in a lot of infrastructure. He said at Schinger they are using natural gas and they had to put in a gas line that cost $80,000.00. He said this 22 acre site has natural gas available and it is central to their distribution area. He said they sell 20% of the firewood to residential, 40% to restaurants from Savannah to Charleston and 40% is sold as wholesale. He said they employ 12-20 people and jobs start at $10/hour and range to $30/hour, averaging $20/hour. He said their equipment is not all that quiet because they are diesel engines but they are moving to quieter equipment which will run off electricity and be housed inside a building. He said they are proposing at least 100’ natural dense vegetation at the front of the property so there will be no visibility. He said he thinks this will be a good spot for them. 

Mr. Waite asked if they anticipate any shift work or planning on working through a 24 hour period. Mr. Thiess said no, with the new equipment he was talking about they could get their sales up 10 times as high as it is now just working 8 hours a day, 5 days a week. Mr. Waite asked if they have any industrial run-off or anything of that nature. Mr. Thiess said no water is used in their process at all. He said they will need a retention area for their fuel tank. Mr. Young asked if they have any saw dust. Mr. Thiess said they do and they haul it off. He said they kiln dry their wood and the moisture evaporates from the wood. He said the natural gas is used for the kiln. Mr. Jenkins asked if they have any pollution. Mr. Thiess said no. Mr. Young asked if they have a logging operation to furnish hardwood. Mr. Thiess said they don’t do the logging operation, they just buy raw logs. Chairman Bostick asked how many truckloads of logs do they receive a day. Mr. Thiess said 4-5 truckloads every few days. Chairman Bostick said based on the increase of sales over the past few years, you can expect even more of an increase which also increases more traffic. He asked where is the cut-off before it becomes a problem. Mr. Thiess said this size parcel will support their business. He said they looked at the largest firewood operation in the country and no one has any more land than this. He said the machines they have now are near full capacity and you can’t sell this product too far away because of the shipping cost. Chairman Bostick said his concern is growing in an area that is not compatible with the growth. He said he is also concerned with opening the area up to heavy industrial and then you come back in and ask to increase your size and where does it stop. Mr. Thiess said the request for Industrial has been about their desire to designate an area where processing can take place. He said the property is big enough to stay far away from Highway 462 and is adjacent to industrial. Mr. Jenkins asked if the main entrance and exit for traffic would be from the main highway. Mr. Thiess said yes they would design in in such a way that when you drive past the site, you would not be able to see the processing area. 

Chairman Bostick asked about residential being located within this PDD. Ms. Wagner said yes, currently there are 3 houses located in the Lowcountry Commerce Park, which existed prior to the approval of the Lowcountry Commerce Park PDD. She said the PDD allows up to 575 residential dwellings. She said this particular PDD did not include a limit of square feet for commercial and industrial uses like other PDD’s, instead it is based on the level of service for traffic impact. She said the Development Agreement (DA) requires a minimum of 25 acres for a master plan approval. 
Mr. Mark Tate addressed the Commission. He said they are proposing 100’ buffers around the perimeter of the 22 acre tract. He said they want to categorize whether or not their proposed use is truly Industrial or Light Industrial because Mr. Thiess’s business license from the state says fuel dealer but he is processing wood. He said some of the wood is processed indoors and they will have a curvy road with 100’ vegetated buffers to shield any visibility of the processing area from the intersection of Highway 170 and Highway 462. He said in the PDD agreement under land use designations, there is Mixed Use–Retail Commercial and Mixed Use–Office/Limited Industrial, on page 13 of the agreement, it says the land uses indicated on the concept plan are not intended to be rigid exact boundary lines for future land use and improvements, the Concept Plan-Planned Development Map shall be maintained to provide flexibility requested by the owner or successors to accommodate specific uses. He said he thinks the point is, if the use falls within the Jasper County Zoning Districts as a use, the intent of the PDD is to approve the uses already in the Jasper County Zoning Ordinance. He said that is where they went back and forth to say whether or not this is truly Industrial or Light Industrial. He said in February he sent Ms. Wagner the NAICS code based on Mr. Thiess’s state license to see what should be the specific use for his business. He said he did present an amendment plan to the PDD and wanted to get the Planning Commission’s advice as to what way to proceed.
Chairman Bostick said he heard what was said about having flexibility but re-zoning this to industrial opens it up to heavy industrial uses, which may be desirable for your business but not to a future development in this area. Ms. Wagner said the Limited Industrial lists land uses that are excluded and the proposed use is not excluded. Mr. Tate said the PDD also lists Agriculture and Silvaculture as an allowed use as well. Ms. Wagner said there are standards in place for the Limited Industrial and she thought the applicant was looking to move the line on the map to Limited Industrial and based on the standards in place for Limited Industrial she was willing to support that request. Ms. Wagner said Industrial requires a text amendment in addition to the map amendment because uses and standards for Industrial will need to be defined. She said a map amendment to Limited Industrial will only require a map amendment because the standards and uses have already been defined for Limited Industrial. Mr. Thiess said they are under contract now for the property but the contract expires in July. After some discussion, Mr. Tate said they will submit a map amendment at the next meeting for a map amendment to the Concept Plan-Planned Development Map to move the Limited Industrial line to encompass 7.5 acres. Ms. Wagner encouraged the Commissioners to read the PDD Standards which were included in their packages before the next meeting. 
Discussion: 

Open Discussion: None 
Adjourn: Mr. Jenkins motioned to adjourn, seconded by Mr. Young. The Meeting adjourned at 8:30 pm.
Respectfully Submitted,

Lisa Wagner
