Jasper County Planning Commission

358 Third Avenue

Ridgeland, SC 29936

843-717-3650 phone

843-726-7707 fax

Minutes of the October 13, 2009

Regular Scheduled Meeting

Members Present: Chairman Kim Thomas, Dr. Bostick, Ms. Juanita White, Mr. Alex Pinckney, Mr. Bill Young and Mr. Theo Drayton.
Members Absent: Ms. Courtney Flexon.
Staff Present: Mr. David Jirousek and Lisa Lamb.

Others Present: Lorraine Bond.

Call to Order: Chairman Thomas brought the meeting to order at approximately 6:45 pm.

Invocation & Pledge of Allegiance: Invocation was given by Mr. Pinckney. The Pledge of Allegiance was done in unison.

Approval of Agenda:  Dr. Bostick motioned to accept the agenda as published, seconded by Mr. Pinckney. The Commission voted unanimously in favor of the motion.

Approval of August 11, 2009 Minutes: Mr. Drayton motioned to approve the minutes as written, seconded by Mr. Young. The Commission voted unanimously in favor of the motion. 

New Business: None
Old Business: None
Planning Commission Discussion

A. Road Naming and Addressing; Wilbur Daley: Mr. Jirousek explained that staff has invited Wilbur Daley, Deputy County Administrator for Emergency Services here tonight to address some concerns about road naming and addressing. He pointed out that the main issues are the color of road signage whether it is for a private drive serving a few homes or a public road. The Commission has discussed where some Counties have a blue sign versus a green sign to distinguish between a private or a public road and also using the word “Drive” to distinguish between private and public roads. There have also been questions about whether or not a certain percentage of the number of people who live on a road must sign the petition and who has the right to sign the petition to have a road named or the name changed, whether it is people who live on the road or landowners even if it is a vacant lot. Mr. Jirousek explained that the Commission has questions because of their involvement which requires the Chairman to sign off prior to the petition being forwarded to Council. He also stated that there are inconsistencies between the Land Development Regulations (LDR) and the Road Naming Ordinance that Emergency Services (ES) deals with such as; the LDR requires that the petition goes to Council where the ES ordinance doesn’t require the petition to go to Council.
Mr. Daley explained that the only people who can sign a road naming petition are people who actually reside on the subject road. He stated that as far as the colors of the signs Jasper County doesn’t have an ordinance regulating the color of road signs. When Jasper County started with road naming and addressing they started using green signs with reflective writing so that they could be seen. He pointed out that he has seen some of the blue and green signs in Beaufort County. Ms. White explained that the Commission has discussed making a recommendation for ES to use blue signs for private roads and/or drives and use green for public roads as a way for everybody in the County to distinguish the difference as well as to assist ES. Mr. Daley thought that was a very good idea. Mr. Daley explained that in order to have a road or drive named it must be at least five hundred feet (500’) long. Mr. Jirousek pointed out that Polly Hill was not located in the GIS data base and he asked if the 911 Address Coordinator traces these roads into the data base once they are approved. Mr. Daley explained that for the most part the roads are in the GIS data base even if all of the roads aren’t named. He explained that the residences living on Polly Hill will all be re-addressed and put into the mapping system since the road has been named. Chairman Thomas pointed out that last month they asked if the residences on Polly Hill will all get new addresses since their addresses were addressed off of Bailey Loop Road. 

Mr. Pinckney asked what the requirements are to re-name a road. Mr. Daley explained that all of the residences on the road have to sign off to accept the road name. Chairman Thomas asked if it was just a certain percentage of the number of people who reside on the road or all of the people. Mr. Daley said it was all of the people. Mr. Drayton asked in order to sign the petition does it have to be a landowner or can it be a rental. Mr. Daley stated that he was not sure but he would find out and let the Commission know. Chairman Thomas asked if there is a time frame once a name has been changed that would not allow you to change the name again for a certain period of time. Mr. Daley stated not that he is aware of. Mr. Pinckney stated that when you have property surveyed the deed should tell you if the property has an easement to it and he asked if ES checks to see if the road or the drive has a legal easement before allowing people to name a road. Mr. Daley pointed out that he has not run into that situation yet but when a person comes in with a road naming petition the 911 Address Coordinator does a lot of research. She makes sure that there aren’t any other roads with the same name. He pointed out that there was a road on Old Bailey Loop named Springwood Dive and there was one in Hardeeville with the same name so they renamed the one on Old Bailey Loop. He explained that as far as easements for access ES are not required to research in order to find out if it is a true easement or not; however, they can research it before road names are approved. Chairman Thomas pointed out that from the information they received, Polly Hill runs through several properties. Mr. Daley stated that the ES office is not responsible for easements as far as who owns it. Mr. Pinckney stated that if an easement is not a legal easement then it should not be named. Mr. Daley stated that he understands what Mr. Pinckney is saying and if there is controversy going on at the time of application then they wouldn’t name the road; however, that will not affect their office it would only affect the homeowners who reside on that road.

Mr. Pinckney asked how costly is it to change the name of a road. Mr. Daley stated that the main thing is making the change in the data base, which requires entering the information into the system. Mr. Pinckney stated that he knows of a road in Robertville that is not named. Mr. Daley said they need to know of any areas that do not have a name so that they can get it into the system for the safety of the people who live in that area. Dr. Bostick asked what the purpose is of having blue and green signs in Beaufort County. Mr. Daley said he thinks that has to do with private and public roads like what Ms. White was talking about. Dr. Bostick asked how many roads in the County have signs, how many are private and how many are public. Mr. Daley stated that he could not answer that tonight but he can get that information back to the Commission. Dr. Bostick asked how much the sign program cost out of the ES budget. Mr. Daley explained that they have not had to budget for that yet because they are still operating off of the money that they originally started with for that program. Mr. Pinckney stated that he thinks we should try to discourage people from renaming roads because it is a lot of trouble to have your address changed for mail delivery. Mr. Daley pointed out that the main thing they need to push is getting people to post their addresses in front of their homes. The Commission thanked Mr. Daley for coming and talking to them. Mr. Jirousek suggested that perhaps the Building Department can start making sure that 911 addresses are posted on all buildings prior to issuing a CO. 

B. Industrial District: Mr. Jirousek explained that the draft of the Light Industrial District, which was in their package, is for the Commission to work off tonight and staff hopes to be able to bring a final draft to the Commission next month. He pointed out that Section 5:1 will be amended to include Light Industrial (LI) to the list of districts. Section 5:3 is the intent of the LI District. He explained that the purpose of creating a LI District is to create a district that will fit more into a community and allow lighter types of industry because the Intense Development (ID) allows some very heavy uses which would not be appropriate for areas designated for light industrial. He explained that some jurisdictions go through the use list in their ordinances and eliminates uses that would be too heavy such as power plants or landfills. He also explained that another method we could use would be to create conditional uses or add in limitations such as setbacks, building sizes, floor area ratio and impervious surface cap. He went over the proposed limitations for each of those categories. There was some discussion about the building size limitations and Mr. Jirousek suggested reducing the building size limitations to fifteen thousand (15,000) square feet. The Commission agreed. Dr. Bostick pointed out that if the proposed ordinance is saying you can have a building up to twenty-five percent (25%) of your lot and each building can not exceed fifteen-thousand (15,000) square feet, it seems to him that if you had ten (10) acres that could be a problem. He asked if he could put ten (10) buildings on ten (10) acres or would there be a limit to the number of buildings that could go on ten (10) acres. Ms. White asked if he could meet his setbacks would it matter. Mr. Jirousek explained that with ten (10) acres the lot ratio would allow approximately one hundred-thousand (100,000) square feet of building but each building would be limited to fifteen-thousand (15, 000) square feet; therefore, with each building size being fifteen-thousand (15,000) square feet you would be able to have seven (7) buildings. 

Mr. Jirousek explained that this LI District would only be on the books for now and when we start updating the land use plan we can determine where we want to use this district. Mr. Jirousek gave an example of a twenty (20) acre parcel that is close to Residential and the Commission thinks the area is suitable for jobs and job creation they would not have to designate the entire parcel into one district but could split the parcel into different districts for future land use planning. Mr. Drayton asked Mr. Jirousek to explain the floor area ratio and the maximum impervious surface cap. Mr. Jirousek explained that the floor area ratio is how many square feet you can have depending on how many acres you have. He pointed out that one acre allows for approximately eleven-thousand (11,000) square foot of building and if it is a two (2) story building, which you are not likely to have with industrial type buildings then the footprint would only be five-thousand, five hundred (5,500) square feet. Chairman Thomas suggested that we look at Mezzanine allowance because technically a Mezzanine area is not a full second floor. Mr. Jirousek thought that was a very good point. He suggested perhaps we could exclude a Mezzanine area from the floor area ratio. He explained that the impervious surface is the total amount covered by hard surface such as; sidewalks, parking lots, foundations, any area covered by concrete. He suggested that eventually the Commission may want to look at including impervious surface ratio in all of our zoning districts. 
Mr. Jirousek explained that the two main sections that we need to work on is Section 6:1 the use table and Section 7:3 setbacks and density table. He pointed out that LI was put between General Commercial (GC) and ID for easier comparison. He pointed out what is being proposed for each category in the LI district beginning with Sector 11; Agriculture, all uses were excluded except for forestry; Sector 21; Mining, not allowed; Sector 22; Utilities, allowed; Sector 23; Construction, allowed; Sector 31-33 Manufacturing, everything allowed except for paper, petroleum products and chemical products. Chairman Thomas said she has concerns about plastic & rubber products, nonmetallic mineral products, primary metal and fabricated metal products. Mr. Jirousek stated that he will look up those trades and report back to the Commission next month. Mr. Drayton asked him to also look up chemical products. Sector 42; Wholesale Trade, durable goods and non-durable goods are allowed, used motor vehicle parts are conditional and recyclable materials are not allowed. Mr. Young asked if used motor vehicle parts are considered a junkyard. Mr. Jirousek explained that wholesale trade regarding vehicle parts is a junkyard and retail trade of vehicle parts is more of an Auto Zone type store. 
The Commission reviewed Sector 44-45; Retail Trade, which only two (2) types of uses are being proposed for the LI District. There was much discussion among the Commissioners in regards to why there are uses allowed in the GC and ID District but not being proposed as allowed uses in the LI District. Mr. Pinckney stated he thinks whatever is allowed in CC and GC should be allowed in LI unless you put the LI zone before the GC or CC zone. Mr. Jirousek explained that as far as intensity, the zones should be CC, GC, LI and ID. He thought that we were trying to focus on light manufacturing uses for the LI zone. He stated that they could have districts just based on the intensity of use. He also stated that he thinks if someone asks for a Light Industrial District then they probably want something different than what is allowed in the CC or GC Districts. Mr. Pinckney asked Mr. Jirousek if he could check on some other areas in the State of SC to see what types of uses are allowed in the LI District and what is working well so that the Commission/staff can do a comparison. Chairman Thomas stated that she thinks gas stations and convenient stores should be allowed in the LI District. Mr. Jirousek stated that he thinks gas stations and convenient stores are open past 6:00 in the evening and would attract patrons’ well after business hours and that is another reason he thought we could focus on light manufacturing uses. He thought the LI District would be used to address some of the non-conforming properties that are scattered about, which were permitted prior to the 2007 Zoning Ordinance. Mr. Pinckney stated that he pointed out in previous discussions that he thinks non-conforming properties which are located in a residential area should stay non-conforming. He also stated that Mr. Jirousek had mentioned previously that each time a use changed, one could down size their use in order to get rid of it eventually so that it will not exist in a residential area. Mr. Jirousek highlighted the gas station and convenient store uses and explained that he will study them some more and report back to the Commission next month. 
Mr. Pinckney asked Mr. Jirousek to see what Greenville and Anderson County ordinances allow. Ms. White pointed out that Greenville and Anderson are much more urban than Jasper County. Mr. Jirousek stated that he would check into different ordinances. He pointed out that some codes only allow retail in general commercial type zones, manufacturing in industrial type zones; then there is form based codes where the uses do not matter but the form of the building, traffic impact, issues with building size, architecture are the types of things that are stressed. He explained that the type of zoning code that Jasper has is a Euclidean Zoning, which is where every district is different. 
The Commission continued to review the use chart. Sector 48-49; Transportation and Warehousing, everything is allowed except for air transportation. Sector 51; Information, everything is allowed except for motion pictures and sound industries and communication towers are conditional. Sector 52; Finance and Insurance, none of the uses are allowed. Chairman Thomas questioned those uses being allowed in the GC and ID districts but not in the LI District. Mr. Jirousek stated that it seems the Planning Commission is more interested in the intensity of the use rather than separating the uses. He explained that the reason he had separated the uses was to allow this district to blend more with communities and to provide a place where jobs could be created closer to where a person might live. Mr. Jirousek also explained that there will be issues with traffic generation, lighting of parking lots, and hours of operation which is associated with retail uses that the Commission may want to consider. Mr. Pinckney stated that Argent Boulevard has GC and LI uses that are located near each other and he thinks that is a well planned area within the County. Ms. White suggested that the Commissioners make a list of items such as the Argent Boulevard area and any ideas they have for the LI District and let the Planning Director follow up, sort through and use to prepare a draft and bring back to the Commission. Chairman Thomas stated that is something that the Commission will do once they begin to work on the Land Plan. Mr. Jirousek explained that when we begin to land plan if the Commission feels that Argent Boulevard is appropriate for GC and LI uses, you could show both uses on the map for that area but there may be certain areas that are only appropriate for LI because of traffic generation associated with general commercial. Chairman Thomas suggested making any uses that they think are cumbersome conditional. Mr. Jirousek pointed out that GC and LI Districts are somewhat of the same intensity and if the land plan states that both uses are appropriate then a person is going to pick whichever zone is specific to the type of use. 

The Commission continued to review the use chart, Sector 53; Real Estate, stayed consistent with ID. Real Estate and mini-warehousing is allowed. Rental and leasing services and video tape rental is not allowed. Sector 54; Professional, Scientific and Technical Services, stayed consistent with ID. Professional, Scientific and Technical Services are allowed and Veterinary Services is not allowed. Sector 55; Management of Companies, Management of Companies and Enterprise is the only allowed use. Sector 56; Administrative and Support and Waste Management and Remediation Services, Administrative & Support Services and Landscaping are the only two (2) uses allowed. Sector 61; Educational Services, nothing allowed; Sector 62; Health Care and Social Assistance, nothing allowed. There was some discussion about Day Care. The Commission decided to allow Day Care Services as a conditional use. Sector 71; Arts and Entertainment, nothing allowed. Sector 72; Accommodation and Food Services, not allowed. The Commission wants to reconsider fast food and drinking places for the LI District. Sector 81; Other Services, stayed consistent pretty much with GC and ID with the exception of one (1) or two (2) uses. Everything is allowed except coin laundry, pet care and sexually oriented business. All other personal services and cemeteries are conditional uses. Chairman Thomas stated that she didn’t have a problem allowing a laundry mat.
Mr. Pinckney asked why we need a LI District since everything allowed in LI is either allowed in GC or ID. Mr. Jirousek explained that the main reason for the LI District is to allow some manufacturing because GC and CC does not allow any manufacturing. Mr. Pinckney stated that the LI District came about because of the property in Hardeeville where someone wants to have an industrial type business in a residential area. Mr. Jirousek pointed out in the use chart that there are all sorts of manufacturing uses, which none are allowed in the GC zone and then there are several manufacturing uses which are allowed in the ID zone that would not be allowed in the LI zone such as; paper, petroleum and chemical products. He also pointed out that the intent was to allow a cleaner, lighter type of manufacturing.  
A four (4) minute recess was taken.
Chairman Thomas stated that she thinks the intent was to take the high intensity manufacturing uses out of the ID zone for the LI zone and incorporate with the GC uses to create a stepping stone for areas that would not be appropriate for heavy industrial type uses. There was much discussion among some of the Commissioners about the proposed uses being allowed in other zones and there not being a need for the LI District. Mr. Jirousek pointed out that the proposed draft of this ordinance limited the retail uses, which then a person would only request LI for lighter types of manufacturing uses. Chairman Thomas asked Mr. Jirousek to get a couple of guidelines from other Counties so that they can see what other Counties allow in the LI District. 
C. Nonconforming Uses: Mr. Jirousek went over a brief memo regarding non-conformities. He pointed out that since the 2007 adoption of the zoning ordinance there are now several non-conforming buildings located throughout the County. He explained that the current ordinance states if the use is non-conforming and is abandoned for twelve (12) months or more then the use reverts back to residential. This proposal would allow for a step down in use so if you had an industrial use then you would down grade to a general commercial use. From general commercial use you would down grade to community commercial use. This proposal would not require an immediate change but it would eventually eliminate a non-conforming use over time. He stated that this is just for consideration, if the Commission decides that they want to be a little more accommodating to the businesses that are non-conforming and were permitted prior to 2007. Dr. Bostick asked if this would address the Hardeeville issue. Mr. Jirousek stated only partly. Dr. Bostick stated that some uses may need to be phased out immediately and some uses may fit into this proposal just fine. He asked how would you discriminate what is what and who is who. Mr. Jirousek explained that some flexibility would be built into the ordinance and it will state that if you change from one non-conforming use to another non-conforming use the Planning Commission has to approve the use and the Planning Commission will take into consideration the circumstances and the community. Chairman Thomas asked that other Commissioners to read over the proposal and comment next month. 
D. State Continuing Education Requirement and Scheduling: Chairman Thomas stated that Lisa could call and poll the Commissioners to schedule a date and time since they have already decided what materials they would like to use for their Sate Continuing Education requirement.
E. Open Discussion: Mr. Pinckney stated that he would like Mr. Jirousek to get pictures of what other jurisdiction’s Chamber of Commerce looks like to show the Planning Commission (PC) and County Council because he has noticed other Chamber of Commerce’s look real nice. He also stated that since the PC is charged with Planning he thinks they should plan to make sure the County’s Chamber looks exceptionally well. Mr. Jirousek explained that he thinks the PC should have some say since that is a community facility and the Comp Plan addresses Community Facilities. He suggested that staff take a look at that Community Facilities section of the Comp Plan and send a letter of recommendation to the Council to implement that particular section of the Comp Plan. He told the Commissioners if they ever have any concerns about the PC’s support for a project they can call the staff and staff can prepare a letter and point out to Council what is relevant in the Comp Plan regarding a particular concern. 
ADJOURN: Ms. White motioned to adjourn, seconded by Mr. Pinckney. The Commission voted unanimously in favor of the motion. The meeting adjourned at 8:57 pm.
Respectfully Submitted,

Lisa Lamb
