Jasper County Planning Commission

403 Russell Street

Ridgeland, SC 29936

February 12, 2008

6:30 p.m. in Council Chambers

Members Present:  Chairman Kim Thomas, Alex Pinckney, and Dr. Bostick were present.

Staff/Consultants Present:  Andrew Fulghum, Lisa Lamb, Christy Herman, Kirk Croasmun, and Denise Grabowski were present.

Others Present:  Russ Hightower, Brian Evola, Judy Rigg, and Richard Norris were present.

Call to Order:  Chairman Kim Thomas called the meeting to order at 6:36 p.m.  

Invocation & Pledge of Allegiance

Approval of Agenda:  The agenda was revised to include Ad-Hoc Mining Committee report, Number of Planning Commission members, and Building Permit waiver under the sub-heading Other Business.  A motion to approve the revised agenda was made by Mr. Pinckney and seconded by Dr. Bostick.  A vote was taken, and the motion was approved unanimously.

Approval of Minutes:  A motion to approve the January 15, 2008 Minutes was made by Dr. Bostick and seconded by Mr. Pinckney.  A vote was taken, and the motion was approved unanimously.  

New Business
A.  Proposed amendment to the Zoning Ordinance pertaining to Landfills
Chairman Thomas turned the floor over to Mr. Fulghum.
Mr. Fulghum stated a copy of the current Ordinance and a marked up copy of proposed changes was in the packet.  The changes are based on meetings with Waste Management.  They suggested the County to consider some changes.
Mr. Hightower with Waste Management (WM) stated there have been several meetings with the County and the proposed Ordinance has been brought to the Planning Commission for consideration.  Mr. Hightower was asked to go through the changes that were being suggested.  The changes consisted of: 
Grandfather language to grandfather the WM landfill - It was noted that there was 18 years of capacity left based on volume.  WM only builds “new cells” as they need them but the whole footprint for 18 years of capacity has been approved.
Some minor wording changes
Fencing requirement changes - Currently, fencing is required around the entire facility but this would require about 30,000 feet of fence.  DHEC does have specific requirements to prevent illegal dumping.  WM has methods set up to prevent illegal dumping while we are closed, and we have controlled access.  Dr. Bostick asked if the proposed wording was exactly like the State wording.  Mr. Hightower and Mr. Fulghum stated they were not sure if it was verbatim, but it was very close.  No matter what the more stringent rules must be followed.  Mr. Pinckney asked what was in place instead of fencing.  Mr. Hightower stated there is one main entrance with a locked fence, and there are birms surrounding the property.  We have no problem with making sure the language is verbatim if it is an issue.  Mr. Pinckney would like to hear from the public because this is a major issue for our citizens.  

Removal of Permeability language - Dr. Bostick wanted to know how the County was to know that things are not going into the ground water.  Mr. Hightower stated that the State controls this and that is why WM is asking for the permeability language to be removed. 

Chairman Thomas stated the PC has to think about the future landfills because WM is grandfathered so they are not required to put fencing in now but if another landfill were built, it would have to be properly screened.  The County needs to have specific requirements for fencing such as a height.  Mr. Pinckney stated Hickory Hill was already grandfathered in, and we need to study the proposed changes in depth before we make changes to the Ordinance.  The standards we set need to be strong.  Mr. Fulghum stated that the screening requirements could be made more stringent.  Currently, a project has to go through the site plan review process, and if we did not feel the screening is adequate we could deny the project.  We could tie the screening into the buffering standards within the Zoning Ordinance.  Dr. Bostick asked why changes to the Ordinance were needed now if we don’t need anything for 15 years.  Mr. Hightower stated the changes would assist WM in their planning so that they knew how to plan future landfill sites.  Dr. Bostick stated he did not understand why the PC was looking at this.

Restoration Plan – Mr. Hightower wanted to be able to provide a copy of the restoration plan that has to be provided to DHEC instead of potentially a separate plan.  Mr. Pinckney asked how often DHEC came to the site.  Mr. Hightower stated DHEC has to come at least monthly.  WM must follow state laws.  WM likes to say they leave the land better than they got it.  Mr. Hightower stated there had been complaints of a rotten egg smell.  He stated the smell comes from decomposing drywall, and WM is working on that issue because they do not want any odors.  Mr. Pinckney stated that people who live near it become used to the smell because I can smell the odors in Tillman on foggy days.  We need to keep the ordinance as written for those who come in the future.  

Mr. Fulghum summarized what he thought the PC wanted:  PC wants to make sure the regulations are the same as the State wording and also get with Kirk to work on the screening language.  Once the changes are done they are to be brought back to the PC.  Dr. Bostick wanted to know what the urgency was.  Mr. Fulghum stated there was none.  The County has negotiated a new contract with WM, and WM does not want to go forward until the changes are made.  WM is trying to determine if expanding the current facility is possible in Jasper County or whether they need to look elsewhere.  Dr. Bostick wanted to know how the changes would affect Jasper County in the long term and if the new income would outweigh the consequences of the larger landfill.  Dr. Bostick wanted to have more than just the 3 current members to discuss these major issues.  A full PC is needed.  Chairman Thomas asked Mr. Fulghum to make the suggested changes and then come back to the PC.  Mr. Hightower noted that it was not WM’s intention to negotiate the contract at the same time as making changes to the Ordinance, it just happened that way.  WM is putting together a group of citizens in the area to meet and get their feedback on how things are going.  Chairman Thomas stated it would be nice to hear their feedback at a PC meeting.  Mr. Bostick would like to have a DHEC representative at the next meeting.  

Old Business

A. Proposed Amendments to the ZO, Zoning Map, and the LDR

Chairman Thomas turned the floor over to Ms. Lamb who started with suggested Zoning Ordinance changes.
Article 6:1 (Use Chart) – There are no conditions listed for a Day Care facility under Section 6:2, but they are in Section 11:4.  Ms. Lamb suggested the PC make a reference to Section 11:4 within the chart.  Everyone agreed.
Use Chart – Duplexes are not allowed in the residential zone but townhouses are conditionally allowed.  Ms. Lamb recommended making duplexes a conditional use.  Denise with ATM saw no issue with this and would just need to create some conditions that will be slightly different than townhouses.  She stated this change could open the door for someone to come in to do a duplex development and could be a way to do Affordable Housing.  Everyone agreed.  Denise asked if the PC wanted minimum acreage requirements for the duplexes.  Everyone agreed.
Use Chart – Daycares are already addressed and should not also be addressed under the subsection Accessory Uses to Residential Uses.  Ms. Lamb suggested changing the wording to lift stations and reference Section 11:5.  Everyone agreed.
Use Chart – In Section 11:6 the reference to 6:2.4 should be 6:2.6.  Everyone agreed.
Article 8:1 - The word “House” needs to be changed to “Housing” and should reference 6:2.15 instead of 6:2.4.  The word “endeavor” should be deleted.  Denise stated it may not be best to require all PDDs to have Affordable Housing and the PC might want the language to say “shall endeavor to”.  Kirk stated that there may be an all commercial PDD, and we don’t want to force them to do housing in the PDD.  Mr. Fulghum stated Affordable Housing could be included among the checklist items.  Everyone agreed to change the wording as recommended by Denise.
Article 9:3.2 - The phrase “express review of the Board of Zoning Appeals” should be replaced with “without the approval by the BZA”.  Everyone agreed.
Article 9:3.5 - Ms. Lamb suggested changing 6 months to 12 months.  Mr. Pinckney asked if it was illegal to downzone a piece of land.  Denise stated that the PC would need to check with the County attorney, but she didn’t think it was illegal to down zone a piece of property.  Everyone agreed to change 6 to 12.
Article 9:3.6 - Ms. Lamb suggested changing 6 to 12 months and deleting the last sentence.  Everyone agreed.
Article 12:1, Sector 56 – Ms. Lamb suggested changing 750 to 300 s.f. GFA because we need to require more parking.  Kirk suggested 350 to stay consistent with other sectors.  Everyone agreed with 350.  Kirk also suggested Article 12:1 Sector 54 be changed from 300 to 350.  Everyone agreed.
Article 15:6.2 - Ms. Lamb suggested changing “Copy” to “Canopy” in each instance (4 times).  Denise stated she thought that the word copy just meant the graphics/wording on a sign.  Chairman Thomas suggested adding copy to the definitions when other signage changes are brought forward to the PC.  Everyone agreed.
Two Mobile Homes Per Lot – Denise stated she would discourage this because it may lead to disorderly development.  Staff should treat mobile homes just like a stick built home.  She was concerned with having 2 residences on one lot and what would happen when there were property disputes.  There are a lot of potential issues arising from this.  If this is something PC wants then you may want to relook at your Mobile Home Park Article.  Mr. Pinckney stated that there are large lots with much of it being Heirs property.  Denise asked if Family Compounds was the method that the PC was using to handle Heirs property.  Mr. Pinckney stated that Jasper County will have major issues if it doesn’t allow more than 1 mobile home per lot.  Chairman Thomas stated that the PC has wanted 2 mobile homes per lot since they were writing the ZO.  Denise stated that if you allow 2 mobile homes per lot then you need to adopt Development Standards to make sure you have orderly development.  Chairman Thomas asked if the standards could be written for the PC to review.  Denise stated that the second mobile home owner after a certain amount of time might have some property rights and that needs to be checked on.  Ms. Lamb asked what the PC wanted to do if someone who has a house wants to add a mobile home.  Dr. Bostick asked the PC members if they wanted to allow 2 structures per lot.  Chairman Thomas said no and that the PC needs to get comments from the attorney and find some standards for 2 mobile homes per lot.
Regulations for campers in relation to hunters – Ms. Lamb stated that the PC doesn’t have to discuss this issue tonight, but she just wanted to give the PC a reminder.  Chairman Thomas stated that Jasper County is being sold as a rural county with hunting being an attribute.  PC needs to create buffers requirements to screen hunting campers so that they can be allowed.  Ms. Lamb stated there are some conditions in Article 6:2.12.  Dr. Bostick stated there are a couple of places with 1 acre tracts with campers and dog houses.  Chairman Thomas stated that staff should send letters out to landowners to tell them to clean up the campers.  Mr. Pinckney asked if the PC should write language giving them a certain amount of time to come into compliance or they must be removed.  Denise stated that typically an RV park is year around and campers for hunting would be seasonal.  Chairman Thomas stated that the problem is that people are leaving the campers year around even though they are not using them.  Dr. Bostick stated that the PC should have the attorney and ATM look at the language to bring existing campers into compliance.
Family Compounds – Chairman Thomas stated that the PC needs to have the attorney present for this conversation.
Chairman Thomas asked for a 5 Minute Recess at 9:13 p.m.  The meeting resumed at 9:18 p.m.
Ms. Lamb moved on to Zoning Map Changes
Page O of the Zoning Map – Ms. Lamb stated that Riverwalk Business Park, Cherry Point Business Center, and Palmetto Industrial Park were approved as commercial subdivisions and now they are Community Commercial which limits their uses.  Hazzard Creek Village also had previous approval from the PC.  Ms. Lamb suggested these areas be zoned General Commercial.  The area nearby in Hardeeville is also zoned for Mixed Use and General Commercial.  PC may want to look at all of the CC zoned properties in the vicinity.  Chairman Thomas suggested staying with the ones that were previously approved.  Mr. Pinckney stated he thought the PC should just change it all.  Kirk stated from a zoning perspective General Commercial would be okay in that area, and it would fit what we are seeing.  Ms. Herman stated there are other uses in the area that exist that are not allowed in the CC but would be in the GC.  Ms. Herman has also received some phone calls from people who are wanting more GC uses versus the CC uses.  Everyone agreed to change all CC zoning to GC zoning in the area along Hwy. 170 noted by Ms. Lamb.
Ms. Lamb stated a parcel proposed to be the future site of Carolina First is currently zoned RP and would suggest it be GC.  Everyone agreed.
Ms. Lamb stated the Airport and the Levy Limehouse Overlays need to be depicted geographically on the map.  Chairman Thomas stated they are on the front cover just not on the individual maps.  Nothing is to be changed.
There was a motion by Dr. Bostick to amend the ZO to reflect the previously noted amendments, seconded by Mr. Pinckney.  The PC would like to see the drafted ordinance before Council’s approval.  Ms. Lamb stated we would like to send it to Council for 1st reading.  A vote was taken, and the motion was approved unanimously.  

Other Business

Discussion of March Meeting  
Ms. Lamb stated that she changed the dates for people to turn in their applications for the PC meetings.  Ms. Lamb also stated she will not be in town.  Chairman Thomas stated that Ms. Lamb needed to be at the meeting, and suggested that date be changed if she was unable to attend.  Everyone agree to change the meeting date to March 18.  A motion to change the 2008 schedule of meeting dates and submittal deadlines was made by Mr. Pinckney and seconded by Dr. Bostick.  A vote was taken, and the motion was approved unanimously.  

Ad Hoc Mining Committee
Dr. Bostick stated that the PC needed to find out where the Committee is at in their process to create an Ordinance.  Chairman Thomas has asked Ms. Lamb to get the Committee together.  Ms. Lamb stated the Committee had a meeting but did not have a quorum.  It sounded like they needed to have a couple more meetings.  We may need to ask the Vice Chairman to have the meeting since the Chairman is unable to do so at this time.  Chairman Thomas stated the PC would like them to report at the next meeting.
Number of PC Members

Dr. Bostick stated that he thought the Commission needed to ask Council to appoint some members to the Commission.  The PC needs more than just 3 people to make the decisions that are being made.  Having just 3 puts a lot of stress on us to make every meeting so that decisions can be made.  Chairman Thomas agreed.  Dr. Bostick stated he thought a formal request in writing needed to go to Council.  Mr. Fulghum stated the delay was because Council did not know how they wanted to proceed with the JPA and now that has been addressed, they are ready to appoint members to the Commission.  They are asking the representatives that went to Hardeeville to see if they are interested in coming back to the Jasper County Commission.  Mr. Fulghum stated he will be reporting to Council on Feb 19th whether the two members are willing to serve on this Commission.  Chairman Thomas asked Mr. Fulghum to let Council know they desire to get members.
Waiver of Building Permit

Mr. Fulghum stated he is giving a memo to Council regarding a waiver of a building permit for Mr. Moyd to do an Affordable Housing duplex.  The current Ordinance does not allow for any of us to waive the fee at this time.  We need to have Mr. Moyd pay the fee and then possibly get reimbursed after this issue has been addressed with an Ordinance.  Mr. Fulghum asked if the PC was in favor of waiving fees for Affordable Housing.  Everyone stated yes.
Open Discussion
Ms. Lamb gave the Ordinance that dissolved the JPA to the Commission.
Mr. Pinckney asked why the abandoned mobile home ordinance did not come to the PC before it went to Council.  Mr. Fulghum stated he did not think it had to, but if it was supposed to, it was an oversight.  He stated he would check with Marvin Jones and get back with the Commission.
A motion was made by Dr. Bostick and seconded by Mr. Pinckney to adjourn at 10:17 p.m.   A vote was taken, and the motion was approved unanimously.  

