
If you are not able to attend in person and you have a comment, you may submit it by contacting the Planning 
Department at planninginfo@oconeesc.com or 864-638-4218, so that we may receive your comment and read it 

into the record. Meetings available on YouTube: “YourOconee”  

COMMISSION MEMBERS 

Mike Smith, District I David Nix, District II 

Alex Vassey, District III Frankie Pearson, Chairman, District IV 

Gary Gaulin, Vice-Chairman, District V 

Pat Williams, At-Large Mike Johnson, At-Large 

AGENDA 
5:00 pm, Monday, April 18, 2022 

Council Chambers - Oconee County 415 S Pine St, Walhalla SC 29691 

1. Call to Order
2. Invocation
3. Pledge of Allegiance
4. Approval of minutes from March 21, 2022
5. Public Comment for Non-Agenda Items (4 minutes per person)
6. Commission Member Comments
7. Staff Comments
8. Subdivisions

a. Public comment
b. Update

9. Development Standards
a. Public comment
b. Discussion/ vote

10. Comprehensive Plan Update
a. Public comment
b. Update

11. Sidewalk Ordinance report from County Attorney 
a. Public Comment
b. Discussion/ vote

12. Adjourn



 

 
Oconee County Administrative Offices 

415 S. Pine Street, Walhalla, SC 29691 / 864.638.4218 / www.oconeesc.com 

 

 
 

Minutes 
5:00 pm- Monday, April 4, 2022 

Council Chambers - Oconee County Administrative Complex 
 
Members 
Gary Gaulin    Mike Smith      
Frankie Pearson    David Nix    
Mike Johnson            Alex Vassey 
Pat Williams 
     
Staff Present 
James Coley, Planning Director 
Vivian Kompier, Senior Planner 
 
Media Present – Lauren Pierce, The Journal 

 
1. Call to order – Mr. Pearson called meeting to order at 5:00 PM. 
2. Invocation 
3. Pledge of Allegiance  

 
4. Approval of minutes from March 21, 2022 – Mr. Gaulin made a motion to accept the minutes, 

seconded by Mr. Vassey. Mr. Coley recommended to add the minutes from the Junkyard committee 
meeting. Mr. Nix made the motion to amend the minutes to include the minutes from the Junkyard 
committee meeting, seconded by Mr. Pearson and approved 6/0 with Mr. Johnson abstaining due to 
not being present at the last meeting. 

 
5.  Public comment (non-agenda items): None 

 
6. Commission member comments: None 

 
7. Staff comments: None 

 
8. Active subdivisions under review 

a. Public comment - None 
b. Discussion/Vote – Mr. Williams commented that density is something that needs to 

addressed. Mr. Coley gave a brief update on the subdivisions that are currently active. Much 
discussion ensued and no action was taken. 

 
9. Sidewalk committee update; chapter 26-3, q 

a. Public comment: Email from Tom Markovich was read and is attached. 
b. Discussion/Vote – Mr. Smith made a motion that the draft sidewalk revision be accepted as 

presented and that it be forwarded to Mr. Root for review and input, it then should be returned 



 

 
Oconee County Administrative Offices 

415 S. Pine Street, Walhalla, SC 29691 / 864.638.4218 / www.oconeesc.com 

 

to the Planning Commission for final approval. Mr. Gaulin seconded and discussion followed. 
The motion approved 7/0. Mr. Smith then made a motion that the function of the sidewalk 
subcommittee be closed, seconded by Mr. Nix and approved 7/0. 

 
10. Flag lot policy review 

a. Public comment - None 
b. Discussion/Vote – Mr. Coley explained that our flag lot policy does not follow the SCDOT 

policy and has become an issue of concern. Mr. Coley answered some Commissioner 
questions. Mr. Smith made a motion to revise our standards to agree with the SCDOT 
standards for driveways of flag lots, Mr. Williams seconded. Discussion ensued. Mr. Smith 
withdrew his motion and made a motion to form a subcommittee, seconded by Mr. Gaulin and 
was approved 6/1 with Mr. Williams opposing. 

  
11. Adjourn – The meeting was unanimously adjourned at 6:24pm.      
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!"c$ Note:
New address point density analysis
does not include student housing

New Residential Addresses
2017 - 2021

1,216

573
443

519

1,099

2020 Council Districts per Ordinance 2022-05

Address Point
Density

!"c$

Total New Residential Addresses:  3,850
Total Residential Addresses:  46,905

By Council District
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2020
New Addresses:  646 OCSCGIS

Mar 2022

°
0 10

Miles

!"c$ !"c$

2018
New Addresses:  896

2019
New Addresses:  757

2017
New Addresses:  608

2021
New Addresses:  943

New Residential Addresses
2017 - 2021

Total New Residential Addresses:  3,850
Total Residential Addresses:  46,905

By Year



 
 

Date: December 6, 2021  
 

To:  Oconee County Council Chairman John Elliott 
 

From:  James Coley 
 

Re: Report to Council: Ordinance 2021-19  

Results: 
 

 The Planning Commission has considered the ordinance further, and based on public 

comments, and the Commission’s deliberations, recommends that Council amend 2021-

19 to substitute the accompanying “Revision 1, Development Standards” in order to add 

clarity and make the ordinance more user friendly. The Commission voted to approve the 

revised ordinance 4-3. 
 

Background: 

 The Planning Commission received back, by referral from County Council, Ordinance 

2021-19 “an ordinance amending chapter 32 of the Oconee County Code of Ordinances, 

in certain limited regards and particulars only, regarding the establishment of 

development standards in relation to lighting, screening, and buffering; and other matters 

related thereto” with the direction to hold a public hearing, and report back to Council. 
 

 These comprehensive plan strategies support this ordinance: 11.1.1.1, 11.1.2.4, 11.1.2.9, 

11.1.3.1  
 

 The Planning Commission held the official public hearing on November 15, 2021, and 

received additional public comments during the October 4, 2021, October 18, 2021, 

November 1, 2021 meetings.  
 

o October 4, 2021, 3 people directed comments to the Commission, 2 for and 1 

against the ordinance. 
 

o October 18, 2021, 1 person directed comments to the Commission, and 1 email 

was read into record to the Commission, 1 for and 1 against the ordinance. 
 

o November 1, 2021, 1 person directed comments to the Commission against the 

ordinance.  
 

o November 15, 20021, 4 people directed comments to the Commission, 2 for and 2 

against the ordinance. 
 

Synopsis of Public Comments: 

 Against: Ordinance is governmental overreach and imposes too many restrictions on 

privately owned property/people.  
 

 For: Some rules are needed as development continues to increase to protect the quality of 

life in the county. The Agricultural Advisory Board supports revision 1. 
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Development Standards: Lighting, Screening, and Buffering. 

 

The purpose of these standards is to encourage and maintain a harmonious living and business 

environment between the new development and existing residential, multifamily, agricultural, or forestry 

uses, the following standards shall be applicable to all new developments indicated herein.  

 

1. Applicability 

The owner or their lawfully designated agent of new non-residential, multifamily, and mixed-use 

developments being developed adjacent to existing residential, multifamily, agricultural, or 

forestry uses shall be responsible for the installation and maintenance of the lighting, buffering, 

and screening standards set forth below. 

 

The buffer and screening requirements may be waived or modified between adjacent property 

owners through a written agreement, properly signed by both parties and witnessed, which 

specifically details the nature of the terms agreed upon. The agreement must be recorded in the 

Office of the Register of Deeds for Oconee County, and a copy must be filed with the Oconee 

County Planning Department. 

 

Definitions 

Buffer: A portion of property designated to mitigate impacts between land uses or 

transportation routes or to protect water features from pollutants.  

Development: Any manmade change to improved or unimproved real estate including, but not 

limited to: new homes, building structures, dredging, filling, grading, paving, or excavation 

operations. 

 

Lighting: Equipment made for illumination. 

Screening: The use of plant materials and other landscape or architectural elements used 

separately or in combination to obscure views. 

2. Lighting 

Lighting devices for lighting of horizontal development such as roadways, sidewalks, entrances 

and parking areas, and all other outdoor fixtures installed for the permanent  illumination of signs, 

landscaping, and buildings shall be aimed, located, designed, fitted, and maintained so as not 

to present a hazard to drivers or pedestrians by impairing their ability to safely traverse and so 

as not to create a nuisance by projecting or reflecting objectionable light skyward, onto a 

neighboring property or onto a public roadway. Flashing lights are prohibited.  

 

 

 

3. Screening and buffering 

Screening and a physical separation (buffer) must be provided at least the entire length of the 

proposed improved area plus twenty-five percent (25%), or up to the entire length of the shared 

property line, as determined by the Planning Director or their designee, for the purpose of 
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screening and buffering adjacent activities from view of proposed projects including but not 

limited to: buildings, solid-waste, parking and drive lanes, outdoor storage, signage, or lighting.  

 

a. Screening requirements 

The purpose of screening is to provide a visual screen between dissimilar uses. The visual 

screen shall extend from the ground to a height of at least six feet (6’). Not more than twenty-

five percent (25%) of the vertical surface shall be open to allow the passage of air, and any such 

openings shall be designed to obscure visibility. Required screening should be in place within 

180 days when a certificate of completion (CC), or certificate of occupancy (CO) – if required -  

is issued,  For other business activities, the screening shall be by mutual agreement with the 

Planning Director or their designated representative.  

 

Unless otherwise required, the following minimum landscaping and screening provisions will apply.   

1. A minimum 6-foot-tall wall, fence, berm, evergreen screening plant material, existing vegetation 

or a combination of wall, fence, berm or evergreen screening plant material, existing vegetation, 

with a combined minimum height of six feet (6’) above grade shall be used for the purposes of 

screening. 

2. If evergreen plant material is used, it must be at least four (4) feet in height at the time of planting 

and capable of forming a continuous opaque screen at least six (6) feet in height within one year 

of planting.   

3. Existing vegetation may be utilized provided it provides the screening required as determined 

by the Planning Director or their designee. 

4. Fences or walls installed for the purposes of screening shall have a “finished” side toward the 

adjacent or neighboring properties.  

 

b. Buffer requirements 

A buffer is a physical separation by distance between the new development and the adjacent 

property lines. This is not in addition to any underlying zoning district setbacks. 

  

Buffer width 

Acreage of proposed use Minimum size of buffer 

Less than 0.5 acres 5 feet 

0.5-2 acres 15 feet 

More than 2 acres 25 feet 

 

c. Uses permitted in the buffer: 

 Vegetation and landscaping 

 Screening methods 

 Storm water drainage easements and any necessary drains, culverts, riprap, etc. 

 Permitted signage 

 Sidewalks 

 Shared-use driveways/lanes between adjacent property 

 Parking lot stub outs (not parking lots) for the purposes of connectivity 

  

4. Exemptions 
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a. Agricultural and Forestry uses as defined by S.C. Code § 46-45-10, et seq., sometimes referred 

to as the South Carolina Right to Farm Act, and S.C. Code § 48-23-205, et seq., sometimes 

referred to as the South Carolina Right to Practice Forestry Act. 

  

b. The screening and buffering requirements are not required in the following circumstances: 

 Property lines within/adjacent to public or private rights of ways/easements.  

 Property lines within/adjacent to permanent waterbodies. 

 Multi-tenant malls/town centers/ developments or Planned Development Districts for internal 

property lines. Property lines adjacent to properties outside of the development are required 

to adhere to the standards of this ordinance. 

 Private recreation facilities within a residential subdivision and not adjacent to properties 

outside of the subdivision. 
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THIS PRIORITY CATEGORY LIST WAS DEVELOPED FOR STRATEGIES THAT 
REQUIRE ANNUAL REVIEW   

 
Category 1 –Action by PC should have positive effect on this strategy. 
Related PC time and implementational expense minimal. Strategy 
should be in the top 75 of comments received from citizens at 
community meetings. 
 
Category 2 - Action by PC may have marginal effect on this strategy.  
Related PC time and implementational expense a consideration.  
 
Category 3 –Action by other committees/commissions/OEA needed on 
this strategy and coordinate with PC – if required - during development 
of draft ordinance.  
 
Category 4 – Coordination at county administrator or county council 
level would result in more timely and beneficial response from other 
county departments, municipalities and/or state agencies. 
 
Category 5 – This strategy recently addressed when 2021 strategies  
were reviewed. Or is under review or is not achievable or obtainable. 
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CAT 4 - 3.3.1.1 – Support and encourage participation in the annual 
Point-In-Time Homeless count to determine the extent of 
homelessness in Oconee County in the effort to prevent and 
eliminate homelessness. Review – PC previously interviewed Ms 
Richardson who works with homeless in county.  Several 
programs discussed but no easy answers to solve problem. 

 
CAT 5 - 3.3.1.3 – Encourage cooperation between agencies, non-profits, 

and private developers to meet the housing needs of other special 
populations such as individuals with special needs and victims of 
domestic violence. Review – Housing addressed during 2021 
strategy review and letter sent to CC. 

 
CAT 3 - 4.1.2.3 – Conduct annual visits and tours of County industrial 

facilities to establish and maintain rapport and working 
relationships with existing businesses. Review – Oconee Economic 
Alliance does this on a regular basis. 

 
CAT 4 - 6.2.3.1 – Protect and preserve natural resources for recreational 

use and develop new opportunities for recreational access.  
Review – Tier 1 in county council priorities.  (3 or more CC 
members support)  
 

CAT 2/4 - 6.2.3.4 – Expand and maintain public parks and recreation 
spaces to a uniform standard of excellence. Review – See 6.2.3.1 above. 
 
CAT 5 - 6.3.2.2 – Explore local and regional strategies to minimize non-
point source pollution and institute Best Management Practices for the 
protection of water resources. Review – previously discussed in 2021 
strategy review. LKSWPT has funds to correct septic systems in areas to 
protect water resources. Cane Creek area is of concern. 
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CAT 4 - 6.3.5.1 – Periodically review floodplain regulations and 
procedures to ensure protection per FEMA requirements and to 
evaluate conditions that may require more stringent standards. Review 
Tier III in county council priorities – James qualified in stormwater 
management   
 
CAT 3 - 6.3.5.2 – Review and update the Oconee County Flood Damage 
Prevention Ordinance as needed. Review – See 6.3.5.1 
 
CAT 5 - 7.1.2.2 – Work with neighboring jurisdictions, when possible, to 
establish regional effort to expand sewer service into prime commercial 
and industrial locations. Review – Previously discussed in 2021 strategy 
review.  Exit 4 sewer expansion on schedule for 2022.  Sewer expansion 
needed for additional low-cost housing support.  
 
CAT 5 - 7.1.2.3 - Partner with municipalities and the Joint Regional 
Sewer Authority to coordinate efforts to provide sever throughout high 
growth corridors.  Review – See 7.1.2.2 
 
CAT 4 -7.1.2.4 – Establish partnerships with regional, state, and federal 
agencies to seek and secure funding for wastewater treatment facility 
upgrade and expansion needs. Review – Bids are scheduled to go out 
for sewer the south project by mid-June and to be awarded by August.  
Hope to finish in Sept, 2023  
 
CAT 4 - 7.1.3.2 – Regularly update and utilize the County Capital 
Improvements Plan to systematically construct and upgrade facilities 
identified in the Community Facilities Plan. Review – progress needed 
as it relates to impact fees if implemented.  
 
CAT 3 - 7.1.3.3 – Seek alternative funding sources to taxpayer financing 
of projects such as private partnerships and user-based fees.  
Review – County has grant writer. 
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CAT 1/3 - 7.2.1.1 – Continue to support and enhance advanced job 
training and work readiness of residents through state-of-the-art 
training centers. 
Review – # 11 in comp plan ranking from citizens. Oconee County 
career training facility open on Hwy 11. 
 
CAT 4 - 7.2.1.4 – Continue cooperative efforts with the School District 
that optimize resources and result in savings for both. Review – School 
Board responsibility 
 
CAT 4 - 7.2.3.1 – Review and upgrade existing emergency facilities plans 
on a regular basis, implementing established goals in a systematic 
manner. 
Review – Tier 1 at CC strategic session. # 13 in comp plan ranking from 
citizens. Fire station approved and land allocated on Hwy 188 (Keowee 
School Rd). 
 
CAT 4 - 7.2.3.2 – Provide local public safety agencies appropriate 
assistance in obtaining funding to expand and upgrade operations.  
Review – Tier I on CC strategic initiatives. # 13 in comp plan ranking 
from citizens. 
 
CAT 4 - 7.2.3.3 – Partner with private entities in the development of 
emergency satellite facilities and specialized response equipment. 
Review – See 7.2.3.2 above. 
 
CAT 4 - 7.2.3.4 – Continue to conduct regular updates to the County 
Disaster Preparedness Plan.  Review – Function of Emergency Services 
 
CAT 4 - 7.2.3.5 – Work closely with local energy and utility providers 
and emergency management agencies to ensure coordination in the 
event of major natural or man-made events.  Review – See 7.2.3.4 
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CAT 4 - 7.2.3.6 – Work with communications providers to ensure 
optimum communications access and speed for emergency services, 
local governments, businesses, residents, and visitors.  Review – 7.2.3.4 
 
CAT 4 - 7.2.6.1 – Reduce the high school dropout rate. Review – 
Function of the school board 
 
CAT 4 - 9.2.1.8 – Upgrade County roads that were built prior to current 
standards and align roads that pose safety hazards, if feasible. 
Review – Function of Roads and Bridges.  Consider local option sales 
tax dedicated to roads and bridges.  
 
CAT 4 - 9.3.1.2 – Explore incentives or requirements that increase the 
connectivity of local, connector, and arterial components of the 
County’s roadway network. Review – See 9.2.1.8 
 
CAT 4 - 10.1.1.2 – Review, update, and adopt the Infrastructure Master 
Plan. 
Review – Function of county administrator.  Update needed is impact 
fees implemented.   
 
CAT 3/4 - 10.1.1.6 – Prioritize infrastructure and facilities needs and 
capital investment.  Review – Function of administrator, county council 
and depending on need, may include planning commission.  
 
CAT 4 - 10.1.2.5 – Regularly review public safety needs and enhance 
facilities as required and needed.  Review – See 7.2.3.2 - Tier 1 at CC 
strategic session. # 13 in comp plan ranking from citizens. Fire station 
approved and land allocated on Hwy 188. 
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CAT 4 - 10.1.2.7 – Upgrade and maintain the county road system in a 
manner that meets the needs of Oconee County’s growing population 
and provides safe and efficient routes through the County.   
Review - Function of Roads and Bridges.  Consider local option sales tax 
dedicated to roads and bridges.  
 
CAT 4 - 10.1.2.8 – Continue to evaluate and fund public transportation 
in urbanizing areas of Oconee County, expanding as needed to provide 
for ongoing growth and development.  Review – Last year had the CAT 
Bus rep make a presentation.  He suggested Walhalla may want public 
bus, but Walhalla council did not approve funding. 
 
CAT 4 - 10.1.3.1 – Support and participate in the efforts of Oconee 
County municipalities in planning for future public infrastructure and 
facilities needs.  Review – Function of county council. 
 
CAT 4 - 10.2.1.3 – Explore and pursue other revenue sources such as 
user-based fees, impact fees and other sources to help fund 
infrastructure. 
Review – Function of county council.  These fees could be dedicated to 
specific purposes such as roads, etc.  
 
CAT 4 - 10.3.1.2 – Coordinate with adjacent and relevant jurisdictions 
and agencies on updates to the Oconee County Priority Investment 
Element.  Review – Function of county council.  This is a complete 
chapter in comp plan and describes numerous suggestions for priority 
investments. 
 
  
 
 


