
 
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 

Teresa Spicer, District I David Nix, District II 

Gary Gaulin, District V Frankie Pearson, Chairman, District IV 

Pat Williams, At-Large 

 

Mike Johnson, Vice-Chairman, At-Large 

 

  

AGENDA 
5:00 pm, Monday April 17, 2023 

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 April 3, 2023  
5. Public Comment for Non-Agenda Items (4 minutes per person) 
6. Commission Member Comments 
7. Staff Comments 
8. Discussion regarding development ordinance changes to chapter 32, which would adopt 

an initial “screening criteria” of “greater than 20 acres in size AND greater than 2 houses 
per acre (40 or more houses for a 20 acre example) AND property within the proposed 
subdivision is intended for resale”.  If a prospective development meets ALL of these 
criteria, the property will be “automatically” screened into the “residential zoning” 
category upon staff approval of the proposed subdivision, and then the applicable rules 
in Chapter 38 (Zoning) of the Oconee County ordinances would apply. 

a. Public Comment 
b. Discussion/ vote  

9. Discussion regarding Density and the Zoning District Standards of Oconee County 
Ordinances Chapter 38, 38-10-2 – 38-10-13. 

a. Public Comment 
b. Discussion/ vote  

10. Discussion regarding prioritization of Commission goals 
a. Public Comment 
b. Discussion/ vote 

11. Adjourn  
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Minutes 

5:00 pm- Monday, April 3, 2023 
Council Chambers - Oconee County Administrative Complex 

 

Members 

Gary Gaulin - Absent Teresa Spicer 
Frankie Pearson David Nix 

Mike Johnson Pat Williams  

 

Staff Present 

James Coley, Planning Director 
Elise Dunaway, Assistant to Planning & Codes 

 

Media 
Lauren Pierce, The Journal 

 
 

1. Call to order – Mr. Pearson called meeting to order at 5:04 PM. 

 

2. Invocation was led by Mr. Nix. 

 

3. Pledge of Allegiance was led by Mr. Pearson. 

 

4. Approval of minutes from March 20, 2023 – Mrs. Nix made a motion to approve the minutes; 

second by Mr. Johnson. Approved unanimously 5/0 

 

5. Public comment (non-agenda items): Kim Alexander – Agricultural Advisory Board Chairman – Spoke 

on adjustments to agricultural density and preservation of agriculture land. Discussion Followed.  

 

6. Commission member comments:  

Mrs. Spicer gave an update on the Comp Plan. Including completion of  10.2.1.3 

 

7. Staff comments: 

Mr. Coley reminded commissioners of the annual in service training next week as well as an email 

sent to the members regarding a joint meeting with the planning commission and OJRSA.  

 

8. Discussion regarding proposal for Growth Management Diagnostic Study by outside consultant. 

Members discussed, and no motions or votes were held.   

 

9. Discussion regarding amending chapter 32 of the Oconee County Code of Ordinances by adding a 

provision proving for SCDOT encroachment permit conditional approval prior to receiving final 

approvals from Oconee County Planning Department 

a. Public Comment: None 

http://www.oconeesc.com/
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b. Discussion / Vote: 

Mr. Johnson made a motion to adopt the section revisions as written and to send the 

recommendation to council. Seconded by Mrs. Spicer. Approved 5/0. 

 

10. Discussion regarding Density and the Zoning District Standards of Oconee county Ordinances 

Chapter 38, 38-10-2 – 38-10-13. 

a. Public Comment: None 

b. Discussion / Vote: 

Members discussed options to improve and make adjustments to Chapter 38, 38-10-2 – 

38-10-13.  

 

11. Adjourn – The meeting was unanimously adjourned at 6:47 PM.  

http://www.oconeesc.com/


From: David Nix
To: James Coley
Cc: David Nix
Subject: Proposed Density Ordinance
Date: Saturday, April 8, 2023 1:43:06 PM

Jim,

I would like to take the opportunity to address countywide concerns regarding development
density, particularly in control-free areas of the county.  There are rising concerns all across
the political spectrum about how to address high density subdivisions, and there is an evolving
willingness to do this in spite of the competing concerns of potential bottom up zoning and
adverse impacts on housing affordability.  The ordinance changes I propose bringing to the
table are simple, enactable with a short and efficient turnaround, and will directly target
development density concerns.  They will not be perfect. However, they will be a move in the
right direction.  Additionally, the proposed ordinance changes will not enact “top-down”
zoning as so many strong pro-property rights people are concerned about.  Furthermore, as the
we should be pro-business, the proposed changes will still allow for a measure of
predictability for prospective developers in that they will be able to determine what rules apply
before they engage in a potential project in the county. 

The proposed changes are as follows:  We will propose adding into Chapter 32 (Development
Standards) of the county ordinances an initial “screening criteria” of “greater than 20 acres in
size AND greater than 2 houses per acre (40 or more houses for a 20 acre example) AND
property within the proposed subdivision is intended for resale”.  If a prospective development
meets ALL of these criteria, the property will be “automatically” screened into the
 “residential zoning” category upon staff approval of the proposed subdivision, and then the
applicable rules in Chapter 38 (Zoning) of the Oconee County ordinances would apply.  The
proper regulatory structure which addresses specific density, setback, and other subdivision
requirements once a development is “screened” into residential zoning is already in place (in
Chapter 38) within the zoning ordinances.  

Additionally, to ensure a seamless regulatory interaction between this new ordinance and
existing zoning activities, it is proposed that we reduce the “self zoning” acreage minimum
from 50 acres to 20 acres.  

Is this proposal perfect?  No.  Just like in Greenville County, where they are constantly trying
to tweak ordinances to close loopholes, the same situation would apply here in our county.  It
is a start.  It doesn’t require an expensive and possibly unclear or inconclusive urban planning
study, nor does it require a complex or complete planning overhaul of our existing zoning and
development standards ordinances, which would likely take years to work through.  Folks, we
don’t have years to plow through the bureaucracy if we want a short term limited fix to this
issue.  

A similar version of this screening criteria was discussed last year in the Planning
Commission.  The county lawyer said “it could work as intended”.  The Planning Staff
evaluated the 2022 “list of subdivisions” and determined that there were several high density
subdivisions which would have met the screening criteria and therefore concluded that the
new proposal could be “impactful” in helping reduce development density.  Therefore, I urge
you all to consider this proposal.  

mailto:daveanix@yahoo.com
mailto:jcoley@oconeesc.com
mailto:daveanix@yahoo.com
https://protect-us.mimecast.com/s/yvBeCDk23BSZBxMIWlZ10?domain=us.report.cybergraph.mimecast.com


You may forward this proposal as needed.

David Nix

Sent from my iPhone
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Commissioner Goal(s)

Pearson 1. Development Standards

Johnson 1. Development Standards 2. Agriculture Protections 

Gaulin
1. Quality Development 2. Development Regulations 3. Agricultural Issues 4.  Affordable housing 

5. Comp Plan review

Williams 1. Density Standard 2. Agriculture Standards 

Spicer 1. Confirm adequate fire service for new development 2. Traffic safety (ACOG)

Nix 1. Density and development standards

Planning Commission Goals 2023


