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  1               MR. GILMORE:  I'd like to call the

  2   meeting of the October 17th session of the Board of

  3   Zoning Appeals to order.  The members who will hear

  4   the case today are Ron Hacker, Scott Parker,

  5   Michael Clawson, Wendy Kulick and myself, Randy

  6   Gilmore.  Our staff today is Jenny Werking and John

  7   Taylor.  Dennis Rhoad is the attorney for the BZA.

  8   Our case rulings for this and any BZA meeting are

  9   available for public review and inspection during

 10   normal business hours at town hall.

 11               Because this is a quasi-judicial body,

 12   everything that's said in this meeting must be

 13   complete, true and accurate.  All the information

 14   provided to the BZA is considered evidence, and

 15   this board may certify contempt of Circuit Court if

 16   false statements are made, either in writing or

 17   orally.  Because of this each person who wishes to

 18   address the board will be sworn in.  In order to

 19   expedite proceedings those wishing to speak please

 20   stand as a group, and Mr. Rhoad will administer the

 21   oath.

 22               MR. RHOAD:  We rarely have this issue,

 23   but under the rules Mr. Howe is an advocate and

 24   therefore does not need to be sworn in nor does the

 25   statute require that he be sworn in, okay, because
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  1   he is an advocate, but all other nonlawyers please

  2   raise your right hand, repeat after me.

  3               (Oath administered.)

  4               MR. GILMORE:  Thank you, ladies and

  5   gentlemen.  I shall now call Case BZA 081600148 at

  6   66 Ocean Course Drive.  This case was heard at the

  7   September 19, 2016, meeting and was deferred to

  8   this meeting.  The BZA was requesting more

  9   information from planning staff.  Staff has

 10   provided that information to the board as well as

 11   the applicant.  As the case facts have been

 12   presented for this case at the September 19th

 13   meeting, unless there are questions of the staff

 14   regarding the facts of the case, staff will present

 15   an update on the information submitted since that

 16   time pertinent to the case.  I shall then call the

 17   applicant to address the case.  The applicant shall

 18   please stand, state their name and current address

 19   for the record before presenting testimony.  I will

 20   then ask for all those speaking either in support

 21   or against the case, and they shall follow the same

 22   procedure, identifying themselves, and are limited

 23   to two minutes each.  The applicant will also have

 24   two minutes to rebut.

 25               John, would you please begin?
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  1               MR. TAYLOR:  At the request of the

  2   board from the September 19th BZA meeting staff has

  3   researched historical documents referencing details

  4   regarding the site of Kiawah's second fire station,

  5   and the following items were submitted to the

  6   board, and these include map of the Town of Kiawah

  7   community support zoned properties, and along with

  8   that map was a spreadsheet of the community zoned

  9   properties, including acreage and property owners;

 10   chapter 1, the request for rezoning development

 11   objectives of the fire station site, which was

 12   taken from the planned development district

 13   application of 1991, the chapter one introduction

 14   and purpose from a preliminary draft of the Kiawah

 15   Island community assessment completed in 1993, the

 16   planning and public policy issues, provisions of

 17   services, fire and emergency medical services, also

 18   taken from the Kiawah Island community assessment

 19   preliminary draft of 1993, the recital No. 14,

 20   facilities and services of the second fire station.

 21   This was taken from the development agreement of

 22   1994 between the Town of Kiawah and Kiawah Resort

 23   Associates.  This was the 1994 development

 24   agreement.  The community services and facilities

 25   chapter 7 of the 2000 comprehensive plan for the
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  1   Town of Kiawah Island.  And, additionally, an

  2   Exhibit 7.1, the five minute fire protection

  3   service area for the Town of Kiawah Island

  4   comprehensive plan in 2000, and those were the

  5   documents submitted to the board.

  6               MR. GILMORE:  Do you have anything

  7   else, John?

  8               MR. TAYLOR:  I can give the appeals

  9   action if you all would like.

 10               MR. GILMORE:  Questions from the board

 11   of John on these documents?

 12               (No response.)

 13               MR. TAYLOR:  The Board of Zoning

 14   Appeals may approve, approve with conditions, or

 15   deny Case No. BZA V08-16-00148, reduction of buffer

 16   yard type 2 along the side and rear of the subject

 17   property and reduction of buffer yard type 3 along

 18   Ocean Course Drive based on the BZA's findings of

 19   fact, unless additional information is deemed

 20   necessary to make an informed decision.  Thank you.

 21               MR. GILMORE:  Thank you, sir.  Any

 22   further questions?  We've all had this information

 23   for a while.

 24               (No response.)

 25               MR. GILMORE:  Then it's the applicant,
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  1   whoever's going to speak for the applicant.

  2               MR. COE:  My name is Steve Coe with

  3   Rosenblum Coe Architects.  Our address is 1643

  4   Means Street in Charleston 29412.

  5               Since our last meeting one of the

  6   concerns was meeting with the adjacent homeowners,

  7   which we've done.  We had a very positive meeting

  8   with them.  And one of the points I want to bring

  9   up, because I think some of the information is a

 10   bit misleading, the way the variance was written,

 11   because we are in some ways seeking a reduction of

 12   the buffer, but really I feel this variance is

 13   about more a continuation of a nonconforming use.

 14   We are not actually asking to reduce any existing

 15   buffer that exists.  All of the existing trees that

 16   are on adjacent properties by law we're not allowed

 17   to touch anyway, so we are not.

 18               If you look at our before site plan and

 19   after site plan, we are increasing the buffer on

 20   all four sides of the building, so there is no

 21   formal reduction of the existing buffer.  The

 22   variance is, because of the change in the

 23   development ordinance, the existing site is

 24   nonconforming.  The buffers that are required by

 25   that property render the site basically
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  1   nonbuildable, and if that fire station weren't

  2   already there, you couldn't comply with the current

  3   buffer in order to build anything on that site.  So

  4   I have some drawings, you already actually already

  5   have them, but in large plans that show before and

  6   after.  If you would like to see those, I certainly

  7   can show those as well, to show where we're adding

  8   trees to increase buffer along the perimeter of the

  9   property.

 10               This is existing conditions, and that's

 11   the property line.  This is the 25-foot setback.

 12   That's the existing fire station.  There are no

 13   plantings and no landscaping inside the property

 14   line on the back and the north side of the station

 15   and also along the front.  What you'll see, when I

 16   flip this over, is we are adding between 6 feet and

 17   11 feet of additional vegetation along the back

 18   side to 406 and 404, I believe are the addresses

 19   here, and along the north side as well; but,

 20   actually, we're adding vegetation on all four sides

 21   of the building.

 22               The buffers per the zoning ordinance

 23   are a 50-foot buffer, which renders about a 14

 24   percent buildable area left on the site if we were

 25   to comply with that.  Again, that's the way the
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  1   variance was written because we are asking for a

  2   reduction from that buffer.  But, in essence, as I

  3   mentioned, we are adding vegetation and adding

  4   buffer to the site, and it's fairly thick.  And

  5   John Tarkany, our landscape architect, can talk to

  6   that if need be.  I think with that I will end.

  7               MR. HOWE:  Can I ask him two questions

  8   real quick?

  9               As a practical matter, is there any

 10   planted material on St. Johns' property right now

 11   that serves as a buffer?

 12               MR. COE:  As a practical matter --

 13               MR. HOWE:  In this area (indicating).

 14               MR. COE:  Not on the back portion of

 15   the site, no.  This is a strip of grass, and some

 16   of the photographs that I know are in your packet

 17   show that.  There is a retaining wall here because

 18   it's a fairly steep change in grade from the

 19   adjacent properties down to ours.  The existing

 20   landscape buffer between the houses and our

 21   property line is extremely thick.  I can tell you I

 22   have tried to get through it.  It's hard to do.

 23   But as a practical matter, no, there is no existing

 24   vegetation on the back side and north side of the

 25   property, likewise on the front as well but
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  1   predominantly on those sides.

  2               MR. HOWE:  And just briefly, so this is

  3   what's there, and then these trees are what you

  4   plan on adding to what's already there.

  5               MR. COE:  Correct, and the landscape

  6   plan shows the species and the size and quantify

  7   those that we're adding.

  8               MR. GILMORE:  Questions anyone?

  9               You mentioned meeting with the

 10   homeowners.

 11               MR. COE:  Yes.

 12               MR. GILMORE:  Could you fill us in on

 13   who met with who and what was said, please?

 14               MR. COE:  So, John Tarkany --

 15               MR. TARKANY:  I could answer that for

 16   you.

 17               MR. GILMORE:  Sure.

 18               MR. TARKANY:  John Tarkany, landscape

 19   architect.  First of all, I'd like to thank you for

 20   deferring because it gave us a chance to talk to

 21   the community.  We are sorry that we didn't reach

 22   out to them sooner.  The lack of information caused

 23   lots of alarm and angst, and understandably so, not

 24   just with them, but with you all as well, because

 25   it was basically unexplained; and trying to
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  1   interpret what it meant, based on what was

  2   documented, even though the county does a beautiful

  3   job of presenting what we're asking for, it caused

  4   alarm, and we regret that we didn't talk to people

  5   sooner.

  6               We had a very cordial meeting with the

  7   homeowners, and they understand that we're trying

  8   to do the best job we can and make this project

  9   successful.  In fact, they seemed very pleased with

 10   how we explained the project to them and the

 11   buffers and to the point where we actually promised

 12   them that we would actually -- a condition that

 13   we've given is that we're going to allow them to be

 14   involved in helping us to install and create the

 15   buffer and have them involved in the actual process

 16   of doing it and locating the plant material.  And

 17   we have before and after pictures showing -- some

 18   of the younger guys in my office who know how to do

 19   computers created these images before and after of

 20   how we are going to use lots of native plants to

 21   add to the buffer that's there and actually go from

 22   window to window to make sure that we have things

 23   dialed in and also do not block the views that they

 24   want to keep because there are some nice views out

 25   those windows.  So we are going to fine-tune that.
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  1   We've invited them to participate with us in the

  2   actual installation of the plants and buffer to

  3   make sure that they're happy with what we've shown

  4   and that we don't leave until they say, thank you,

  5   you're successful in providing the buffer we want

  6   to have.  So I just wanted to add those two things.

  7               MR. COE:  I think the attendees were

  8   the Ocean Oaks Board --

  9               MR. TARKANY:  The board members.

 10               MR. COE:  -- and residents from --

 11               MR. TARKANY:  403 and 404 particularly.

 12               MR. COE:  Right.

 13               MR. GILMORE:  The two houses that

 14   actually back up.

 15               MR. COE:  Correct.

 16               MR. TARKANY:  So we actually addressed

 17   those two concerns and I asked for permission to

 18   actually go up in their house, look out that

 19   window, so I can see what their view is and make

 20   sure that, when we dial in a palm tree a certain

 21   height and it opens up and it intercepts the view

 22   appropriately; and when we showed them that we were

 23   putting another layer of landscaping and we showed

 24   them that we're installing mature material, it's

 25   not something that has to grow in, but we showed
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  1   them exactly how it would be planted, they

  2   responded I think relatively positively.  And we

  3   again apologized that we didn't reach out to them

  4   sooner and we should have and caused a lot of angst

  5   unnecessarily, so I wish we could do it all over

  6   the right way, but we're trying to fix things now

  7   and do it the right way now.

  8               MR. COE:  Some of their other concerns

  9   that were addressed were if we had investigated a

 10   back-in station only as opposed to a drive-through.

 11   We talked to them about not only the safety issues

 12   of that, of the process of backing in an apparatus

 13   that -- again, my firm has done almost a dozen fire

 14   stations, and the general consensus in fire

 15   services, back-in stations are really frowned upon;

 16   if you can have a drive-through station, it's

 17   preferred.  The fact that the existing station was

 18   drive-through and we're maintaining all of the same

 19   circulation patterns really we felt set a precedent

 20   here that in terms of a drive-through station was

 21   the correct approach.  Also because it's on a

 22   curve, adding that bit of a concern of, typically

 23   when they back in, they have firemen who get out of

 24   the truck and are flagmen.  It's just a concern of

 25   having someone in the street doing that.
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  1               We talked about the siting of the

  2   building and how we did try and angle it a bit

  3   more, but one of the precluding factors in that is,

  4   as the truck is making its way into the apparatus

  5   bay, and you think about the length of the truck,

  6   that it really needs to be almost straight as it's

  7   entering in, that it can't enter the bay at an

  8   angle where it will actually clip the side of the

  9   doors, we went through that.

 10               We talked about, one of the

 11   misconceptions was, and I think perhaps it was the

 12   way it was portrayed that this is a two-story

 13   building.  It's a one-story facility.  It is

 14   elevated off the ground so that we can take

 15   advantage of having some parking underneath it.

 16   Part of that, though, was because of flood

 17   requirements that require the building to either be

 18   flood proofed if it's below flood or elevated to

 19   about 7 feet.  By the time we elevated it 7 feet

 20   our recommendation to our client was, if you're

 21   going to build the building 7 feet off the ground,

 22   go another couple feet so you can gain parking

 23   under the building, which allows us to not have

 24   parking on the site closer to the houses.  Notice,

 25   the parking has sort of been moved away from the
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  1   existing parking location, which is much closer to

  2   that rear property line.  Off the top of my head,

  3   those were the things.

  4               MR. TARKANY:  Storm drainage was

  5   another factor.  There's no net increase of runoff.

  6   And we also made a promise that all the mosquitos

  7   would be eliminated.

  8               MR. GILMORE:  Is that for the whole

  9   island?

 10               MR. COE:  John made that promise.

 11               Another one of their concerns was

 12   runoff.  And, again, you know, any development

 13   we -- by law, any development we have on our

 14   property can't impact neighbors and impact their

 15   drainage.  So we do have underground retention

 16   under the entire parking lot and explained to them

 17   the process we went through with percolation tests,

 18   and it's an engineered system that takes into

 19   account rainfall amounts and how quickly it will

 20   dissipate into the soil, so we're fairly confident

 21   that that system will work very effectively.

 22               MR. TARKANY:  One last side note is the

 23   fire department did have to evacuate the facility

 24   when Matthew came through.  It wasn't deemed safe

 25   to stay in during a hurricane, so they actually
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  1   evacuated.  They took the staff out until they

  2   could bring them back on after the storm.

  3               MR. GILMORE:  Any questions?

  4               MR. HOWE:  Also you've looked at the

  5   general zoning.  This is zoned community support;

  6   is that correct?

  7               MR. COE:  Correct.

  8               MR. HOWE:  There aren't any alternative

  9   sites for anything like this; I know that came up

 10   with the board.  You examined that, correct?

 11               MR. COE:  Correct.  We looked at the

 12   existing, I think there are 84 CS zoned sites, but

 13   the majority of those on the island are very small

 14   sites for a piece of transformer equipment or

 15   something of that nature, not such that you could

 16   actually build on; so an alternate site, to the

 17   best of my knowledge, is not available.

 18               MR. GILMORE:  And I think the map that

 19   we were given supports what you just said.

 20               MR. COE:  Yes.

 21               MR. HOWE:  And talk to them a little

 22   bit about how much higher this particular building

 23   is than what's there.

 24               MR. COE:  Sure.  One of the things we

 25   tried to do with the design was to keep this



Kiawah Island BZA Meeting 18

Clark and Associates Inc.

  1   building as low as possible.  The new station, the

  2   ridge height of this roof is less than 4 feet

  3   taller than the old building.  So the previous

  4   building was a shed roof.  By hipping the roof and

  5   trying to keep the slope fairly low, we're really

  6   only about 4 feet taller than the old building.  It

  7   is a bigger building, and we showed the property

  8   owners an exhibit that showed an overlay of the old

  9   elevation against the new one.  They understand

 10   that it is bigger, but in terms of height-wise, we

 11   worked very hard to try and keep it low.

 12               MR. HOWE:  And also talk to them in

 13   size in terms of what's bigger about it, how many

 14   people it will house and what problems it's trying

 15   to address in terms of services to that end of the

 16   island.

 17               MR. COE:  Sure.  So the first part of

 18   the program for this station was an additional

 19   apparatus to be housed here.  That apparatus will

 20   not necessarily be a fire truck.  A majority of the

 21   calls that the fire departments make, again, any

 22   fire department, a majority of the calls they make

 23   are emergency service -- someone's had a heart

 24   attack or they've fallen down or -- fire department

 25   typically gets there before the ambulance does, and
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  1   so the apparatus that they're going to be bringing

  2   or purchasing for this station is a squad car for

  3   the -- squad truck for that.  So the additional bay

  4   predominantly is for that vehicle but also for the

  5   projected growth of the island for not just the

  6   next five years -- this station was designed for

  7   20-year growth -- for the additional growth on the

  8   island of houses, the other, I guess, growth that

  9   we'll have.

 10               But so along with that additional

 11   apparatus are additional firemen, and so there's

 12   four additional bunks.  The existing station was

 13   what's called a gang bunk room.  It's multiple beds

 14   in one room.  The majority of fire departments

 15   across the country are getting away from that for

 16   lots of reasons, both gender issues, privacy

 17   issues, they're going to individual bunk rooms; so

 18   this station, the new building, does that as well.

 19   Along with the increase in the number of firemen

 20   are additional bathrooms.  The building just

 21   inherently has to grow a bit for all of those

 22   reasons.

 23               MR. PARKER:  I just want to get

 24   clarification, when you say a squad truck, is that

 25   separate from, or are you talking about a quick
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  1   response vehicle being housed there?

  2               MR. HOWE:  That's the same thing.

  3               MR. PARKER:  It's not necessarily the

  4   same thing, I don't think.  I'm just getting

  5   clarification.

  6               MR. OLSON:  What's been budgeted or

  7   what's been discussed, again, no funds have been

  8   appropriated, but what's been discussed is what we

  9   would -- what the fire service terms as a squad,

 10   and what that will be is it will have -- there will

 11   be typically an SUV, a Yukon, a Tahoe-type sized

 12   vehicle that will be -- that will allow it to carry

 13   the medical supplies that are currently being

 14   carried by a fire apparatus.

 15               MR. PARKER:  But it will not be staffed

 16   by paramedics.

 17               MR. OLSON:  Yes, it will be staffed.

 18               MR. PARKER:  Okay.  That's the

 19   distinction.

 20               MR. OLSON:  You have to remember that

 21   the Town of Kiawah Council has -- we've been

 22   working -- the fire district and the town council

 23   have been working together to establish a protocol

 24   for increasing the services, and we are doing that

 25   and our goal -- the district's goal is that, again,
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  1   we're taking baby steps, is that right now every

  2   vehicle has a paramedic on it.  Eventually we'll

  3   want to have every firefighter be a trained

  4   paramedic, but it obviously takes time; so, yes,

  5   that's the goal.  If there was a squad put forth in

  6   the station, then they would be -- it would be

  7   manned by two firefighters that were paramedics,

  8   which would then allow them to push the drugs

  9   that --

 10               MR. PARKER:  Perfect.

 11               MR. OLSON:  That's the intent.  And,

 12   again, the other side of the coin is that -- I'm

 13   the building chair, but I'm also the finance chair

 14   for the fire district, and one of the things that

 15   we see as an advantage from a squad standpoint is

 16   we're able to respond with an $80,000 vehicle

 17   versus a $500,000 vehicle, thereby helping finances

 18   and budgeting, etc., etc.

 19               I'm John Olson.  I am the Kiawah

 20   resident for the Fire Commission.  My address is

 21   4985 Green Dolphin Way.

 22               MR. HOWE:  John, while you're talking,

 23   could you also address with them a little bit, what

 24   is the present procedure that the fire department

 25   is employing during the peak season for this
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  1   station.

  2               MR. OLSON:  Okay.  The fire district

  3   has determined that when there's a volume of people

  4   on the island, i.e., during the summertime when all

  5   the resort guests are here and vacationers are

  6   here, that we don't have enough staff to be able to

  7   handle emergencies as they were to arise; and when

  8   we sat down as a district and tried to assess where

  9   we needed to expand, we needed to look at, we

 10   addressed the Town of Kiawah or Kiawah Island to be

 11   an area that needed to be addressed for an upgrade,

 12   not only for the facilities but also for the number

 13   of people.

 14               What we were doing in the summertime

 15   was we were allowing a truck from -- apparatus from

 16   Station 7, which is the station up on Main Road,

 17   that would basically -- they would transfer down to

 18   Station 6, which is on 66 Ocean Course Drive, for

 19   the day.  But, again, the facility at Station 6 has

 20   got a dayroom that can support four people.  Now

 21   all of a sudden each piece of apparatus, we've

 22   committed -- district wide has committed to making

 23   four people on every piece of apparatus, so all of

 24   a sudden now we're having eight people at a station

 25   that's capable of handling four.  And so they're
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  1   there during the day, and then they were --

  2   obviously, because we couldn't house them, then

  3   they were moving back to Station 7 for the evening

  4   hours.

  5               With this station, step one of the

  6   station is that eventually we have enough space for

  7   firefighters for 10 -- for 12 people, which would

  8   then be the three pieces of apparatus times four is

  9   the 12, the magical number, with the idea that

 10   that -- when we looked at the building plans for

 11   the district, we identified that Kiawah needed to

 12   have some -- to be upgraded.  And we look at 6

 13   being, Fire Station 6, 66 Ocean Course Drive, is

 14   the station that -- they have to stand on their own

 15   for the longest period of time before help comes.

 16   We don't get the help from automatic aid partners

 17   as quickly because obviously they're coming from

 18   James Island, Charleston, wherever; so that was why

 19   we addressed 6 being the first station we wanted to

 20   do.

 21               Our plans and our budget and our

 22   approved funds by Charleston County address Station

 23   4 also, which is the one on Kiawah Island Parkway;

 24   and that will eventually be built out to be almost

 25   an identical match to 6.  It will be flipped --
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  1   we're designing it to be modular so it can get

  2   flipped, but that also will have the capability of

  3   housing 12 firefighters so that in 20 years from

  4   now there will be -- we would expect there could be

  5   potentially 24 firefighters sitting on this island,

  6   versus the 12 that are currently there.  Again,

  7   giving us flexibility of, whether it be SUVs or

  8   squad, whether we've got ladder trucks, whatever,

  9   we're trying to build this thing, and the marching

 10   orders that were given to the design team is that

 11   we wanted to design a facility that was going to

 12   last 20 to 25 years.  We were going to build it.

 13   We wanted to walk away from it.  We didn't want to

 14   have to touch it for 25 years.  So that was I guess

 15   more of an answer than what maybe somebody asked

 16   but...

 17               MR. PARKER:  It's a good answer though.

 18               MR. HOWE:  It was a little more.

 19               MR. OLSON:  Again, we've been in the

 20   process -- this is my fourth year as the fire

 21   commissioner, and we've been in the process of

 22   designing this thing for basically 14 months and so

 23   it's -- those of us that have been involved in it,

 24   obviously you learn a lot, and so I'm glad I could

 25   shed some light on what we're trying to do.
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