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   Town of Hilton Head Island 
    Planning Commission Meeting 
   Wednesday, February 18, 2015          

      3:00 p.m. Benjamin M. Racusin Council Chambers  
REVISED AGENDA                                 

 

As a Courtesy to Others Please Turn Off All Cell Phones and Pagers during the Meeting. 

 

1.  Call to Order  
 

2.  Pledge of Allegiance to the Flag 
 
3.  Roll Call 
 
4. Freedom of Information Act Compliance 

Public notification of this meeting has been published, posted, and mailed in compliance with 
the Freedom of Information Act and the Town of Hilton Head Island requirements. 

 
5. Approval of Agenda 

 
6. Approval of Minutes – Planning Commission Meeting – December 3, 2014  

 
7.    Appearance by Citizens on Items Unrelated to Today’s Agenda 

 
8. Unfinished Business   
 
9.    New Business     

   Public Hearing 
ZA-89-2015: Chester C. Williams, on behalf of Gary L. Dee and Heritage Golf Port Royal, 
LLC, has applied to amend the Official Zoning Map by amending the Planned Development 
Mixed-Use (PD-1) Zoning District, specifically the Port Royal Plantation and Surrounds 
Master Plan, to clarify and change the allowed uses and to increase the density on a 38.62 acre 
property. The property is identified as a portion of parcel 277 on Beaufort County Tax District 
R510, Map 9. The property is addressed as 10 Clubhouse Drive and is known as Port Royal 
Clubhouse. 

 
The designated use for the property on the Master Plan is a Golf Course. In addition to a golf 
course, there is a golf clubhouse, locker rooms, a golf pro shop, and administrative offices on 
the property. This application will add to the Master Plan the following designated uses for 
this property: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro Shop, a Fitness and 
Wellness Center, Locker Rooms, and Administrative Offices. This change will bring the 
existing uses into compliance with the Master Plan and allow the redevelopment of the 
property for additional recreational uses. 
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The property has no assigned density on the Master Plan. However, there is an existing 7,316 
square foot administrative office building on the property. This application will assign 12,500 
square feet of Administrative Office use to the property. This change will bring the existing 
administrative office into compliance with the Master Plan and allow an expansion of the 
administrative office space.  Presented by:  Anne Cyran 

 
Public Hearing 
ZA-91-2015: Chester C. Williams, on behalf of Gary L. Dee and Heritage Golf Port Royal, 
LLC, has applied to amend the Official Zoning Map by changing the base zoning district of an 
8.4 acre property from the Planned Development Mixed-Use (PD-1) Zoning District, 
specifically the Port Royal Plantation and Surrounds Master Plan, to the Resort Development 
(RD) Zoning District. The property is identified as a portion of parcel 277 on Beaufort County 
Tax District R510, Map 9. The property is addressed as 15 Wimbledon Court and is known as 
the Port Royal Racquet Club.   

 
This application will change the permitted uses on the property from recreational to the uses 
listed in LMO 16-3-105.L.2, Resort Development District – Allowable Principal Uses. This 
application will increase the density on the property from no density to the Maximum Density 
allowed in LMO 16-3-105.L.3, Resort Development District – Development Form and 
Parameters.  Presented by:  Anne Cyran 

 
10.    Commission Business 

 
11.    Chairman’s Report 

 
12.    Committee Report 

 
13. Staff Reports                                                                                                                                             

a.   Quarterly Report     
b.   Update on Coligny  

                                                                                                                                  
 

14.   Adjournment 
 

                                 

Please note that a quorum of Town Council may result if four or more of their                                           
members attend this meeting. 
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       TOWN OF HILTON HEAD ISLAND 
       Planning Commission Meeting         

                                     Wednesday, December 3, 2014                       DRAFT                                   
                                         9:00a.m. – Benjamin M. Racusin Council Chambers 
  
 
Commissioners Present:   Chairman Alex Brown, Vice Chairman Peter Kristian, Judd Carstens, 

Jim Gant, Bryan Hughes, Barry Taylor and Todd Theodore       
 
Commissioners Absent:   Caroline McVitty  
 
Town Council Present:     None 
 
Town Staff Present:          Jayme Lopko, Sr. Planner & Planning Commission Coordinator                                         

Charles Cousins, Director of Community Development 
Suzanne Brown, Addressing Technician  
Randy Lindstrom, Administrative Battalion Chief  

      Teri Lewis, LMO Official 
      Kathleen Carlin, Secretary               
 

 
1.  Call to Order  

 
2.  Pledge of Allegiance to the Flag 
 
3.  Roll Call 

 
4. Freedom of Information Act Compliance 

Public notification of this meeting has been published and posted in compliance with the 
Freedom of Information Act and Town of Hilton Head Island requirements. 

 
5.  Approval of Agenda                                                                                                                                 

Commissioner Kristian made a motion to approve the agenda as submitted.  
Commissioner Gant seconded the motion and the motion passed with a vote of 8-0-0.             

 
6. Approval of Minutes  

Commissioner Kristian made a motion to approve the draft minutes of the November 19, 
2014 meeting as amended. Commissioner Hughes seconded the motion and the motion 
passed with a vote of 8-0-0.             
                                               

7. Appearance by Citizens on Items Unrelated to Today’s Agenda   
Mr. Tom Sharp, citizen, requested that the Planning Commission support the creation of 
a Circle to Circle Task Force for the purpose of conducting a traffic analysis specifically 
for the Coligny to Sea Pines corridor.  The proposed Circle to Circle Task Force would 
work jointly with the Town to study and improve traffic and parking conditions at this 
south end location.   
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The Planning Commission discussed the intent of the Circle to Circle Task Force as 
presented by Mr. Sharp.  The Planning Commission discussion several issues including 
traffic and beach parking conditions.  Following this discussion, Vice Chairman Brown 
requested that Mr. Charles Cousins respond to the issues presented by Mr. Sharp and 
discussed by the Planning Commission.     
 
Mr. Charles Cousins presented statements on behalf of staff with regard to the Town’s 
current traffic studies and the Planning Commission’s role in evaluating a town-wide 
traffic model.  Commissioner Kristian asked Mr. Cousins if the Planning Commission is 
authorized to appoint a task force that would include members outside of the Planning 
Commission.  Mr. Cousins stated that the staff will check the Municipal Code for specific 
ordinances related to this issue.      
 
The Planning Commission stated that the appointment of a task force is probably a good 
idea.  However, the proposed task force should be responsible for evaluating the needs of 
the town island wide, rather than just a single location.  This is because all island traffic is 
interrelated.  Following final comments by the Planning Commission, Chairman Brown 
requested that Mr. Cousins research this issue for further review and consideration by the 
Planning Commission.  Chairman Brown requested that staff place this business item on 
a future agenda.  Vice Chairman Brown also requested that Mr. Cousins forward this 
issue to Town Council for their consideration at their annual workshop.       
 

8.   Unfinished Business                                                                                                                    
  None 
 

9.   New Business 
a) Election of Officers 

Commissioner Judd Carstens, Nominating Committee Chairman, made the 
presentation on behalf of the Nominating Committee.  Committee Chairman Carstens 
reported that the Nominating Committee met this morning at 8:30 a.m. for the 
purpose of selecting officers for the December 3, 2014 - June 30, 2015 term.  
Members of the Nominating Committee are Commissioner Carstens, Commissioner 
Kristian, Commissioner Theodore, and Commissioner McVitty.        
 
Committee Chairman Carstens, on behalf of the Nominating Committee, 
recommended that Vice Chairman Alex Brown be nominated to serve as Chairman of 
the Planning Commission for the December 3, 2014 – June 30, 2015 term.  
Commissioner Brown accepted the nomination.  There were no further nominations 
for the office of Chairman.   
 
Commissioner Gant made a motion to elect Vice Chairman Alex Brown to serve as 
Chairman of the Planning Commission for the December 3, 2014 – June 30, 2015 
term. Commissioner Kristian seconded the motion and the motion passed with a 
vote of 7-0-0.  
 
Chairman Carstens, on behalf of the Nominating Committee, then recommended that   
Commissioner Jim Gant serve as Vice Chairman of the Planning Commission for the 
December 3, 2014 – June 30, 2015 term.  Commissioner Gant thanked the 
Nominating Committee, but respectfully declined the nomination to serve.     
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Committee Chairman Carstens then opened the floor and invited other nominations.  
Commissioner Kristian stated that he is willing to serve as Vice Chairman. There 
were no additional offers from the Planning Commission.       
 
The Planning Commission reported that a motion to suspend the Rules of Procedure 
will be required for Commissioner Kristian to be elected to serve as Vice Chairman 
because Commissioner Kristian has not served on the Planning Commission for a full 
year as required by the Planning Commission’s Rules of Procedure.    
 
Commissioner Gant made a motion to suspend the Rules of Procedure to allow 
Commissioner Kristian to serve as Vice Chairman for the December 3, 2014 – June 
30, 2015 term.  Commissioner Hughes seconded the motion and the motion passed 
with a vote of 8-0-0. 
 
Commissioner Gant made a motion to elect Commissioner Kristian to serve as Vice 
Chairman for the December 3, 2014 – June 30, 2015 term.  Commissioner Hughes 
seconded the motion and the motion passed with a vote of 7-0-0. 
 

b) Public Hearing 
STDV-002037-2014 ‐Lenny Fletcher has applied for a modified easement name for    
Swingle Manor.  This easement is located off Bradley Circle.  The proposed new 
name is Abalone Lane.  The affected parcels are identified as Parcels 022P, 022Q, 
0596, 0597, and 0645 on Beaufort County Tax Map 8.  Chairman Brown introduced 
the application and opened the public hearing.  Chairman Brown then requested that 
the staff make their presentation. 
 
 Ms. Suzanne Brown made the presentation on behalf of staff.  Ms. Brown presented 
an in-depth overhead review of the application including a vicinity map and zoning 
map.  The staff recommended that the Planning Commission approve the Abalone 
Lane modified easement name application based on the review criteria outlined in 
the Land Management Ordinance and enclosed in the staff’s report.   
 
The applicant has proposed the modified easement name of Abalone Lane located off 
of Bradley Beach Circle. Currently, there is only one home and four lots that would 
be affected. The Abalone shell is an oval shell and the inner layer is composed of 
nacre which is mother-of-pearl. It is considered to be the jewel of the ocean and can 
be found on the East coast as well as every other continent except the Pacific coast 
of South America.  The meat of the Abalone is used as food and considered a 
delicacy in in certain parts of the world and the shell is used to make mother-of-pearl 
jewelry, buttons and buckles. The new street name would keep the beach theme of 
Hilton Head Island.  Fire & Rescue has no conflicts with the proposed name.  Ms. 
Brown briefly reviewed the Findings of Fact and Conclusions of Law. 
 
 At the completion of the staff’s presentation, Chairman Brown requested public 
comments and none were received.  Chairman Brown then closed the public hearing 
for this application and invited statements from the Planning Commission.  The 
Planning Commission briefly discussed the application and agreed with the staff’s 
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recommendation for its approval.  Following final comments by the Planning   
Commission, Chairman Brown requested that a motion be made. 
 
Vice Chairman Kristian made a motion to approve application STDV-002037-2014 
as submitted by staff.  Commissioner Gant seconded the motion and the motion 
passed with a vote of 7-0-0. 
                                                                                                                                                                                                                                                                                   

10.     Committee Reports           

 Chairman Brown stated that the CIP Committee is scheduled to meet soon to discuss     
the five-year review of the Comprehensive Plan.  A meeting date has not yet been 
decided. 

                                                                                                                    

   11.       Staff Reports                  
   Mrs. Lopko stated that the staff has no agenda items for the December 17, 2014 

meeting.  Chairman Brown approved the cancellation of this meeting.  
 

   12.       Adjournment 
       The meeting was adjourned at p.m. 
 

Submitted By:                 Approved By: 
 

          ___________________        _________________ 
           Kathleen Carlin          Alex Brown                                                                                                    

Secretary                                               Chairman 
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TOWN OF HILTON HEAD ISLAND 
COMMUNITY DEVELOPMENT 

DEPARTMENT 
One Town Center Court Hilton Head Island, SC   29928 843-341-4757 

 
STAFF REPORT 

ZONING MAP AMENDMENT 
  

 
Case # Name of Project or Development Public Hearing Date 

ZA-89-2015 Port Royal Clubhouse February 18, 2015 

 
Parcel Data Applicant 

 
Parcel:     R510 009 000 0277 0000 (portion) 
Size:         38.62 acres 
Address:  10 Clubhouse Drive 
 

 
Gary L. Dee 

Heritage Golf Port Royal, 
LLC 

PO Box 7072 
Hilton Head Island SC  

29938 
 

 
Existing 

 
Proposed 

 

Base Zoning District 
PD-1, Planned Development Mixed-
Use District: Port Royal Plantation and 
Surrounds (PRP) Master Plan 
 
Permitted Use 
Golf Course 
 
 
 
 
 
Density 
None 
 

Base Zoning District 
PD-1, Planned Development Mixed-
Use District: Port Royal Plantation 
and Surrounds (PRP) Master Plan 
 
Permitted Uses 
Golf Course; Golf Clubhouse; Golf 
Pro Shop; Tennis Courts; Tennis Pro 
Shop; Locker Rooms; Fitness and 
Wellness Center; Administrative 
Offices 
 
Density 
12,500 sq ft of Administrative 
Offices 

Agent 

 
Chester C. Williams 

Law Office of Chester C. 
Williams, LLC 
PO Box 6028 

Hilton Head Island SC 
29938-6028 

 
Application Summary 
 
Chester C. Williams, on behalf of Gary L. Dee and Heritage Golf Port Royal, LLC (“Applicant”), has 
submitted a request to amend the Port Royal Plantation and Surrounds Master Plan (“Master Plan”) 
to upgrade and consolidate the recreational facilities of Port Royal Club, to renovate and expand 
administrative offices for Heritage Golf Port Royal, and to bring the subject property (“Property”) 
into compliance with the Master Plan. 
 
To upgrade and consolidate the recreational facilities of the Port Royal Club, the Applicant proposes 
to build a fitness and wellness center and to build tennis courts and related facilities on the Property. 
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The tennis facilities would replace the Port Royal Club’s Racquet Club facilities at 15 Wimbledon 
Court. The Applicant also proposes to renovate a portion of the existing 5,400 square foot 
administrative office building and to expand the building by 7,100 square feet to a total of 12,500 
square feet. 
 
The Master Plan designates the only approved use for the Property is Golf Course. The Property 
contains conforming accessory uses to the Golf Course: a Golf Clubhouse, Golf Pro Shop and 
Locker Rooms. The Property contains another, non-conforming use: Administrative Offices. This 
application would add all of these uses to the Master Plan, making the Administrative Offices 
conforming. It would also expand the recreational facilities on the Property by adding the following 
uses for the Property to the Master Plan: Fitness and Wellness Center, Tennis Courts, and Tennis Pro 
Shop. 
 
There is no density assigned to the Property. The recreational facilities – Golf Clubhouse, Pro Shops, 
Fitness and Wellness Center, and Locker Rooms – are considered amenities of Port Royal Plantation 
and, per the LMO, they are not required to have assigned density on the Master Plan. 
 
Per the LMO, an Administrative Office must have assigned density on the Master Plan. Since the 
Property does not have assigned density, the existing 5,400 square foot Administrative Office does 
not conform to the Master Plan. This application would bring the Administrative Office into 
compliance with the Master Plan. It would also allow the office to expand by 7,100 square feet by 
assigning 12,500 square feet of Administrative Office use density to the Property. 
 
 
Staff Recommendation 
 
Staff recommends that the Planning Commission find this application to be consistent with the 
Town’s Comprehensive Plan and serves to carry out the purposes of the LMO, based on those 
Findings of Facts and Conclusions of Law as determined by the LMO Official and enclosed herein; 
making the recommendation to Town Council of APPROVAL of the request. 
 
 
Background 
 
Beaufort County originally approved the development of the Property, which was developed in 1983 
with the first and eighteenth holes of the Planters Row golf course, driving range, practice greens, 
clubhouse, golf pro shop, locker rooms, and 5,400 square feet of administrative offices. The Port 
Royal Plantation and Surrounds Master Plan was approved by the Town in 1984, after the Town was 
incorporated. The Master Plan did not accurately reflect the Administrative Office use already 
developed on the Property. The Master Plan also did not assign the density of the Administrative 
Office use to the Property. 
 
In 2005, the Applicant acquired the Property, which is part of an approximately 355 acre tract 
(“Tract”). The Tract includes the Port Royal Plantation Clubhouse, Barony Golf Course, Robbers 
Row Golf Course, Port Royal Racquet Club, and the Port Royal Plantation maintenance facility. 
 
To provide capital for the redevelopment of the Property, the Applicant plans to sell the Port Royal 
Racquet Club portion of the Tract. On January 20, 2015, the Applicant submitted a Zoning Map 
Amendment application, ZA-91-2015, to rezone the Racquet Club from the Planned Development 
Mixed Use (PD-1) Zoning District to Resort Development (RD) Zoning District. The Public Hearing 
for Application ZA-91-2015 will also be held on February 18, 2015. 
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Applicant’s Grounds for ZMA, Summary of Facts and Conclusions of Law 
 
The applicant’s narrative and application materials state the proposed Zoning Map Amendment 
(“ZMA”) would clarify and amend the Master Plan and its associated text to recognize the long 
standing, existing commercial and recreational uses and densities that are currently on the Property. 
The applicant states the ZMA would also allow for the redevelopment of the Property which would 
not only provide new and improved tennis facilities and a new fitness and wellness center for Port 
Royal Plantation and the Port Royal Club, but would also consolidate those facilities in a single 
location. 
 
The applicant states the application is not inconsistent with, and is in accordance with, many of the 
Visions, Goals, and Implementation Strategies of the Comprehensive Plan.  
 
 
Summary of Facts and Conclusions of Law 
 
Findings of Fact: 

1. LMO 16-2-102.E.1 requires that, when an application is subject to a hearing, the LMO 
Official shall ensure that the hearing on the application is scheduled for a regularly scheduled 
meeting of the body conducting the hearing or a meeting specially called for that purpose by 
such body. The LMO Official scheduled the public hearing on the application for the 
February 18, 2015 Planning Commission meeting, which is a regularly scheduled meeting of 
the commission. 

2. LMO 16-2-102.E.2 requires the LMO Official to publish a notice of the public hearing in a 
newspaper of general circulation in the Town no less than 15 calendar days before the 
hearing date. Notice of the February 18, 2015 public hearing was published in the Island 
Packet on February 1, 2015. 

3. LMO 16-2-102.E.2 requires the applicant to mail a notice of the public hearing by first-class 
mail to the owner(s) of the land subject to the application and owners of record of properties 
within 350 feet of the subject land, no less than 15 calendar days before the February 18, 
2015 hearing date. The applicant mailed notices of the public hearing by first-class mail to the 
owner(s) of the land subject to the application and owners of record of properties within 350 
feet of the subject land on February 2, 2015. 

4. LMO Appendix D.1.A requires the applicant to submit a copy of correspondence illustrating 
that the applicant has solicited written comments from the appropriate property owners’ 
association regarding the requested amendment. Such correspondence shall encourage the 
association to direct any comments in writing to the LMO Official and the applicant within 
14 calendar days of receipt of the notification. The applicant submitted on February 2, 2015 a 
copy of the correspondence sent to the Port Royal Plantation Property Owners’ Association 
regarding the requested amendment. The correspondence encourages the association to 
direct any comments in writing to the LMO Official and the applicant within 14 calendar 
days of receipt of the notification. 

5. LMO 16-2-102.E.2 requires the LMO Official to post conspicuous notice of the public 
hearing on or adjacent to the land subject to the application no less than 15 days before the 
hearing date, with at least one such notice being visible from each public thoroughfare that 
abuts the subject land. The LMO Official posted on February 2, 2015 conspicuous notice of 
the public hearing on the land subject to the application, with two notices being visible from 
the public thoroughfare that abuts the subject land. 

 
Conclusions of Law: 

1. The Official scheduled the public hearing on the application for the February 18, 2015 
Planning Commission meeting, in compliance with LMO 16-2-102.E.1. 
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2. Notice of the public hearing was published 17 calendar days before the meeting date, in 
compliance with LMO 16-2-102.E.2. 

3. The applicant mailed notices of the public hearing to the owner(s) of the land subject to the 
application and owners of record of properties within 350 feet of the subject land 16 calendar 
days before the hearing date, in compliance with LMO 16-2-102.E.2 

4. The applicant submitted a copy of the correspondence sent to the Port Royal Plantation 
Property Owners’ Association regarding the requested amendment 16 calendar days before 
the hearing date, in compliance with LMO Appendix D.1.A. 

5. The LMO Official posted conspicuous notice of the public hearing on the land subject to the 
application 16 calendar days before the hearing date, in compliance with LMO 16-2-102.E.2. 

 
 
 
As set forth in Section 16-2-103.C.2.e, Zoning Map Amendment (Rezoning) Advisory Body 
Review and Recommendation, the Commission shall consider and make findings on the 
following matters regarding the proposed amendment. 
 
 
Summary of Facts and Conclusions of Law 
Criteria 1: Whether and the extent to which the proposed zoning is in accordance with the Comprehensive Plan (LMO 
16-2-103.C.3.a.i): 
 
The Comprehensive Plan addresses this application in the following areas:  
 
Land Use Element: 
 
An Implication for Zoning Changes 

Future land use decisions and requests for zoning changes will be determined using the 
background information contained in this plan as well as the future land use map, currently 
represented by the Town’s Official Zoning Map.   

 
Goal 8.1 – Existing Land Use 

A. The goal is to have an appropriate mix of land uses to meet the needs of existing and future 
populations.  

 
Goal 8.3 –Planned Unit Developments (PUDs)  

B. The goal to have an appropriate mix of land uses to accommodate permanent and seasonal 
populations and existing market demands is important to sustain the Town’s high quality of 
life and should be considered when amending PUD Master Plans.  

 
Goal 8.4 – Existing Zoning Allocation 

A. An appropriate mix of land uses to accommodate permanent and seasonal populations and 
existing market demands is important to sustain the Town’s high quality of life and should be 
considered when amending the Town’s Official Zoning Map.  

 
Goal 8.5 – Land Use Per Capita 

A. The goal is to have an appropriate mix and availability of land uses to meet the needs of the 
existing and future populations. 

 
Goal 8.10 – Zoning Changes 

A. The goal is to provide appropriate modifications to the zoning designations to meet market 
demands while maintaining the character of the Island.  
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Recreation Element: 
 
A. Continue to expand the public recreation system by providing adequate facilities to meet the 

needs of a broad spectrum of the Island population (including visitors) while maintaining 
sensitivity to the specific needs of the Island. 

 
 
Conclusions of Law: 

1. Staff concludes that this application is consistent with the Comprehensive Plan, as described 
in the Land Use and Recreation Elements.  

2. In accordance with the Land Use Element, the proposed rezoning would provide an 
appropriate mix of land uses to meet the needs of the population and improve the quality of 
life on the Island. 

3. In accordance with the Land Use Element, the proposed rezoning will meet current market 
demands by permitting additional uses on the property that will complement other uses in 
this vicinity. 

4. In accordance with the Recreation Element, the proposed rezoning will provide additional 
recreation facilities to meets a broader spectrum of the Island population. 

 
Summary of Facts and Conclusions of Law 
 
Criteria 2: Whether and the extent to which the proposed zoning would allow a range of uses that are compatible with 
the uses allowed on other property in the immediate vicinity (LMO 16-2-103.C.3.a.ii): 
 
Findings of Fact: 

1. The application proposes to keep the subject property in the PD-1 Zoning District – PRP. 
2. The only use approved for the Property is Golf Course. 
3. The application proposes to add the following existing accessory uses to the Master Plan as 

approved uses for the Property: Golf Clubhouse, Golf Pro Shop, and Locker Rooms. 
4. The application proposes to add an existing, non-conforming use – Administrative Offices – 

to the Master Plan as an approved use for the Property. 
5. The application proposes to add the following new uses to the Master Plan as approved uses 

for the Property: Tennis Courts, Tennis Pro Shop, and Fitness and Wellness Center. 
6. The parcels south of the Property are part of a Multi-Family Residential development, Island 

Links. The parcels are located in the PD-1 Zoning District – PRP. The Master Plan 
designates the approved use for the parcels as Multi-Family Residential. 

7. A large parcel east of the Property, across Coggins Point Road, is the Barony Golf Course. 
The parcel is located in the PD-1 Zoning District – PRP. The Master Plan designates the 
approved use for the parcel as Golf Course. 

8. A smaller parcel east of the Property contains a building housing the PRP association offices, 
security offices, and real estate sales offices. The parcel is located in the PD-1 Zoning District 
– PRP. The original Master Plan designated the approved use for the property as a Security 
Office. The Master Plan was revised in 1989 to change to approved uses of the parcel to: 
Association Offices; Conference Room and Security Offices; and Real Estate Sales and 
Management Offices. 

9. A large parcel north of the Property is the Robbers Row Golf Course. The parcel is located in 
the PD-1 Zoning District – PRP. The Master Plan designates the approved use for the parcel 
as Golf Course. 

10. A smaller parcel north of the Property is a Single Family Residential lot. The parcel is located 
in the PD-1 Zoning District – PRP. The Master Plan designates the approved use for the 
parcel as Single Family Residential.  
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11. The parcels west of the Property, across Union Cemetery Road, are located in the RM-4 
Zoning District. The uses permitted in the RM-4 Zoning District are: Residential; Public, 
Civic, Institutional, and Educational; limited Resort Accommodations; limited Commercial 
Services; Agriculture Uses; and Boat Ramps, Docking Facilities, and Marinas. Of these 
parcels, two are undeveloped, two are developed with Single Family Residential uses, and one 
is developed as a Cemetery. 

 
Conclusions of Law: 

1. The proposed uses are compatible with the Multi-Family Residential use allowed on the 
parcels to the south of the Property. Many golf courses and recreational facilities on the 
island have surrounding Multi-Family Residential uses, which use golf courses for open space 
and as recreational amenities. 

2. The proposed uses are compatible with the Golf Course and Office uses allowed on the 
parcels to the east of the Property. Golf Course is an existing use on the Property. The 
Administrative Office uses on the Property would be equivalent to the Association Offices, 
Conference Room and Security Offices, and Real Estate and Management Offices uses 
allowed on the smaller parcel. 

3. The proposed uses are compatible with the Golf Course and Single Family Residential uses 
allowed on the parcels to the north of the Property. Golf Course is an existing use on the 
Property. Many golf courses and recreational facilities on the island have surrounding Single 
Family Residential uses, which use golf courses for open space and as recreational amenities. 

4. The proposed uses are compatible with the Residential; Public, Civic, Institutional, and 
Educational; limited Resort Accommodation; limited Commercial Services; Agriculture; and 
Marina-related uses allowed on the parcels to the west of the Property in the RM-4 Zoning 
District. The uses proposed are a mix of low-intensity Recreational and Administrative Office 
uses which would complement the mix of uses allowed on the adjacent parcels. 

 
 
Summary of Facts and Conclusions of Law 
 
Criteria 3: Whether and the extent to which the proposed zoning is appropriate for the land (LMO 16-2-
103.C.3.a.iii): 
 
Findings of Fact: 

1. The application proposes to maintain the Property’s existing zoning district while adding the 
following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The Property is currently used for Golf Course, Golf Clubhouse, Golf Pro Shop, Locker 
Rooms and Administrative Office uses. 

3. The additional proposed uses – Tennis Courts, Tennis Pro Shop, and Fitness and Wellness 
Center – are recreational. 

 
Conclusion of Law: 

1. The proposed uses are appropriate for the Property because the Property is already 
developed and used for similar outdoor and indoor Recreational uses and Administrative 
Office uses. 

 
 
Summary of Facts and Conclusions of Law 
 
Criteria 4: Whether and the extent to which the proposed zoning addresses a demonstrated community need (LMO 16-
2-103.C.3.a.iv): 
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Findings of Fact: 
1. The application proposes to maintain the Property’s existing zoning district while adding the 

following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. Goal 10.1 of the Recreation Element of the Comprehensive Plan is to “Continue to expand 
the public recreation system by providing adequate facilities to meet the needs of a broad 
spectrum of the Island population (including visitors) while maintaining sensitivity to the 
specific needs of the Island.” 

3. The addition of the proposed uses to the Master Plan will allow the development of Tennis 
Facilities and a Fitness and Wellness Center on the Property. 

4. The applicant states the Port Royal Plantation community is in favor of redeveloping the Port 
Royal Club facilities. 

5. The addition of the proposed uses to the Master Plan will bring the Property into compliance 
with the Master Plan and allow the redevelopment of the Property for further recreational 
uses. 

 
Conclusions of Law: 

1. The proposed uses would address a demonstrated community-wide need for recreational 
facilities, such as Tennis Facilities and a Fitness and Wellness Center, to meet the needs of the 
Island population, including visitors. 

2. Adding the proposed uses to the Master Plan would address a demonstrated need within the 
communityby allowing the Property to be redeveloped with new recreational facilities for the 
use of the Port Royal Plantation owners and guests and the public. 

 
 
Summary of Facts and Conclusion of Law 
 
Criteria 5: Whether and the extent to which the proposed zoning is consistent with the overall zoning program as 
expressed in future plans for the Town (LMO 16-2-103.C.3.a.v): 
 
Findings of Fact: 

1. The application proposes to maintain the Property’s existing zoning district while adding the 
following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The Town’s overall zoning program allows flexibility in the PD-1 Planned Development 
Mixed-Use Zoning District by allowing permitted land uses to change to address changing 
needs in the community. 

3. The applicant is proposing to upgrade and consolidate the Port Royal Club facilities, to 
address the needs of Island residents and visitors, particularly the residents and guests of Port 
Royal Plantation. 

 
Conclusion of Law:  

1. The proposed uses are consistent with the overall zoning program because they will 
accommodate the needs of Island residents and visitors, particularly the residents and guests 
of Port Royal Plantation. 

 
 
Summary of Facts and Conclusion of Law 
 
Criteria 6: Whether and the extent to which the proposed zoning would avoid creating an inappropriately isolated 
zoning district unrelated to adjacent and surrounding zoning districts (LMO 16-2-103.C.3.a.vi): 
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Findings of Fact: 
1. The application proposes to maintain the Property’s existing zoning district while adding the 

following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The parcels to the north, south and east of the Property are also located in the PD-1 Planned 
Development Mixed-Use District. 

3. The approved uses of the parcels to the north, south and east of the Property are: Golf 
Course; Single-Family Residential; Multi-Family Residential; Association Offices; Conference 
Room and Security Offices; and Real Estate Sales and Management Offices. 

4. The parcels to the west of the Property are located in the RM-4 Zoning District. 
5. The permitted uses in the RM-4 Zoning District are Residential; Public, Civic, Institutional, 

and Educational; limited Resort Accommodation; limited Commercial Services; Agriculture; 
and Marina-related. 

 
Conclusions of Law: 

1. The proposed uses would not create an inappropriately isolated zoning district unrelated to 
adjacent and surrounding zoning districts because the Property will remain in the PD-1 
Zoning District and the proposed uses are consistent with the Recreational and Office uses 
on adjacent properties in the PD-1 Zoning District. 

2. The proposed uses would not create an inappropriately isolated zoning district unrelated to 
adjacent and surrounding zoning districts because the proposed uses are low-intensity 
recreational and office uses which would complement the low-intensity uses permitted in the 
RM-4 Zoning District. 
 

 
Summary of Facts and Conclusion of Law 
 
Criteria 7: Whether and the extent to which the proposed zoning would allow the subject property to be put to a 
reasonably viable economic use (LMO 16-2-103.C.3.a.vii): 
 
Findings of Fact: 

1. The application proposes to maintain the Property’s existing zoning district while adding the 
following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The proposed Tennis Facilities and the Fitness and Wellness Center use would create new 
recreational opportunities on the Property. 

 
Conclusion of Law: 

1. Adding the proposed Tennis Courts, Tennis Pro Shop, and Fitness and Wellness Center uses 
to the Master Plan would allow the Port Royal Club to build these facilities on the Property, 
improving the diversity of recreational activities offered on the Property, thereby improving 
the economic viability of the property. 

 
 
Summary of Facts and Conclusions of Law 
 
Criteria 8: Whether and the extent to which the proposed zoning would result in development that can be served by 
available, adequate and suitable public facilities (e.g. streets, potable water, sewerage, stormwater management) (LMO 
16-2-103.C.3.a.viii): 
 
Findings of Fact: 

1. The application proposes to maintain the Property’s existing zoning district while adding the 
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following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The Property has direct access to Coggins Point Road. 
3. The Town Traffic and Transportation Engineer determined that Coggins Point Road has 

more than enough capacity to accommodate the number of average daily trips the proposed 
uses and density would generate. 

4. The Property is already developed with potable water, sewer and stormwater management 
facilities. 

 
Conclusions of Law: 

1. If the proposed uses result in the redevelopment of the Property, the development could be 
served by available, adequate and suitable public facilities, e.g. streets, potable water, 
sewerage, stormwater management. 

2. The Property is located on a street with the capacity to absorb the additional trips the 
proposed uses and density would generate. 

3. If the Property is redeveloped, the adequacy of the stormwater facilities and all other 
infrastructure will be reviewed for compliance with the LMO prior to the approval of the 
Development Plan Review (DPR). 
 

 
Summary of Facts and Conclusion of Law 
 
Criteria 9: Whether and the extent to which the proposed zoning is appropriate due to any changed or changing 
conditions in the affected area (LMO 16-2-103.C.3.a.ix): 
 
Findings of Fact: 

1. The application proposes to maintain the Property’s existing zoning district while adding the 
following uses to Golf Course: Golf Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro 
Shop, Fitness and Wellness Center, Locker Rooms, and Administrative Offices. 

2. The Town recently purchased the Planters Row Golf Course, which is near the Property.  
3. There are no current plans to change or redevelop the Planters Row Golf Course. 
4. Other conditions in the affected area have not changed significantly in the past 10 years. 

 
Conclusion of Law:  

1. The proposed uses are appropriate for the Property because conditions in the affected area 
have not significantly changed in recent years and there are no plans to change nearby 
conditions. 

 
 
LMO Official Determination 
 
Determination:  Staff determines that this application is compatible with the Comprehensive Plan 
and serves to carry out the purposes of the LMO as based on the enclosed Findings of Fact and 
Conclusions of Law. 
 
Staff recommends that the Planning Commission recommend approval to Town Council of this 
application, which includes amending the Official Zoning Map by amending the Port Royal Plantation 
and Surrounds Master Plan to change the permitted uses on the Property to Golf Course, Golf 
Clubhouse, Golf Pro Shop, Tennis Courts, Tennis Pro Shop, Fitness and Wellness Center, Locker 
Rooms, and Administrative Offices and by increasing the assigned density of the Property to 12,500 
square feet of Administrative Office use. 
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Note:  If the proposed amendment is approved by Town Council, such action shall be by 
ordinance to amend the Official Zoning Map. If it is denied by Town Council, such action 
shall be by resolution. 
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Hilton Head Island assumes no liability for its accuracy or state of completion.
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Attachment B: Location Map This information has been compiled from a variety of unverified general sources

at various times and as such is intended to be used only as a guide. The Town of 
Hilton Head Island assumes no liability for its accuracy or state of completion.
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at various times and as such is intended to be used only as a guide. The Town of 
Hilton Head Island assumes no liability for its accuracy or state of completion.
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STATE OF SOUTH CAROLINA ) BEFORE THE PLANNING COMMISSION 
OF THE 

TOWN OF HILTON HEAD ISLAND, SC 
ZMA ___________2015 

 ) 
 ) 
COUNTY OF BEAUFORT ) 

 

ATTACHMENT 1 

TO 

THE PLANNED UNIT DEVELOPMENT AMENDMENT APPLICATION  

OF 

HERITAGE GOLF PORT ROYAL, LLC 

REGARDING 

38.62 ACRES, PORT ROYAL PLANTATION 

 

This Attachment 1 is part of the Planned Unit Development Amendment 
Application (this “Application”) of Heritage Golf Port Royal, LLC (the 
“Applicant”), and is submitted by the Applicant to the Planning Commission of 
the Town of Hilton Head Island (the “Town”) to address the Planned Unit 
Development (“PUD”) amendment criteria set forth in Sections 16-2-103.C.3, 
16-2-103.D.4, and 16-2-103.D.9 of the Town’s Land Management Ordinance 
(the “LMO”).  This Application seeks approval to amend the Planned Unit 
Development Approval for the Port Royal Plantation and Surrounds Master 
Plan (the “PRP Master Plan”) by clarifying and changing the permitted uses and 
densities applicable to a 38.62 acre tract (the “Property”) located in Port Royal 
Plantation, in the Town of Hilton Head Island. 

 

I. NARRATIVE – INTRODUCTION 

The Applicant is the owner of the Property, which is located at 10 
Clubhouse Drive, Port Royal Plantation, and is also the operator of the Port 
Royal Club.1  The Property, which is currently included as part of the Port 

1 Membership in the Port Royal Club, which is open to the general public, entitles members 
to certain preferential use of the golf, tennis, and clubhouse facilities of the Club. 
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Royal Plantation and Surrounds Master Plan (the “PRP Master Plan”) 2, is a 
portion of the 354.63 acre tract designated in the Beaufort County property tax 
records as TMS District 510, Map 9, Parcel 277.3  The Applicant acquired the 
Property by way of a deed recorded on January 24, 2005.4 

The Property is currently the site of the Port Royal Club’s clubhouse and 
attendant golf facilities for the three eighteen hole golf courses in Port Royal 
Plantation.  The Applicant is now seeking to amend the PRP Master Plan to 
clarify the text of the PRP Master Plan regarding the existing uses and densities 
on the Property, and to include additional uses and associated densities on the 
Property. 

This Application is filed with the Town simultaneously with another 
application by the Applicant to rezone the 8.4 acre tract that is currently the 
site of the Port Royal Club’s tennis facilities from the PD-1 District to the 
Resort Development (RD) District. 

 

II. NARRATIVE – BACKGROUND 

A. THE PROPERTY 

The Property is the site of the Port Royal Club clubhouse and attendant 
administrative offices and golf facilities for the three eighteen hole golf courses 
in Port Royal Plantation.5  The Property is separated geographically from the 
Port Royal Club’s tennis facilities located at 15 Wimbledon Court (the “Racquet 
Club Tract”).  In order to upgrade and consolidate the recreational facilities of 
the Port Royal Club, the Applicant proposes to redevelop the Clubhouse Tract 
by constructing new tennis facilities and a new fitness and wellness center on 

2 See LMO Section 16-3-105.K.2.6. 

3 See the copy of the plat showing the Property recorded in Beaufort County Plat Book 35 
at Page 80 attached hereto as Exhibit A. 

4 See the copy of the deed recorded in Beaufort County Record Book 2088 at Page 64 
attached hereto as Exhibit B.  The Property is part of Parcel 3 described in that deed. 

5 In addition to the Port Royal Club’s clubhouse, administrative offices, and golf facilities, 
the Property also includes holes 1, 17, and 18 of the Planter’s Row Golf Course. 

 

SM 

 
 
©2015 Chester C. Williams, LLC 
X:\Clients\Active\01732-001 HGG PRP\ZMA Clubhouse\2015-01-20 Clubhouse Narrative v7A.docx 

 
 

2 

                                                 

annec
Text Box
ZA-89-2015, Port Royal ClubhouseStaff Report - Attachment D



the Property.  The new tennis facilities will replace the tennis facilities currently 
located on the Racquet Club Tract.  This redevelopment of the Property will not 
only provide new and improved tennis facilities and a new fitness and wellness 
center for Port Royal Plantation and the Port Royal Club, but will also 
consolidate those facilities in a single location. 

In order to provide a source of capital for the redevelopment of and 
additional investment in the Clubhouse Tract, the Applicant must be able to 
sell the Racquet Club Tract.   

The Property is currently located in the PD-1 District, in the PRP Master 
Plan area.  The current permitted use of the Property under the PRP Master 
Plan is “Golf Course”.6  The purpose of this Application is to amend the PRP 
Master Plan and its associated text to clarify and recognize the current uses 
and densities on the Property, and to permit the proposed new tennis facilities 
and fitness and wellness center additions to the Property.  

B. THE REQUESTED REZONING 

The Applicant is requesting that the PRP Master Plan and its associated 
text be amended to clarify and recognize the current uses and densities on the 
Property, and to permit the proposed new tennis facilities and fitness and 
wellness center additions to the Property. 

 

III. NARRATIVE – CURRENT AND PROPOSED PERMITTED USE AND 
DENSITY 

A. THE PRP MASTER PLAN 

The purpose of the PD-1 Districts is to recognize the existence within the 
Town of certain unique PUDs that are greater than 250 acres in size.  The 
various PUD master plans and associated text, as approved and amended by 

6 See the December 18, 2014 letter from Teri B. Lewis, the LMO Official, attached hereto as 
Exhibit C.   
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the Town, establish general permitted uses and densities for the various tracts 
within the PUDs.7 

The Town approved PRP Master Plan is the map entitled “Provisional 
Development Plan Port Royal Plantation and Surrounds” stamped for 
preliminary approval by the Town on November 5, 1984.  The only associated 
text for the PRP Master Plan is the language explaining existing and future 
development that is located in the lower left hand corner of the PRP Master 
Plan map.  That text is, at best, very general in nature, and deals almost 
exclusively with residential densities for various tracts shown on the PRP 
Master Plan map.8  The only reference in the original text to commercial 
density within the PRP Master Plan area is a designation of 40,000 square feet 
of commercial density allocated to what is referred to as the Ocean Tract.9 

B. THE PROPERTY 

The Town’s LMO Official has determined that the permitted use on the 
Property under the PRP Master Plan is limited to golf course.  No density is 
assigned to, or designated for use on, the Property under the text of the PRP 
Master Plan.   

The Property is currently, and has historically been, used for typical golf 
and golf clubhouse activities, all of which are, and have been, available to the 
residents and guests of Port Royal Plantation, members of the Port Royal Club, 
and to the general public.  These uses include playing golf, a dining facility and 
cocktail lounge in the clubhouse building, a golf pro shop with attendant sales 
of golf equipment and apparel and golf lessons, a meeting or conference area in 

7 See LMO Section 16-3-105.K.   

8 The PRP Master Plan text even accounts for the hotel rooms at the Westin Hotel in terms 
of residential density. 

9 Various amendments to the PRP Master Plan over the years have provided for additional 
commercial density allocations.  For example, Zoning Map Amendment Application ZMA 1-89 
allowed for an addition of 1,600 square feet to the real estate sales office that was located on 
Coggins Point Road (now the offices of the Association of Land Owners of Port Royal 
Plantation), for a total permitted commercial density of 2,464 square feet; and Zoning Map 
Amendment Application ZMA 2-90 approved the addition of up to 15,000 square feet of non-
residential use on the tract on Union Cemetery Road that is the site of the Ocean Woods 
landscaping business.  In addition, Zoning Map Amendment Application ZMA 6-96 actually 
reduced the permitted commercial density on the Ocean Tract by 15,000 square feet. 
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the clubhouse building which is available for hire, administrative offices for the 
Port Royal Club and the Applicant, and the golf cart and golf course 
maintenance activities related to golf operations. 

Notwithstanding the fact that the Property has historically been used for 
not only golf course, i. e., outdoor recreational, use, but also for general 
commercial purposes for the eating establishment, lounge, and conference 
space located in the clubhouse, the text of the PRP Master Plan does not 
allocate any commercial square footage to the Property.  Therefore, the first 
purpose of this Application is to clarify and amend the PRP Master Plan and its 
associated text to recognize the long standing, existing commercial and 
recreational uses and densities that are currently on the Property, which 
consists of the following: 

Existing Use Office Gross Floor 
Area 

Recreational Gross 
Floor Area 

Clubhouse 
building 
(restaurant, 
lounge, meeting 
area, kitchen, etc.) 

 8,221 

Golf pro shop  2,000 
Locker rooms  3,000 
Administrative 
building 7,316  

   
Total existing 
Gross Floor Area 7,316 13,221 

 

The second purpose of this Application is to further amend the PRP 
Master Plan and its associated text to allow for the redevelopment of the 
Property for the addition of new tennis facilities and a new fitness and wellness 
center, which are uses that may not fit within a traditional definition of “Golf 
Course”.  The construction on the Property of the new proposed fitness and 
wellness center will also allow for the replacement of and expansion of the 
existing commercial office use in the administrative building.  The proposed 
new and replacement uses and densities on the Property are as follows: 
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Proposed New Use Office Gross Floor 
Area 

Recreational Gross 
Floor Area 

Tennis pro shop  1,000 
Nine tennis courts  N/A 
Fitness and 
Wellness Center  9,500 

Administrative 
Office 9,500  

Replaced 
Administrative 
Office10 

-4,410  

   
Total proposed 
new Gross Floor 
Area 

5,090 10,500 

 

Upon the approval of this Application and the redevelopment of the 
Property as currently contemplated by the Applicant, the Property will have 
approximately 12,500 square feet of office use space and 24,000 square feet of 
recreational use space, along with nine new tennis courts. 

 

IV. NARRATIVE – REZONING CRITERIA 

LMO Sections 16-2-103.C.3.a and 16-2-103.D.9 set forth the criteria 
which the Planning Commission is to address in making a recommendation to 
the Town Council on this request to amend the PRP Master Plan, as follows: 

A. Is the Application in accordance with the Comprehensive 
Plan. 

The concept of consistency with, or accordance with, the 
Comprehensive Plan adopted by the Town Council on May 4, 2010, as 
amended on July 3, 2012 (the “Comprehensive Plan”) is necessarily a 
question of balance.  By its very nature, the Comprehensive Plan is an 

10 The Applicant’s plans for the Property include the demolition of part of the existing 
administrative building. 
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inherently self-contradictory document, with competing visions, goals, 
and strategies within its various elements. 

Most importantly, this Application is not inconsistent with, and 
indeed is in accordance with, many of the Visions, Goals, and 
Implementation Strategies of the Comprehensive Plan.  Instead of 
facilitating new development of a currently undeveloped tract of land, 
this Application seeks to allow for the redevelopment of the Property in a 
manner that will provide new, updated tennis facilities and a new fitness 
and wellness center for the use of Port Royal Plantation residents and 
members of the Port Royal Club. 

The Natural Resources Vision of the Comprehensive Plan directs 
the Town to protect Hilton Head Island’s diverse natural resources, 
which are pivotal to the economic well-being of the community and the 
high quality of life on the Island.11  The Applicant’s proposed amendment 
of the PRP Master Plan likely will not have a negative impact on the 
Town’s Natural Resources Vision since the redevelopment of the Property 
and the development permitting process mandated by the LMO will fully 
address any natural resource issues that may arise.  The approval of this 
Application will not result in new development; instead, it will result in 
the redevelopment of the Property.  The LMO’s development performance 
standards provide natural resources protections, such as tree 
protections, open space and pervious coverage requirements, and storm 
water management, as part of the permitting process. 

Moreover, the Comprehensive Plan does actively support this 
Application in several specific areas. 

The Community Facilities Element vision of the Comprehensive 
Plan directs the Town to provide facilities for the residents and visitors of 
Hilton Head Island which are maintained at the highest levels of service 
and efficiency consistent with facilities of a world class community.12  
The approval of this Application will actively support the improvement of 

11 See the Comprehensive Plan, at Page 20. 

12 See the Comprehensive Plan, at Page 60. 
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community recreational facilities for Port Royal Plantation and the Port 
Royal Club by consolidating and upgrading the tennis facilities, and 
adding a new fitness and wellness center to the Property.  Certainly, the 
approval of this Application will not have a negative impact on the Town’s 
community facilities.  The basic infrastructure required for 
redevelopment of the Property, including potable water and sanitary 
sewer service, storm water drainage, electric, telephone, and cable 
utilities services, and roadways, is already in place. 

The proposed fitness and wellness center to be included in the 
redevelopment of the Property will be an important addition to the Town’s 
health care services facilities.13  While there are several health clubs 
currently operating within the Town, to the Applicant’s knowledge, none 
of those health clubs provide a comprehensive wellness center with 
healthcare professionals on staff and a focus on more than just exercise, 
as part of their operations.  The Applicant submits that the planned 
fitness and wellness center to be included in the redevelopment of the 
Property will provide a needed service for the older adults who are a 
substantial portion of the Town’s population, thereby supporting Goal 
6.8.A14 and Implementation Strategy 6.8.A15 of the Community Facilities 
Element of the Comprehensive Plan.    

The Comprehensive Plan’s Economic Development Element 
looks to define, foster, and enhance the economic environment that 
sustains Hilton Head Island’s unique way of life.16  In particular, the 
Comprehensive Plan recognizes that “Residents/Second Home Owners 
and Visitors/Tourism sectors are the economic engines while the Retail 
and Service sector is the integrator for Island wealth creation.”17  The 
consolidation of the Port Royal Club’s tennis facilities on the Property, 

13 Health care services is the subject of Section 6.8 of the Comprehensive Plan, at Pages 80 
and 81. 

14 See the Comprehensive Plan, at Page 86. 

15 See the Comprehensive Plan, at Page 88. 

16 See the Comprehensive Plan, at Page 89. 

17 See the Comprehensive Plan, at Page 89. 
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and the addition of the new fitness and wellness center to the Property, 
will increase the opportunities to feed the Town’s economic engines not 
only in the Port Royal Plantation area, but also for the entire Island, as 
well as support opportunities for the Town’s retail and service sector 
integrators.  Specifically, Section 7.4 of the Economic Development 
Element recognizes that the Town’s key economic assets include PGA 
caliber golf courses, renowned tennis facilities, and medical support, all 
of which enable residential and visitor growth.18 

The Applicant submits that the proposed consolidation of the Port 
Royal Club’s golf and tennis recreational facilities, and the addition of the 
proposed fitness and wellness center, on the Property is in accordance 
with, and encouraged by, the Economic Development Element of the 
Comprehensive Plan. 

The Comprehensive Plan’s Land Use Element seeks a high quality 
of life by planning for population growth, public and private development 
and redevelopment, and the proper distribution, location, and intensity 
of land uses with adequate levels of services, while maintaining and 
protecting the natural resources, residential neighborhoods, and overall 
character of the Town,19 and states that future land use decisions and 
requests for zoning changes will be determined using the background 
information contained in the Comprehensive Plan as well as the future 
land use map, currently represented by the Town’s Official Zoning 
Map.20   

Goal 8.3 of the Land Use Element (a) is to provide flexibility for the 
PUDs, and (b) states that an appropriate mix of land uses to 
accommodate permanent and seasonal populations and existing market 

18 See the Comprehensive Plan, at Page 91. 

19 See the Comprehensive Plan, at Page 102. 

20 See the Comprehensive Plan, at Page 110. 
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demands is important to the Town’s high quality of life, and should be 
considered when amending PUD Master Plans.21 

Goal 8.10 of the Land Use Element is to provide appropriate 
modifications to the zoning designations to meet market demands while 
maintaining the character of the Island. 22 

Implementation Strategy 8.3 of the Land Use Element is to provide 
flexibility within the PUD’s to address appropriate commercial or service 
land uses in an area with a high residential concentration.23 

The Applicant submits that this Application directly addresses 
Goals 8.3 and 8.10, and furthers Implementation Strategy 8.3, of the 
Land Use Element of the Comprehensive Plan by permitting the 
consolidation and improvement of the recreational facilities available to 
residents of Port Royal Plantation, members of the Port Royal Club, and 
the Island as a whole on the Property. 

The Transportation Element of the Comprehensive Plan looks to 
provide a safe, efficient, environmentally sound, aesthetically pleasing, 
and fiscally responsible transportation system to enhance the quality of 
life for those living in, employed in, and visiting Hilton Head Island.24 

Goal 9.1.B of the Transportation Element is to maintain specific 
traffic analysis standards in the LMO to guide development in 
accordance with existing and future needs of the Town.  Implementation 
Strategy 9.1.K is to continue to maintain traffic analysis standards in the 
LMO.25 

The traffic analysis standards referred to in the Transportation 
Element are in LMO Section 16-5-106.  Those standards set goals for 

21 See the Comprehensive Plan, at Page 111. 

22 See the Comprehensive Plan, at Page 112. 

23 See the Comprehensive Plan, at Page 112. 

24 See the Comprehensive Plan, at Page 117. 

25 See the Comprehensive Plan, at Pages 136 and 137. 
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average total delay per vehicle and volume to capacity ratios for 
signalized intersections in the Town. 

A common line of inquiry in any rezoning application is, “What 
about the traffic?”  While a formal traffic impact analysis plan is 
generally a development permit matter, and is not technically required as 
part of a PUD master plan amendment application, anticipating this line 
of inquiry, the Applicant has commissioned a traffic impact analysis 
study to understand the effect of the redevelopment of the Property.  The 
traffic impact analysis study for the redevelopment of the Property has 
not been finalized in time to include it with this Application; however, it 
will be provided to the Town Staff for review upon completion. 

The Recreation Element of the Comprehensive Plan, which seeks 
to enrich the quality of life for residents and visitors by providing diverse 
recreational facilities and programs which respond to changing needs of 
the population,26 recognizes that the overall recreation system on the 
Island is a result of both public and private efforts. 

Goal 10.1.A of the Recreation Element is to continue to expand the 
public recreation system by providing adequate facilities to meet the 
needs of a broad spectrum of the Island population (including visitors) 
while maintaining sensitivity to the specific needs of the Island.27 

Approval of this Application will enable the Applicant to provide 
upgraded and consolidated recreational facilities for the residents of Port 
Royal Plantation, members of the Port Royal Club, and the general public 
on the Property.  These improvements to the Port Royal Plantation area’s 
recreational and fitness and wellness facilities are directly supported by 
the Recreation Element of the Comprehensive Plan. 

The Applicant submits that the foregoing clearly demonstrates that 
the Application is in accordance with the Comprehensive Plan. 

26 See the Comprehensive Plan, at Page 142. 

27 See the Comprehensive Plan, at Page 158. 
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B.  The proposed rezoning would allow a range of uses that 
are compatible with the uses allowed on other property 
in the immediate vicinity.   

The current permitted use on the Property under the PRP Master 
Plan is limited to the existing golf course.  The relocation and 
consolidation of the tennis facilities, as well as the addition of the 
proposed fitness and wellness center, on the Property will clearly benefit 
the Port Royal Plantation community, the members of the Port Royal 
Club, and the public as a whole with upgraded and additional 
recreational and fitness and wellness facilities. 

The Property is bordered on the south by the right-of-way of 
Coggins Point Road, on the east by a portion of the Robbers Row Golf 
Course, on the north by the right-of-way of Union Cemetery Road and 
one single family residential lot located on the cul-de-sac at the end of 
Dahlgreen Lane, and on the west by the Planter’s Quarters and Island 
Links Resort interval occupancy developments. 

Considering the mixed use nature of the PD-1 District where the 
Property is located and the existing outdoor recreation use on the 
Property, the Applicant believes the proposed new uses on the Property 
are compatible with the uses allowed on other property in the immediate 
vicinity of the Property. 

C. The proposed rezoning is appropriate for the land. 

The Property is uniquely suited for the uses permitted by the 
proposed amendment of the PRP Master Plan since the Property is 
already used for outdoor recreation and attendant uses.  The Property 
has electrical, water, sewer, and storm drainage facilities in place.   

The Applicant submits that the Property is clearly suitable for the 
more varied uses that would be permitted for the Property under the PRP 
Master Plan if this Application is approved. 
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D. The proposed rezoning addresses a demonstrated 
community need. 

There have been discussions among many Port Royal Plantation 
residents for several years about adding a fitness center in the Port Royal 
Plantation area; however, for various reasons, the Port Royal Plantation 
POA has not been able to meet that need. 

While the Applicant will be complying with the notice provisions of 
LMO Sections 16-2-103.C.2.d and D-1.A.1.c for this Application, the 
Applicant has previously sent a mailing to all members of the Port Royal 
Plantation POA telling them of the plans for the proposed redevelopment 
of the Property to relocate the tennis facilities and add the new fitness 
and wellness center, and it appears to the Applicant that the consensus 
of the Port Royal Plantation community is that the redevelopment is a 
good addition to the Port Royal Club facilities, which is clear evidence of 
a demonstrated community need for the new and upgraded facilities that 
will result from the approval of this Application.  It also seems logical for 
all of the Port Royal Club’s recreational facilities to be consolidated on 
the Property, instead of spread out between the Property and the Racquet 
Club tract, as is the case now. 

E. The proposed rezoning is consistent with the overall 
zoning program as expressed in future plans for the 
Town. 

The Comprehensive Plan, which “outlines a blueprint for the 
further development of [our] community”,28 and the LMO, which provides 
specific guidelines for development on Hilton Head Island, are two 
documents that provide for the overall zoning program for the Town. 

This Application seeks to allow for the relocation of the tennis 
facilities to the Property, and the addition of a new fitness and wellness 
center as well.  The Applicant is unaware of any future plans of the Town 
which are inconsistent with this Application.  In fact, since this 

28 See the Comprehensive Plan, at Page 1. 
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Application is actively supported by the Comprehensive Plan, as set forth 
above, and, in the Applicant’s opinion, meets the criteria for the 
amendment of the PRP Master Plan as set forth in the LMO, the 
ordinance governing the Town’s current and future zoning and 
development plans, this Application is consistent with the overall zoning 
program of the Town. 

F. The proposed rezoning would avoid creating an 
inappropriately isolated zoning district unrelated to 
adjacent and surrounding zoning districts. 

This Application does not seek to change the zoning district 
applicable to the Property, which will remain in the PD-1 District.  
Therefore, no inappropriately isolated zoning district will be created if 
this Application is approved. 

G. The proposed rezoning would allow the subject property 
to be put to a reasonably viable economic use. 

The Property is currently used for golf and golf clubhouse 
operations, a reasonably viable economic use.  The addition of new, 
upgraded tennis facilities and a new fitness and wellness center to the 
Property will only enhance the economic viability of the Property. 

H. The proposed rezoning would result in development that 
can be served by available, adequate and suitable public 
facilities. 

Because the Property is already developed, it is evident that it is 
currently served by electrical, water, sewer, and storm drainage facilities 
that are already in place.  The Property is located on Clubhouse Drive, 
with easy vehicular access to Coggins Point Road and good road 
connections to William Hilton Parkway, thereby providing adequate 
vehicular access to the Property. 
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I. The proposed rezoning is appropriate due to any changed 
or changing conditions in the affected area. 

The members of the Port Royal Club have expressed to the 
Applicant their desire for the new fitness and wellness center proposed 
for the Property, as did residents of Port Royal Plantation, resulting in a 
changed or changing condition in the Port Royal Plantation area 
generally, and on the Property specifically, justifying the requested 
amendment of the PRP Master Plan.  Without that amendment, it will not 
be possible to redevelop the Property to provide the new and upgraded 
facilities planned by the Application. 

 

V. NARRATIVE – CONCLUSION 

The Applicant believes the foregoing narrative demonstrates that this 
Application is in conformance with the LMO and the Town’s Comprehensive 
Plan, and meets the criteria set forth in LMO Sections 16-2-103.C.3 and 16-2-
106.D.9.  Accordingly, the Applicant respectfully requests that the Planning 
Commission (a) consider this Application and the testimony and supporting 
documentation which will be entered into the record; (b) find: 

1. That this Application and the supporting testimony and 
documentation establish that the requested amendment of the PRP Master 
Plan is in accordance with the Town’s Comprehensive Plan; and  

2. That this Application and the supporting testimony and 
documentation establish that the approval of the requested amendment of 
the PRP Master Plan would allow a range of uses that are compatible with 
the uses allowed on other property in the immediate vicinity; and 

3. That this Application and the supporting testimony and 
documentation establish that the requested amendment of the PRP Master 
Plan is appropriate for the land; and   
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4. That this Application and the supporting testimony and 
documentation establish that the requested amendment of the PRP Master 
Plan addresses a demonstrated community need; and  

5. That this Application and the supporting testimony and 
documentation establish that the requested amendment of the PRP Master 
Plan is consistent with the overall zoning program as expressed in the 
future plans for the Town; and 

6. That this Application and the supporting testimony and 
documentation establish that the approval of the requested amendment of 
the PRP Master Plan would avoid creating an inappropriately isolated zoning 
district unrelated to adjacent and surrounding zoning districts; and  

7. That this Application and the supporting testimony and 
documentation establish that the approval of the requested amendment of 
the PRP Master Plan would allow the Property to be put to a reasonably 
viable economic use; and 

8. That this Application and the supporting testimony and 
documentation establish that the approval of the requested amendment of 
the PRP Master Plan would result in development that can be served by 
available, adequate and suitable public facilities; and 

9. That this Application and the supporting testimony and 
documentation establish that the requested amendment of the PRP Master 
Plan is appropriate due to any changed or changing conditions in the 
affected area; and 

(c) recommend to the Town Council that they approve the requested 
amendment of the PRP Master Plan and its associated text as proposed by this 
Application to recognize the long standing, existing commercial use and density 
that is currently on the Property, and allow the addition of new tennis facilities, 
a new fitness and wellness center, and additional office space, with the 
additional requested density to accommodate those new uses on the Property. 
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Respectfully submitted on behalf of the Applicant this 20th day of 
January, 2015.   
 
 
 
 
__________________________________ 
Chester C. Williams, Esquire 
Law Office of Chester C. Williams, LLC 
17 Executive Park Road, Suite 2 
PO Box 6028 
Hilton Head Island, SC  29938-6028 
843-842-5411 
843-842-5412 (fax) 
Firm@CCWLaw.net 
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TOWN OF HILTON HEAD ISLAND 
COMMUNITY DEVELOPMENT 

DEPARTMENT 
One Town Center Court Hilton Head Island, SC   29928 843-341-4757 

 

STAFF REPORT 
ZONING MAP AMENDMENT 

  

 
Case # Name of Project or Development Public Hearing Date 

ZA-91-2015 Port Royal Racquet Club February 18, 2015 

 
Parcel Data Applicant 

 
Parcel:     R510 009 000 0277 0000 (portion) 
Size:         8.4 acres 
Address:  15 Wimbledon Court 
 

 
Gary L. Dee 

Heritage Golf Port Royal, 
LLC 

PO Box 7072 
Hilton Head Island SC  

29938 
 

Existing Proposed 

 
Base Zoning District 
PD-1, Planned Development Mixed-
Use District: Port Royal Plantation and 
Surrounds Master Plan 
 
Permitted Use 
Recreation 
 
Density 
None 
 
 
 
 
Maximum Impervious Coverage 
65% 
 
Minimum Open Space 
25% 

 
Base Zoning District 
RD, Resort Development 
 
 
 
Permitted Uses 
Uses listed in LMO 16-3-105.L.2 
 
Density (per acre) 
Residential: 16 Dwelling Units 
Hotel: 35 Rooms 
Nonresidential: 8,000 sq ft of gross                                
floor area 
 
Maximum Impervious Coverage 
50% 
 
Minimum Open Space 
16% for Major Residential 
Subdivisions 
 

Agent 

 
Chester C. Williams 

Law Office of Chester C. 
Williams, LLC 
PO Box 6028 

Hilton Head Island SC 
29938-6028 

 
Application Summary 
 
Chester C. Williams, on behalf of Gary L. Dee and Heritage Golf Port Royal, LLC (“Applicant”), has 
submitted a request to amend the Port Royal Plantation and Surrounds Master Plan (“Master Plan”) 
to change the base zoning district of the subject property (“Property”) from the Planned 
Development Mixed Use (“PD-1”) District to the Resort Development (“RD”) District. 
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The Property is the site of the Port Royal Racquet Club, a tennis facility for the use of residents and 
guests of Port Royal Plantation, members of the Port Royal Club, and the general public. The 
Property contains 14 tennis courts, an approximately 2,700 square foot tennis facility, and related 
parking. The Applicant proposes to rezone and sell the property to provide capital for the 
redevelopment of the Port Royal Club Clubhouse property. 
 
The Master Plan use for the Property is Recreation. This application would change the permitted uses 
on the Property to all of the Allowable Principal Uses in the RD District, listed in Land Management 
Ordinance (“LMO”) Section 16-3-105.L.2. (See Attachment D). 
 
There is no density currently assigned to the Property. These recreational facilities are considered 
amenities of Port Royal Plantation and, per the LMO, they are not required to have assigned density 
on the Master Plan. This application would change the permitted density on the Property to the 
Maximum Density allowed in the RD District, listed in LMO Section 16-3-105.L.3. (See Attachment 
D). 
 
The amount of impervious coverage allowed on properties in the PD-1 District is higher than the 
amount allowed in the RD District. This application would decrease the Maximum Impervious 
Coverage allowed on the Property from 65 percent to 50 percent. 
 
The amount of open space required on properties in the PD-1 District is higher than the amount 
required in the RD District. This application would remove the requirement for 25 percent Minimum 
Open Space for all types of development on the Property. This application would add a requirement 
for 16 percent Minimum Open Space for Major Residential Subdivisions on the Property. 
 
 
Staff Recommendation 
 
Staff recommends that the Planning Commission find this application to be consistent with the 
Town’s Comprehensive Plan and serves to carry out the purposes of the LMO, based on those 
Findings of Facts and Conclusions of Law as determined by the LMO Official and enclosed herein; 
making the recommendation to Town Council of APPROVAL of the request. 
 
 
Background 
 
The Master Plan was initially approved by the Town in 1984. The Master Plan designated the 
Property as Port Royal Racquet Club but did not assign density to the Property. The Property was 
developed in 1985 with the current design and facilities. 
 
The Property is primarily accessed from Wimbledon Court. A second vehicular entrance to the 
property, controlled by a locked gate, is located on Folly Field Road. 
 
In 2005, the Applicant acquired the Property, which is a portion of an approximately 355 acre tract 
(“Tract”). The Tract includes the Port Royal Plantation Clubhouse, Barony Golf Course, Robbers 
Row Golf Course, Port Royal Racquet Club, and the Port Royal Plantation maintenance facility. 
 
If the proposed rezoning is approved, the Applicant plans to develop new tennis facilities on the 
Clubhouse property to replace the Racquet Club facilities. The Applicant plans to sell the Property to 
provide capital for the new tennis facilities and other redevelopment projects on the Clubhouse 
property. 
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Applicant’s Grounds for ZMA, Summary of Facts and Conclusions of Law 
 
The applicant’s narrative states that the purpose of the application is to rezone the Property to 
support the successful sale, and subsequent redevelopment, of the Property. 
 
The narrative states that, given the limitations of the existing PD-1 District, the property can be 
redeveloped only for recreational use. The marketing, sale and redevelopment of the Property as 
currently zoned are not economically viable, particularly in light of the lack of a definition of 
Recreation under the Master Plan. The proposed rezoning would increase the realistic possibilities for 
reasonable, economically viable redevelopment of the Property. 
 
 
Summary of Facts and Conclusions of Law 
 
Findings of Fact: 

1. LMO 16-2-102.E.1 requires that, when an application is subject to a hearing, the LMO 
Official shall ensure that the hearing on the application is scheduled for a regularly scheduled 
meeting of the body conducting the hearing or a meeting specially called for that purpose by 
such body. The LMO Official scheduled the public hearing on the application for the 
February 18, 2015 Planning Commission meeting, which is a regularly scheduled meeting of 
the commission. 

2. LMO 16-2-102.E.2 requires the LMO Official to publish a notice of the public hearing in a 
newspaper of general circulation in the Town no less than 15 calendar days before the 
hearing date. Notice of the February 18, 2015 public hearing was published in the Island 
Packet on February 1, 2015. 

3. LMO 16-2-102.E.2 requires the applicant to mail a notice of the public hearing by first-class 
mail to the owner(s) of the land subject to the application and owners of record of properties 
within 350 feet of the subject land, no less than 15 calendar days before the February 18, 
2015 hearing date. The applicant mailed notices of the public hearing by first-class mail to the 
owner(s) of the land subject to the application and owners of record of properties within 350 
feet of the subject land on February 2, 2015. 

4. LMO Appendix D.1.A requires the applicant to submit a copy of correspondence illustrating 
that the applicant has solicited written comments from the appropriate property owners’ 
association regarding the requested amendment. Such correspondence shall encourage the 
association to direct any comments in writing to the LMO Official and the applicant within 
14 calendar days of receipt of the notification. The applicant submitted on February 2, 2015 a 
copy of the correspondence sent to the Port Royal Plantation Property Owners’ Association 
regarding the requested amendment. The correspondence encourages the association to 
direct any comments in writing to the LMO Official and the applicant within 14 calendar 
days of receipt of the notification. 

5. LMO 16-2-102.E.2 requires the LMO Official to post conspicuous notice of the public 
hearing on or adjacent to the land subject to the application no less than 15 days before the 
hearing date, with at least one such notice being visible from each public thoroughfare that 
abuts the subject land. The LMO Official posted on February 2, 2015 conspicuous notice of 
the public hearing on the land subject to the application, with two notices being visible from 
the public thoroughfare that abuts the subject land. 

 
Conclusions of Law: 

1. The Official scheduled the public hearing on the application for the February 18, 2015 
Planning Commission meeting, in compliance with LMO 16-2-102.E.1. 

2. Notice of the public hearing was published 17 calendar days before the meeting date, in 
compliance with LMO 16-2-102.E.2. 
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3. The applicant mailed notices of the public hearing to the owner(s) of the land subject to the 
application and owners of record of properties within 350 feet of the subject land 16 calendar 
days before the hearing date, in compliance with LMO 16-2-102.E.2 

4. The applicant mailed a notice regarding the requested amendment to the Port Royal 
Plantation Property Owners’ Association 16 calendar days before the hearing date, in 
compliance with LMO Appendix D.1.A. 

5. The LMO Official posted conspicuous notice of the public hearing on the land subject to the 
application 16 calendar days before the hearing date, in compliance with LMO 16-2-102.E.2. 

 
 
 
As set forth in Section 16-2-103.C.2.e, Zoning Map Amendment (Rezoning) Advisory Body 
Review and Recommendation, the Commission shall consider and make findings on the 
following matters regarding the proposed amendment. 
 
 
Summary of Facts and Conclusions of Law 
 
Criteria 1: Whether and the extent to which the proposed zoning is in accordance with the Comprehensive Plan (LMO 
16-2-103.C.3.a.i): 
 
The Comprehensive Plan addresses this application in the following areas:  
 
Natural Resources Element: 
 
Goal 3.3 – Protect Quality of Life through Environmental Preservation 

D. The goal is to preserve open space (including improvement and enhancement of existing).  
 
 
Housing Element: 
 
An Implication for Housing Unit and Tenure 

Although, an increase in the total number of housing units contributes to the economic tax base 
for the Town, it is important that both the quantity as well as quality of the housing stock is 
maintained to sustain current and future population and overall property values. As the amount 
of available land declines for new development, it will be very important to maintain a high 
quality housing stock on residential properties. In addition, the availability of various housing 
types is important for the housing market viability to accommodate the diverse needs of the 
Island’s population. 

 
Goal 5.1 – Housing Units and Tenure 

F. The goal is to monitor availability of housing types and occupancy rates to meet housing 
demands. 

 
Goal 5.2 – Housing Opportunities 

D. The goal is to monitor changing demographics and trends in housing development to provide 
housing options that meet market demands. 
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Land Use Element: 
 
An Implication for Building Permit Trends 

Building permit data is indicative of several factors, one being the state of the economy as well as 
current building needs and growth in both residential and commercial types. The data indicates 
that there is currently a downward trend in the number of building permits issued by the Town.    
Redevelopment of our existing built environment and infill development should be a focus for 
the future development of our community, while the Town has entered a more mature level of 
development.  

 
An Implication for Short Term Rental/Interval Occupancy Unite or Timeshares 

The location of permitted timeshares or interval occupancy units is important because it has a 
direct relationship on the transportation network and infrastructure of our Island. It is also 
important to analyze the impact that timeshares have on our economy and establishing a balance 
with our natural resources and preservation of our character. 

 
An Implication for Zoning Changes 

Future land use decisions and requests for zoning changes will be determined using the 
background information contained in this plan as well as the future land use map, currently 
represented by the Town’s Official Zoning Map.   

 
Goal 8.1 – Existing Land Use 

A. The goal is to have an appropriate mix of land uses to meet the needs of existing and future 
populations.  

 
Goal 8.4 – Existing Zoning Allocation 

A. An appropriate mix of land uses to accommodate permanent and seasonal populations and 
existing market demands is important to sustain the Town’s high quality of life and should be 
considered when amending the Town’s Official Zoning Map.  

 
Goal 8.5 – Land Use Per Capita 

A. The goal is to have an appropriate mix and availability of land uses to meet the needs of the 
existing and future populations. 

 
Goal 8.7 – Short Term Rental/Interval Occupancy Units or Timeshares 

B. The goal is to encourage Short Term Rentals, Interval Occupancy Units, or Timeshares to 
locate and/or redevelop in areas that have available supporting infrastructure. 

 
Goal 8.10 – Zoning Changes 

A. The goal is to provide appropriate modifications to the zoning designations to meet market 
demands while maintaining the character of the Island.  

 
Implementation Strategy 8.7 – Short Term Rental/Interval Occupancy Units or Timeshares 

A. Direct Short Term Rental/Interval Occupancy Units or Timeshares to areas that have 
adequate infrastructure in place to meet service demands. 

 
Implementation Strategy 8.10 – Zoning Changes 

B. Consider focusing higher intensity land uses in areas with available sewer connections. 
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Transportation Element: 
 
An Implication for Traffic Planning on the Island 

Future development and zoning classifications have an impact on the potential build-out of 
properties on the Island.  Increasing the density of properties in certain areas of the Town may 
not be appropriate due to the inability of the current transportation network to handle the 
resulting additional traffic volumes.  It may be more appropriate to provide density in areas that 
have the available roadway capacity and to reduce densities or development potential in areas that 
do not have the appropriate roadway capacity. 

 
 
Recreation Element: 
 
An Implication for Park Development Guidelines 

As the population of the Island changes, so does the need for recreational opportunities. 
 
 
Conclusions of Law: 

1. Staff concludes that although this application has some inconsistencies with the Natural 
Resources and Recreation Elements that overall it is consistent with the Comprehensive Plan, 
as described in the Housing, Land Use, and Transportation Elements.  

2. In conflict with the Natural Resources Element, the existing zoning requires the Property 
have more open space than the proposed zoning. The existing zoning requires the Property 
to have a minimum of 25% open space for all types of development, whereas the proposed 
zoning only requires a minimum of 16% open space for major residential subdivisions. 

3. In accordance with the Housing Element, the proposed rezoning could provide diversity in 
housing options and respond to market demands for housing. 

4. In accordance with the Land Use Element, the proposed rezoning would encourage the 
redevelopment of a currently developed property. 

5. In accordance with the Land Use Element, the proposed rezoning would provide an 
appropriate mix of land uses to meet the needs of the population and improve the quality of 
life on the Island. 

6. In accordance with the Land Use Element, the proposed rezoning will help to improve the 
marketability of the property and meet current market demands by permitting additional uses 
that will complement other uses in this vicinity. 

7. In accordance with the Land Use Element, the proposed rezoning would permit timeshare or 
multifamily development at sixteen units per acre in an area where the infrastructure exists to 
support such uses with a high density. 

8. In accordance with the Transportation Element, the proposed rezoning would place 
increased densities in an area where the roadway capacity exists to accommodate such 
density. 

9. In conflict with the Recreation Element, the proposed rezoning will eliminate recreation 
opportunities within Port Royal Plantation; however, the intent is for the tennis facilities to 
be relocated the Port Royal Clubhouse property. 

 
Summary of Facts and Conclusions of Law 
 
Criteria 2: Whether and the extent to which the proposed zoning would allow a range of uses that are compatible with 
the uses allowed on other property in the immediate vicinity (LMO 16-2-103.C.3.a.ii): 
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Findings of Fact: 
1. The application proposes to change the subject property’s zoning district to the RD District. 
2. The adjacent properties to the northwest, Ocean Palms, and northeast, The Lyons, are 

located in the PD-1 District. Ocean Palms and The Lyons are multi-family residential 
developments. The Master Plan states the approved use for these properties is Multi-Family 
Residential. 

3. The adjacent properties to the southwest, Fiddler’s Cove, and southeast, the Island Club, are 
located in the RD District. Fiddler’s Cove and the Island Club are multi-family residential 
developments. The approved uses for these properties are the Allowable Principal Uses in the 
RD District. (See Attachment D). 

 
Conclusions of Law: 

The proposed zoning would allow a range of uses that are compatible with the uses allowed on 
other property in the immediate vicinity because: 
1. The approved use for the properties to the northwest and northeast is Multi-Family 

Residential, which is one of the approved uses in the proposed RD District; and 
2. The properties to the southwest and southeast are located in the proposed zoning district 

which means all of the Allowable Principal Uses would be the same.  
 
 
Summary of Facts and Conclusions of Law 
 
Criteria 3: Whether and the extent to which the proposed zoning is appropriate for the land (LMO 16-2-
103.C.3.a.iii): 
 
Findings of Fact: 

1. The application proposes to change the subject property’s base zoning district to the RD 
District. 

2. LMO Section 16-3-105.L.1 states the purpose of the RD District is to provide for resort 
development in the form of multifamily development, bed and breakfasts, and resort hotels. 
It is also the purpose of this district to provide for commercial development aimed at serving 
the island visitor. 

3. The Property is 8.4 acres. 
4. Multi-Family developments in the area range in size from 3 to 35 acres. 
5. Resort hotels in the area range in size from 12 to 14 acres. 
6. The Property has approximately 1,040 linear feet of frontage on Folly Field Road, a Minor 

Arterial street. 
7. The Property is located less than a mile from the intersection of William Hilton Parkway and 

Mathews Drive. 
8. The Property is adjacent to a Town pathway along Folly Field Road. 
9. The Property is located approximately 400 feet from the entrance to Islanders Beach Park. 
10. The Property is located approximately a half mile from Folly Beach Park. 
11. The Property does not contain wetlands or other environmentally sensitive areas. 

 
Conclusions of Law: 

1. The proposed zoning is appropriate for the Property because the Property is well-suited for 
resort development and commercial development serving visitors and residents. The Property 
is: 

• large enough to support resort development, though it is smaller than nearby resort 
hotel developments;  

• near major arterial streets and pathways to serve residents and visitors; and 
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• near two public beach accesses, which can be used by residents and visitors. 
2. The Property can be redeveloped without compromising important environmental features. 

 
 
Summary of Facts and Conclusions of Law 
 
Criteria 4: Whether and the extent to which the proposed zoning addresses a demonstrated community need (LMO 16-
2-103.C.3.a.iv): 
 
Findings of Fact: 

1. The application proposes to change the subject property’s base zoning district to the RD 
District. 

2. LMO Section 16-3-105.L.1 states the purpose of the RD District is to provide for resort 
development in the form of multifamily development, bed and breakfasts, and resort hotels. 
It is also the purpose of this district to provide for commercial development aimed at serving 
the island visitor. 

3. Goal 8.4.A of the Land Use Element of the Comprehensive Plan states an appropriate mix of 
land uses to accommodate permanent and seasonal populations and existing market demands 
is important to sustain the Town’s high quality of life and should be considered when 
amending the Town’s Official Zoning Map. 

4. The Allowed Principal Uses in the RD District include: Residential Uses; Public, Civic, 
Institutional, and Educational Uses; Resort Accommodations; Commercial Recreation; Office 
Uses; Commercial Services; and Vehicle Sales and Services. 

5. Goal 8.5.A of the Land Use Element of the Comprehensive Plan is to have an appropriate 
mix and availability of land uses to meet the needs of existing and future populations. 

6. The Population Element of the Comprehensive Plan shows the population of the Island has 
consistently increased over the past 30 years. 

7. Table 7.1, Hilton Head Island Annual Visitors and Expenditures (page 98), in the 
Comprehensive Plan shows the number of visitors to the island averaged 2.2 million per year 
between 1998 and 2008. 

8. The Maximum Densities allowed in the RD District are: 16 Residential Dwelling Units per 
acre; or 35 Hotel Rooms per acre; or 8,000 square feet of Nonresidential gross floor area per 
acre. 

9. Goal 8.7.B of the Land Use Element of the Comprehensive Plan is to encourage Short Term 
Rentals, Interval Occupancy Units, or Timeshares to located and/or redevelop in areas that 
have available supporting infrastructure. 

10. The Property has frontage on Folly Field Road, a Minor Arterial street. 
11. The Property is less than a mile from the intersection of William Hilton Parkway and 

Mathews Drive. 
12. The Property is adjacent to a Town pathway that runs along Folly Field Road. 
13. The Property is located within half a mile of two public beach parks. 

 
Conclusions of Law: 

1. The proposed zoning addresses a demonstrated community need by:  
• allowing a variety of options to redevelop the Property to meet current market 

demands; 
• allowing the Property to be redeveloped to accommodate the needs of the island’s 

growing permanent and seasonal population and 2.2 million annual visitors; and 
• allowing the Property, which is located in an area with supporting infrastructure and 

amenities, to be redeveloped for a mix of uses. 
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Summary of Facts and Conclusion of Law 
 
Criteria 5: Whether and the extent to which the proposed zoning is consistent with the overall zoning program as 
expressed in future plans for the Town (LMO 16-2-103.C.3.a.v): 
 
Findings of Fact: 

1. The only approved use for the Property is Recreation. 
2. The Property does not have any density assigned to it. 
3. If the Property is redeveloped with its current approved use and density, it could only be 

developed into a recreational amenity for property owners of Port Royal Plantation. 
4. The application proposes to change the subject property’s base zoning district to the RD 

District. 
5. Under the LMO enacted on October 7, 2014: 

• Surrounding properties in the RD District remained in the RD District. 
• In the RD District the maximum allowed Residential Dwelling Units per acre 

increased from 8 to 16. 
• In the RD District the maximum allowed Hotel Rooms per acre increased from 20 

to 35. 
• The nearby Folly Field neighborhood district changed from RS-4 to RSF-5. 
• The RSF-5 District allows a maximum of 5 Dwelling Units per acre, whereas the RS-

4 District allowed a maximum of 4 Dwelling Units per acre. 
 
Conclusions of Law:  

1. Without the proposed zoning, the options for redeveloping the Property are extremely 
limited. 

2. In the changes to the RD District, the Town directed increased density for development in 
areas with the infrastructure to support such density. 

3. The proposed zoning would increase the economic viability of redeveloping the Property. 
 
 
Summary of Facts and Conclusion of Law 
 
Criteria 6: Whether and the extent to which the proposed zoning would avoid creating an inappropriately isolated 
zoning district unrelated to adjacent and surrounding zoning districts (LMO 16-2-103.C.3.a.vi): 
 
Findings of Fact: 

1. The application proposes to change the subject property’s base zoning district to the RD 
District. 

2. The adjacent properties to the southwest and southeast, Fiddler’s Cove and the Island Club, 
are located in the RD District. 

3. The adjacent properties to the northwest and northeast, Ocean Palms and The Lyons, are 
located in the PD-1 District. The Master Plan states the approved use for these properties is 
Multi-Family Residential. 

4. LMO Section 16-3-105.L.1 states the purpose of the RD District is to provide for resort 
development in the form of multifamily development, bed and breakfasts, and resort hotels. 
It is also the purpose of this district to provide for commercial development aimed at serving 
the island visitor. 
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Conclusions of Law: 
The proposed zoning would not create an inappropriately isolated zoning district unrelated to 
adjacent and surrounding zoning districts because: 
1. The Property is proposed to be located in the same base zoning district as the adjacent 

Fiddler’s Cove and Island Club properties. 
2. The Property is proposed to be located in a zoning district that allows a mix of uses, 

including residential uses, to provide for resort and commercial development to serve island 
visitors. These uses would complement the approved Multi-Family Residential use of the 
adjacent Ocean Palms and The Lyons resort developments. 
 

 
Summary of Facts and Conclusion of Law 
 
Criteria 7: Whether and the extent to which the proposed zoning would allow the subject property to be put to a 
reasonably viable economic use (LMO 16-2-103.C.3.a.vii): 
 
Findings of Fact: 

1. The only approved use for the Property is Recreation. 
2. The application proposes to change the subject property’s base zoning district to the RD 

District. 
3. The Allowed Principal Uses in the RD District include: Residential Uses; Public, Civic, 

Institutional, and Educational Uses; Resort Accommodations; Commercial Recreation; Office 
Uses; Commercial Services; and Vehicle Sales and Services. 

4. The Property does not have any density assigned. 
5. The Maximum Densities allowed in the RD District are: 16 Residential Dwelling Units per 

acre; or 35 Hotel Rooms per acre; or 8,000 square feet of Nonresidential gross floor area per 
acre. 

6. If the Property is redeveloped with its current approved use and density, it could only be 
developed into a recreational amenity for property owners of Port Royal Plantation. 

7. The Property is in one of two areas on the island with a concentration of properties in the 
RD District. 

8. The area has many resorts because of its proximity to the ocean, beach parks, a major arterial 
street, and pathway network. 

 
Conclusions of Law: 

1. With its current single approved use and lack of density, the Property cannot be put to an 
economically viable use other than as a recreational facility for the property owners of Port 
Royal Plantation. 

2. The proposed zoning would allow a variety of residential and commercial uses and sufficient 
density to redevelop the Property, which would put it to an economically viable use. 
 

 
Summary of Facts and Conclusions of Law 
 
Criteria 8: Whether and the extent to which the proposed zoning would result in development that can be served by 
available, adequate and suitable public facilities (e.g. streets, potable water, sewerage, stormwater management) (LMO 
16-2-103.C.3.a.viii): 
 
Findings of Fact: 

1. The application proposes to change the subject property’s base zoning district to the RD 
District. 

2. LMO Section 16-3-105.L.1 states the purpose of the RD District is to provide for resort 
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development in the form of multifamily development, bed and breakfasts, and resort hotels. 
It is also the purpose of this district to provide for commercial development aimed at serving 
the island visitor. 

3. The Property has direct access to Folly Field Road, a Minor Arterial Street.  
4. The Town Traffic and Transportation Engineer determined that Folly Field Road has enough 

capacity to accommodate the number of average daily trips the Allowable Principal Uses and 
Maximum Density of the RD District could generate on the Property. 

5. The Property is already developed with potable water, sewer and stormwater management 
facilities. 

 
Conclusions of Law: 

1. If proposed zoning results in redevelopment, the Property is located on a street with the 
capacity to absorb the additional trips created by the Allowable Principal Uses the RD 
District. 

2. If the Property is redeveloped, the adequacy of the stormwater facilities and all other 
infrastructure will be reviewed for compliance with the LMO prior to the approval of the 
Development Plan Review (DPR). 
 

 
Summary of Facts and Conclusion of Law 
 
Criteria 9: Whether and the extent to which the proposed zoning is appropriate due to any changed or changing 
conditions in the affected area (LMO 16-2-103.C.3.a.ix): 
 
Findings of Fact: 

1. The Property was developed in 1985. 
2. Many of the resorts surrounding the Property were developed in the early 1980s. 
3. Goal 8.7.B of the Land Use Element of the Comprehensive Plan is to encourage Short Term 

Rentals, Interval Occupancy Units, or Timeshares to located and/or redevelop in areas that 
have available supporting infrastructure. 

4. Under the LMO enacted on October 7, 2014, the maximum density of multi-family 
residential dwelling units in the RD District increased from 8 units per acre to 16 units per 
acre and the maximum density of hotel rooms increased from 20 rooms per acre to 35 rooms 
per acre. 

 
Conclusions of Law:  

1. Property owners are encouraged to redevelop aging properties in the RD District using the 
recently increased maximum densities. 

2. The proposed zoning would allow the Property to be redeveloped with the same uses and at 
the same density as other older developments in the area. 

 
 
LMO Official Determination 
 
Determination:  Staff determines that this application is compatible with the Comprehensive Plan 
and serves to carry out the purposes of the LMO as based on the enclosed Findings of Fact and 
Conclusions of Law. 
 
Staff recommends that the Planning Commission recommend approval to Town Council of this 
application which includes amending the Official Zoning Map by changing the base zoning district of 
the Property from the PD-1 District to the RD District.  
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Note:  If the proposed amendment is approved by Town Council, such action shall be by 
ordinance to amend the Official Zoning Map. If it is denied by Town Council, such action 
shall be by resolution. 
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F) Public Comments Received by February 9, 2015 
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Hilton Head Island assumes no liability for its accuracy or state of completion.
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Attachment C: Zoning Map This information has been compiled from a variety of unverified general sources

at various times and as such is intended to be used only as a guide. The Town of 
Hilton Head Island assumes no liability for its accuracy or state of completion.
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PLANNING COMMISSION QUARTERLY REPORT 
4th QUARTER 2014 

Previously Reviewed Applications or Documents: 
Land Management Ordinance Amendments: Status: 
The Town of Hilton Head Island is rewriting the 
Land Management Ordinance (LMO).  This 
document guides new development and 
redevelopment within the Town limits.  The 
Town proposes to repeal the majority of the 
existing LMO (with the exception of the section 
on Impact Fees – this section will simply be re-
numbered) and adopt a new LMO.  The Town 
also plans to repeal the existing Zoning Map and 
adopt a new Zoning Map.  

• Public Hearing Date: June 4, 2014 
• Adoption Date: October 7, 2014 
 

 
Zoning Map Amendments: Status: 
ZA-000659-2014  A request (A PUD Master 
Plan Amendment (major) application type), from 
Victor J. Mills on behalf of Shelter Cove Towne 
Centre, LLC and Shelter Cove II, LLC proposing 
to amend the Official Zoning Map by amending 
the PD-1 Zoning District, specifically the 
Palmetto Dunes Resort Master Plan, to change 
the density associated with the permitted 
multifamily uses.  All other permitted uses and 
associated densities will remain unchanged.  The 
properties are identified on Beaufort County 
District R520 Tax Map 12B as parcel 26 (Shelter 
Cove Towne Centre) and a portion of parcel 2 on 
Beaufort County District R520 Tax Map 12C 
(portion of Shelter Cove Community Park).   

• Public Hearing Date: October 1, 2014 
• Adoption Date: November 19, 2014 
 

ZA-1685-2014:  Walter J. Nester III on behalf of 
Bayshore Retirement Partners, LLC has applied 
to amend the Official Zoning Map by amending 
the PD-1 (Planned Development Mixed-Use) 
Zoning District, specifically the Hilton Head 
Plantation Master Plan, to change the allowed 
uses and to change the density associated with 
the subject properties. The properties are 
identified on Beaufort County District R510 Tax 
Map 3 as parcels 89A, 127, 128 and 129 (Phase 
I) and parcels 121 & 126 (Phase II). The 
properties are addressed as 421, 424, 425 and 
427 Squire Pope Road and are collectively 
known as Salty Fare. 

• Public Hearing Date: November 19, 
2014 
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This application will change the permitted uses 
on all of the parcels from commercial to group 
living. This application will change the density 
from 10,283 square feet of commercial use to: 
126 dwelling units on the Phase I parcels 
(parcels 89A, 127, 128, and 129); and 26 
dwelling units or a 50,000 square foot assisted 
living facility on the Phase II parcels (parcels 
121 and 126). 
 
Street Names: Status: 
STDV-002037-2014 ‐Lenny Fletcher has applied 
for a modified easement name for Swingle 
Manor.  This easement is located off Bradley 
Circle.  The proposed new name is Abalone 
Lane.  The affected parcels are identified as 
Parcels 022P, 022Q, 0596, 0597, and 0645 on 
Beaufort County Tax Map 8. 

The Planning Commission heard this item 
on December 3, 2014 and recommended 
approval of the modified easement name. 

 
Appeals: Status: 
APL100006:  Request for Appeal from Chester 
C. Williams on behalf of Ephesian Ventures, 
LLC.  The Community Development 
Department issued a notice of action, approving 
the construction of a tabby walkway and brick 
areas at Edgewater on Broad Creek.  The 
appellant contends that the Community 
Development Department erred in its decision to 
issue a notice of action and is requesting that the 
notice of action be declared void. 

This item was postponed to a future date to 
be determined after a decision is made by 
the Circuit Court. 

 

 
Ongoing Capital Improvement Projects: 
Pathways: Status: 
Fresh Market to Shelter Cove • Notice to proceed issued. 

• Anticipated start of construction January 
2015. 

• Target completion April 2015. 
Pedestrian Crossing on Palmetto Bay Road 
at the Audubon Newhall Preserve 

• Survey underway. 
• Anticipated start of construction March 

2015 
 
Roadway Improvements: Status: 
Mathews Drive Connectivity Project Complete  
Mathews/Marshland Roundabout • Anticipated start of construction January 

2015. 
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• Target completion April 2015. 
Mast Arm at Spanish Wells & WHP • Surveying & soil testing complete. 

• Design and permitting underway. 
• Anticipated start of construction February 

2015. 
• Target completion April 2015. 

Intersection improvements at Squire Pope 
Road & WHP 

• Survey complete. 
• Preliminary design underway. 

Honey Horn Driveway Improvements • Project out to bid. 
• Anticipated start of construction March 

2015. 
Office Park/Pop/New Orleans Intersection – 
USCB Roadway Improvements 

• Traffic study underway for improvement to 
Office Park/Pope/New Orleans Intersection 

 
Park Development: Status: 
Rowing & Sailing Center Project Complete. Agreement being negotiated 

with Palmetto Rowing Club for construction and 
operation of a boat storage shed. 

Island Recreation Center Expansion • Architectural services contract under 
negotiation. 

• Phased project over several years. 
• Funding for construction to be determined 

by Town Council. 
 

Existing Facilities and 
Infrastructure: Status: 

Upgrade Emergency Vehicle Preemption 
System 

Project Complete. 

Coligny Parking Expansion • Bids received. 
• Anticipated start of construction February 

2015. 
• Target completion April 2015. 

Fire Station #2 • Architectural services contract under 
negotiation. 

• Anticipate construction in Fiscal Year 2017. 
 
Power Line Burials 
15 year project to be completed by 2019  

Not CIP funded, included for update. Funded by 
3% franchise fee from Palmetto Electric 

• Marshland Road 
• Spanish Wells Road feeder 

 
• William Hilton Pkwy/ Chaplin Area 
• William Hilton Pkwy/Palmetto Dunes 

to Chimney Cove 
• William Hilton Pkwy/ Fresh Market to 

• 80% Complete 
• 0% Complete (Jarvis Creek section 

postponed for new bridge) 
• 95% Complete 
• 90% Complete 

 
• 85% Complete 
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The Greenery 
• Otter Hole Trailer Park 

 
• 10% Complete 

 

New Facilities and Infrastructure: Status: 
Palmetto Dunes Emergency Access Gate • Easement documents executed. 

• Design underway. 
F&R Computer Systems Upgrades Ongoing. 
 

Beach Maintenance: Status: 
Dune Refurbishment  Ongoing. 
Beach Renourishment • Permitting underway. 

• Anticipated start of construction late Fall 
2015. 
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