Town of Hilton Head Island
Regular Planning Commission Meeting
Wednesday, April 18, 2012
3:00p.m. Benjamin M. Racusin Council Chambers
AGENDA

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

Call to Order
Pledge of Allegiance to the Flag
Roll Call

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.

A w0 poE

5. Approval of Agenda

6.  Approval of Minutes — Approval of the Minutes of the Special Planning Commission
Meeting on April 10, 2012 is deferred until May 2, 2012.

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

8. New Business
Public Hearing
ZMA120003 - A request from Mr. Chester C. Williams, on behalf of the Miller Family
Limited Partnership VI, to amend the Official Zoning Map by changing the zoning designation
of a property located at 807 William Hilton Parkway from OL, Office/Institutional, to PD-1 as
part of the Palmetto Dunes Resort Master Plan with a land use designation of Commercial.
The property is further identified as Parcel 16A on Beaufort County Tax Map 12.
Presented by: Shea Farrar

9. Commission Business

10. Chairman’s Report

11. Committee Reports

12. Staff Reports

13. Adjournment

* Upcoming Planning Commission Meetings

Regular Planning Commission Meeting - May 2, 2012 9:00a.m.
Regular Planning Commission Meeting - May 16, 2012 3:00p.m.

* Please visit the Town’s website for a complete and up to date listing of all Town meetings.

Please note that a quorum of Town Council may result if four or more of their members attend this meeting.



TOWN OF HILTON HEAD ISLAND
COMMUNITY DEVELOPMENT DEPARTMENT

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

| FAX 843-842-8908

STAFF REPORT
ZONING MAP AMENDMENT

Application Number Name of Project: Public Hearing Date:
ZMA120003 Plantation Center Shopping Center April 18,2012
Parcel Data or Location: Property Owners Applicant/Agent
Existing Zoning District:
OL (Office Institutional Low Intensity)
Proposed Zoning District:
PD-1(Planned Development Mixed Use
Zoning District) as part of the Palmetto Dunes
Resort Master Plan with an assigned land use of
Commercial, excluding eating establishments
with a drive- thru. The maximum density for
the site is not to exceed that which is currently Chester C. Williams
developed, 38,161 square feet, and the Law Office of Chester C.
maximum size of any one commetcial Miller Family Limited Williams, LLC
establishment on the property is not to exceed Partnership VI PO Box 6028
10,000 square feet. The maximum height on the Hilton Head Island. SC
property is 45 feet (two habitable stories over 29928 ’

parking).

Property Size
2.48 acres

Applicable Overlay District(s):
Corridor Overlay

Parcels Affected:
Beaufort County Tax Map 12, Parcel 16A.

Application Summary:

ZMA120003 - A request from Mr. Chester C. Williams, on behalf of the Miller Family Limited
Partnership VI, to amend the Official Zoning Map by changing the zoning designation of a property
located at 807 William Hilton Parkway from OL to PD-1 as part of the Palmetto Dunes Resort
Master Plan with a land use designation of Commercial, excluding Eating Establishments with a drive-
thru. The property is further identified as Beaufort County Tax Map 12 Parcel 16A.




Staff Recommendation:

Staff recommends that the Planning Commission, find this application to be consistent with
the Town’s Comprehensive Plan and does serve 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.

Background:

Plantation Center is a shopping center located near the entrance to Palmetto Dunes Resort that offers
a mix of retail sales and services. The property was developed with six buildings during the 1970’s
under Beaufort County Ordinances, before the incorporation of the Town. When the Land
Management Ordinance (LMO) was adopted in 1987, the property was included in what is now the
OL Zoning District as shown on Attachment “A”. This District was oriented more toward office and
institutional uses than retail sales and services, which had been the historic uses of the property.
Under the OL Zoning District regulations shopping centers are not permitted, making the existing
shopping center a legally nonconforming use. According to the applicant, this has created problems
for securing tenants and making improvements to the property. Also, the amount of square footage
that was built on the property exceeds what was allowed by the new district making the site
nonconforming for density. OL Zoning District regulations permit up to 19,840 square feet of
development on the property depending on the use; however, the property is currently developed
with 38,161 square feet.

To help resolve these issues, the applicant is requesting to rezone the property into the PD-1 Zoning
District as part of the Palmetto Dunes Resort Master Plan, with an assigned land use of Commercial,
but excluding eating establishments with a drive-thru. Because the permitted uses for properties
within PD-1 District are primarily governed by the use(s) assigned by the master plan, there is more
flexibility with the assignment of land uses than in the OL District. As a result of the approval of this
application, the shopping center use would be considered conforming. The only use on the property
that will remain nonconforming is the liquor store. LMO Section 16-4-409E identifies certain uses
that must be specifically stated as a permitted use on master plans within the PD-1 Zoning District
and a liquor store is one of those uses. The change to specifically allow the liquor store on the
property was not requested as a part of this application.

After reviewing the application, Staff’s felt that not all of the additional commercial uses requested by
the application were appropriate for the property. After discussions with the applicant, it was agreed
that to exclude the following uses in addition to Eating Establishments with a drive-thru from being
permitted on the property: Auto Repairs, Kennel/Boarding, Water Park, Taxicab Service and Towing
Service. It was also agreed that the following uses would require the approval of a Special Exception
by the Board of Zoning Appeals: Indoor Recreation, Indoor Entertainment and Outdoor Recreation.

In addition to changes in permitted uses, the applicant is also requesting to change the permitted
density. Master Plans within the PD-1 Zoning District are also used to assign a maximum amount of
development that can be built on a property, so the applicant is requesting that the existing 38,161
square feet of development become the maximum permitted density assigned to the property. In
addition, the applicant proposes to limit the maximum size of any one commercial establishment on
the property to 10,000 square feet and the maximum height of any structure to 45feet to allow for two
habitable stories over parking.




As a result of this amendment, the maximum impervious coverage allowed on the site will be reduced
from 60% in the OL Zoning District to 40% in the PD-1 Zoning District and the height restriction
on the property will be increased from 35 feet to 45 feet.

Summary of Facts and Conclusions of Law:

Findings of Facts:

O Notice of the Application was published in the Island Packet on March 11, 2012 as set forth
in LMO (Land Management Ordinance) Sections 16-3-110 and 16-3-111.

O Notice of the Application was posted and mailed as set forth in LMO Sections 16-3-110 and
16-3-111.

O A public hearing will be held on April 18, 2012 as set forth in LMO 16-3-1504A.

O The Commission has authority to render their decision reached here in LMO Section 16-3-
1504.

Conclusion of Law:

O The application, notice requirements, and public hearing comply with the legal requirements

as set forth in LMO 16-3-110, 16-3-111 and 16-3-1504.

As set forth in Section 16-3-1505, Zoning Map Amendment Review Criteria, Planning Staff has
based its recommendation on analysis of the following ctitetia:

Summary of Facts and Conclusions of Law:

Criteria 1: Consistency (or lack thereof) with the Comprebensive Plan (LMO Section 16-3-1505.A):

Findings of Facts:
The Comprehensive Plan addresses this application in the following areas:

Economic Development Element:

Section 7.6 — Potential Strategies with Implication for Comprehensive Plan

Identify and prioritize areas in need of redevelopment, including any obsolete or run down
commercial buildings. Incentivize the development of flexibility of streamlining in regulation of
density caps, setbacks (and other controls) that enable a qualitative, principle based, asset
revitalization that enhances the Island’s positive legacies.

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.

An Implication for Building Permit Trends

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 Nonconforming Parcels by Use
Current zoning classifications should be reviewed along with the associated regulations for each
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use. Areas that have high instances of nonconforming uses should be reviewed closely and
revisions should be made where necessary. Creative alternatives to traditional zoning
classifications should be considered, such as form based and smart codes to reflect current
building and development trends that are indicative of our Island character.

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 8.8 — Nonconforming Parcels by Use
B. The goal is to evaluate the locations of non-conforming uses to determine areas to consider for
Zoning Map Amendments.

Goal 8.9 — Age of Structures
B. The goal is to encourage redevelopment of properties with aging structures or that no longer
meet current market demands.

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 8.8 Nonconforming Parcels by Use
A. Evaluate the zoning districts or regulations of the districts when high concentrations of non-
conforming properties by use exist to determine if amendments are appropriate.

Conclusions of Law:

O Staff concludes that this application is consistent with the Comprehensive Plan, as described
in the Economic Development and Lland Use Elements as set forth in LMO Section 16-3-
1505A.

O 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.

O The proposed rezoning will help to improve the marketability of the properties and meet
current market demands by permitting additional commercial uses that are common in this
vicinity and by allowing the existing amount of density developed on the property to be
permitted.

O The proposed rezoning will provide more flexibility with the uses and density that can be
developed on the property in a way that is consistent with the historic use of the property, will
help to resolve issues with nonconformities on the property and will increase the potential for
the redevelopment of six aging structures on the Island.




Summary of Facts and Conclusions of Law:

Criteria 2: Compatibility with the present goning and conforming uses of nearby property and with the character of the
neighborhood (LMO Section 16-3-1505B):

Findings of Facts:

o
o

The present zoning of nearby properties includes both OL and PD-1.

Nearby properties are commercial in nature and include offices, government facilities, the
maintenance operations for Palmetto Dunes and vacant commercially zoned property.

Section 16-4-216 describes the purpose of the existing OL zoning district as being: “established
between major commercial areas of the Island and intended to limit the types of nonresidential uses permitted.
Land uses permitted are office and institutional in order to minimize travel impacts on the street system,
encourage better compatibility in and among land uses on the Island, provide balance among land use types in
major corridors and improve visual appearance along major corridors.”

LMO Section 16-4-209 describes the purpose of the PD-1 Zoning District as: “%o recognize the
existence within the Town of certain unique mixed use Planned Unit Developments (PUDs) which are greater
than 250 acres in size. Generally, these PUDs have served to establish the special character of Hilton Head
Island as a quality resort and residential community and it is the intent in establishing this District to allow
the continuation of well-planned development within these areas.”

The property is currently developed as a nonconforming shopping center that would become
conforming if the application is approved.

Conclusion of Law:

o

Staff concludes that the proposed rezoning is compatible with the present zoning, the
conforming uses of nearby property and with the character of the neighborhood as set forth
in LMO Section 16-3-1505B because the property is located in an area that is generally
commercial in nature and that would not change as a result of the approval of this rezoning.

Summary of Facts and Conclusions of Law:

Criteria 3: Suitability of the property affected by the amendment for uses permitted by the district that wonld be made
applicable by the proposed amendment (LMO Section 16-3-1505C):

Findings of Facts:

o

LMO Section 16-4-209 describes the purpose of the PD-1 Zoning District as: “%o recognize the
excistence within the Town of certain unique mixed use Planned Unit Developments (PUDs) which are greater
than 250 acres in size. Generally, these PUDs have served to establish the special character of Hilton Head
Island as a quality resort and residential community and it is the intent in establishing this District to allow the
continuation of well-planned development within these areas.”

The property is developed as a shopping center, which is not permitted in the OL Zoning
District.

As a result of this rezoning the property would be approved for commercial uses as defined by
LMO Section 16-4-1204, excluding Eating Establishments with a drive-thru, Auto Repair,
Kennel/Boatrding, Water Patk, Taxicab Setvice and Towing Setrvice. Indoor Recteation,
Indoor Entertainment and Outdoor Recreation would require the approval of a Special
Exception. This will make the property conforming for use, with the exception of the liquor
store. The uses that would be permitted as a result of this rezoning are shown on
Attachment “C”.




Conclusion of Law:

O Staff concludes that the property is suitable for the uses that would be permitted by the
proposed rezoning as set forth in LMO Section 16-3-1505C because this rezoning would
approve the property for development with the types of uses that are currently developed on

the property.

Summary of Facts and Conclusions of Law:

Criteria 4: Suitability of the property affected by the amendment for uses permitted by the district applicable to the
property at the time of the proposed amendment (LMO Section 16-3-1505D):

Findings of Facts:

0 LMO Section 16-4-218 describes the purpose of the existing OL zoning district as being:
“established between major commercial areas of the Island and intended to limit the types of nonresidential nses
permitted. Land uses permitted are office and institutional in order to minimize travel impacts on the street
System, encourage better compatibility in and among land uses on the Island, provide balance among land use
tipes in major corridors and improve visual appearance along major corridors.”

O The property is developed as a shopping center, which is not permitted in the OL Zoning
District, which makes the use nonconforming.

O As a result of the creation of the OL District in 1987, many commercial uses existing at that
time became nonconforming. The area was zoned OL when the LMO was adopted in 1987 to
eventually eliminate these commercial uses, but throughout the years, these uses have
continued to remain. Other rezoning applications have been approved that removed some of
these properties from the OL Zoning District to make them conforming.

Conclusion of Law:
O Staff concludes that the property is not suitable for the OL Zoning District because the

current use would remain nonconforming in an area of the zoning district that has
demonstrated problems with nonconforming uses.

Summary of Facts and Conclusions of Law:

Criteria 5: Marketability of the property affected by the amendment for uses permitted by the district applicable to the
property at the time of the proposed amendment (LMO Section 16-3-1505E):

Findings of Fact:
O This rezoning will increase the number of uses that can be developed on the property.
O This rezoning will allow the property to be redeveloped at its current density.
O This rezoning will make the shopping center use conforming.
Conclusion of Law:
O Staff concludes that the marketability of the properties will be improved as set forth in LMO

Section 16-3-1505E because of the resolution of some of the nonconformities on the property
and increase in the number of commercial uses permitted




Summary of Facts and Conclusions of Law:

Criteria 6: Availability of sewer, water and stormmwater facilities generally suitable and adequate for the proposed use
(LMO Section 16-3-1505F):

Finding of Fact:
O The property has existing water, sewer and stormwater facilities serving the development.
Conclusion of Law:

O Staff concludes that the property has available water, sewer and stormwater facilities suitable
for the proposed uses as set forth in LMO Section 16-3-1505F.

LMO Official Determination

Determination: Staff determines that this application is consistent with the Comprehensive Plan and
does serve to carry out the purposes of the LMO as based on the Findings of Fact and Conclusions of
Law detailed in this report.

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.

PREPARED BY:

SF 04/06/12
Shea Farrar DATE
Sentor Planner

REVIEWED BY:

TBL 04/06/12
Teri B. Lewis, AICP DATE
LMO Official

REVIEWED BY:

JL 04/06/12
Jayme Lopko, AICP DATE
Senior Planner & Planning Commission Board Coordinator

Attachments:

A) Zoning Map

B) Aerial Map

C) Use Comparison Table
D) Applicant’s Narrative
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Zoning
Zoning Districts
oL

TOWN OF HILTON HEAD ISLAND
ONE TOWN CENTER COURT
HILTON HEAD ISLAND, S.C. 29928
PHONE (843) 341-6000

Subject Property

Vicinity Map
ZMA120003 - ATTACHMENT A

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.




Subject Property

TOWN OF HILTON HEAD ISLAND
ONE TOWN CENTER COURT
HILTON HEAD ISLAND, S.C. 29928

ZMA120003 - ATTACHMENT B

[\ A

Plantation Center

PHONE (843) 341-6000

QUEENS FOLLY ROAD

QUEENS FOLLY ROAD

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.




Attachment C — Use Comparison Table (OL & PD-1)

P = Permitted By Right PC = Permitted With Conditions  SE = Special Exception

Specific Use|Zoning District: |OL |PD-1
Residential Uses

Group Living

Household Living
Single Family P
Multifamily Residential PC
Mixed Use PC

Manufactured Housing Park

Public and Civic Uses
Aviation/Surface Passenger Terminal

Community Service

Day Care P

Educational Facilities

Colleges

Schools, Public or Private

Government Facilities P
Hospitals

Institutions
Religious Institutions P
Other Institutions SE

Parks and Open Areas

Cemetery

Park, Community SE

Park, Linear

Park, Mini

Park, Neighborhood
Park, Regional

Park, Special Use

Utilities
Major Utility SE
Minor Utility P
Telecommunications Facility* PC

Waste Treatment Plant

ZMA120003 Plantation Center Shopping Center — Use Comparison Table



Commercial Uses

Eating Establishments

With Drive-thru

With Seating, High Turnover PC
With Seating, Low Turnover PC
Without Seating PC

Indoor Recreation/Entertainment

Indoor Recreation

SE

Indoor Entertainment

SE

Outdoor Recreation/Entertainment

Outdoor Recreation

SE

Outdoor Entertainment™

Water Park

Office

Health Services Except Hospitals

Real Estate Sales/Rental

Other Offices

Parking, Commercial

T|(T|T0| O

Resort Accommodation

Bed and Breakfast Inn

Central Reception or Check-in Facility

Divisible Dwelling Unit*

Hotel or Motel

Inn

Interval Occupancy*

RV Park

Retail Sales and Service

Adult Entertainment*

Bank or Financial Institution

PC

Bicycle Shop (with outdoor storage)

Community Theater

Dance Studio

TU|(T|(T| O

Convenience Store (excluding Gas Sales)*

Department or Discount Store

Funeral Home

Furniture Store

ZMA120003 Plantation Center Shopping Center — Use Comparison Table




Hardware, Paint, Glass, Wallpaper or
Flooring Store

Health Club or Spa P
Kennel, Boarding

Landscape Nursery P

Liquor Store*
Nightclub or Bar*
Open Air Sales
Pet Store
Shopping Center

Souvenir or T-Shirt Store

T|(T|TW| V| O

Supermarket

Tattoo Facility*

Veterinary Hospital*

Watercraft Sales, Rental or Service*
Other Retail Sales or Service SE P
Vehicle Sales and Services

Auto Rental*
Auto Repair
Auto Sales*
Car Wash P
Gas Sales*

Taxicab Service

Towing Service

Truck or Trailer Rental*
Other Uses
Agriculture P

Water Oriented Facilities
Docking Facility and Boat Ramp

Marina*
Other Water Oriented Uses

* These uses must be specifically stated in the master plan text as permitted uses within the
PD-1 Zoning District.

ZMA120003 Plantation Center Shopping Center — Use Comparison Table
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