
  

       Town of Hilton Head Island 
         Planning & Development Standards Committee 

Regular Meeting 
Wednesday, March 28, 2012 4:00p.m. 

  Benjamin M. Racusin Council Chambers  
  

   AGENDA   
 
        
1. Call to Order  

2. 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. 

3. Approval of Minutes  -  Special Meeting of October 17, 2011; Regular Meeting of  
October 26, 2011; and Regular Meeting of February 22, 2012            

4.  New Business                         
  ZMA120002 - The Town of Hilton Head Island has applied to amend the Official   
  Zoning Map by amending the Palmetto Dunes Resort Master Plan to change the land  
  uses permitted on three parcels, located near the corner of William Hilton Parkway and 
  Queens Folly Road. A portion of one property is currently zoned OL,  Office/    
  Institutional, and will be incorporated into the PD-1 as part of the Palmetto     
  Dunes Resort Master Plan. The reminder of properties are currently zoned PD-1 within 
  the Palmetto Dunes Resort Master Plan and assigned land uses of “HHI Fire Station”,  
  “PDR Maintenance” and “Outdoor Entertainment/Recreation.” These designations will 
  be changed to “Office”, “Office/Maintenance” and “Government Facilities/Parks and  
  Open Areas” with associated density.  The properties are identified as parcels 19 and  
  347A on Beaufort County Tax Map 12 and parcel 2 on Beaufort County Tax Map 15.  
  Presented by: Shea Farrar  
       
5.   Committee Business  

6.   Adjournment 

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

this meeting.  
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                                           TOWN OF HILTON HEAD ISLAND                               DRAFT 
    Planning & Development Standards Committee 

       Minutes of Special Follow Up Meeting - Wednesday, October 17, 2011      
  2:00pm – Benjamin M. Racusin Council Chambers                       

 
 
Committee Members Present: Chairman Bill Ferguson, Bill Harkins and                         

Kim Likins, Alternate   
 
Committee Members Absent:  Mayor Pro Tem Ken Heitzke  
 
Council Members Present: Mayor Drew Laughlin, Lee Edwards and George Williams   
       
Town Staff Present:   Shawn Colin, Comprehensive Planning Division Manager 
     Steve Riley, Town Manager 

Charles Cousins, Director of Community Development   
Jill Foster, Deputy Director of Community Development  
Teri Lewis, LMO Official 
Kathleen Carlin, Administrative Assistant 

1)    CALL TO ORDER 
    Chairman Ferguson called the meeting to order at 2:00p.m. 

 
2)    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 Town of Hilton Head Island requirements. 
 

3) APPROVAL OF THE MINUTES  
Mr. Harkins made a motion to approve the minutes of the Special Planning & Development 
Standards Committee Meeting on September 26, 2011 as presented.  Mrs. Likins seconded the 
motion and the motion passed with a vote of 3-0-0.  
 
Chairman Ferguson reported that the Planning & Development Standards Committee held a 
special meeting on September 26, 2011 for the first part of the Economic Development 
Workshop.  Today’s committee meeting is a continuation of the September 26th meeting and 
will cover the Economic Development Strategy for the Town of Hilton Head Island.  Chairman 
Ferguson then requested that Mr. Shawn Colin make his presentation on behalf of staff. 

 
 4)    NEW BUSINESS   

A. Economic Development Strategy for the Town of Hilton Head Island  
Mr. Colin stated that on September 26th an Economic Development Workshop was held with 
representatives from the Lowcountry Economic Alliance and the Cities of Greenville, Myrtle 
Beach and Rock Hill presenting their thoughts and ideas to the committee and Town Council.  
The following topics were presented and discussed: (1) The role each organization plays in 
Economic Development in the areas of marketing, recruiting, incentives, public private 
partnerships, and financing; (2) The geographic extent of economic development efforts in 
each jurisdiction; (3) The relationship to roles of the City, County and other area Economic 
Development organizations; (4) The support each receives from their host municipality; (5) 
The essential functions of municipal staff; and (6) Advantages of supporting municipal 
Economic Development programs via an Economic Development Corporation or 
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Redevelopment Authority.  Due to time constraints at the September 26th meeting, the 
committee decided to schedule an additional meeting to discuss the second part of the 
Economic Development Workshop agenda.   
 
Mr. Colin stated that the staff will guide the committee and Town Council through a 
presentation and discussion to outline an Economic Development Strategy to implement for the 
Town of Hilton Head Island.  The discussion will identify areas to focus economic 
development and redevelopment, including the role Town staff should play to implement an 
economic development strategy, and the consideration of establishing an Economic 
Development Corporation or Redevelopment Authority to supplement Town efforts.   
 
The staff recommended that the committee outline an Economic Development approach to 
implement for the Town based on the information that was provided by the Economic 
Development experts on September 26th and Town staff during today’s Economic 
Development Workshop. 
 
Mr. Colin provided a brief review of the guest presentations that were made at the September 
26th meeting.  As part of their presentations, representatives from the Lowcountry Economic 
Alliance and the Cities of Greenville, Myrtle Beach and Rock Hill made the following 
recommendations to the Town: (1) create anchors and build on these anchors; (2) use public 
investment for leverage in economic development; (3) build partnerships; (4) create a sense of 
place; and (5) be willing to take calculated risks.   
 
Mr. Colin then presented the following questions for group discussion by the staff, the 
committee and Town Council:           

 
1) What does Economic Development mean in the context of Hilton Head Island? 
• Redevelopment of existing commercial 

areas 
• Creation of new employment centers 
 

• Development of smaller scale retail 
• Creating activity centers 

 

 
2) What properties should be targeted for Economic Development and/or redevelopment? 

 
• Existing occupied commercial space 
• Vacant businesses or commercial 

space 
• Undeveloped commercial properties 
• Non-commercial properties 
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      3)   Should the scope of Economic Development and/or redevelopment be Town-wide or 

 focused on specific areas? 
 

 4)   What types of assistance should the Town make available? 
 

• Regulatory:  Examples - MID, Graduated Density, TDR’s 
 Financial:  Examples - Grants, Loans, Infrastructure, Land Assembly/Banking 

 
         5)  What are the roles of Town and role of other economic development partners (Chamber,        

Lowcountry Economic Alliance, Local Development Corporation)? 
 

• Marketing 
• Recruitment/Retention  
• Incentives 
• Public Private partnerships 
• Financing 

 
6) What roles do property owners, tenants and developers play in creating the strategies? 

 
Background Information:  The above referenced discussion points are in response to the following 
directives that were included in the Policy Agenda for 2011 - Targets for Action by Town Council: 

 
• Top Priority - Redevelopment Authority/Community Development Corporation: Evaluation and 

Direction 
• High Priority - Economic Development Corporation Evaluation. 

 
Beginning with Item # 1: What does Economic Development mean in the context of Hilton Head 
Island?  The staff, the committee, and Town Council, as a group, discussed the distinction between 
development and redevelopment.  Their initial discussion included the encouragement of public 
development, capitalizing on assets, and the need to focus on quality rather than quantity.    
 
Mayor Laughlin stated that we need to support the Town’s existing economic drivers as well as 
supporting future economic drivers.  Councilman Edwards stated that we should raise the quality of 
the Island’s reputation as a tourist and retirement destination.  We may also need to broaden our 
economic base.  We should ‘pick a target’ for economic development.  Councilman Harkins stated 
that economic development should have a laser focus on net revenue generation. What kinds of 
businesses do we want to attract to Hilton Head Island?   
 
The staff, the committee and Town Council discussed potential revenue sources for the Island   
(including medical and research fields).  A proactive leadership role will be needed to create new 
revenue opportunities for the Island.  Mrs. Likins stated that we need to look at the community’s 
resources in an effort to attract the kinds of businesses and kinds of individuals that we want to have. 
Incentives will be needed because younger businesses will not be driven by a retirement community.   
 
The staff, the committee, and Town Council discussed net revenue, including recapturing some lost 
business, retaining existing business, and additional tourism. We need to be proactive and we need to 
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define the threshold of economic development.  We also need to think about size, scale and location.  
Mr. Harkins stated that we need to consider risk tolerance as a function of success.  From the 
public’s perspective, we need to be conservative and start out slow.  
 
The group then discussed the selection of property to be targeted.  Should it be select commercial 
areas or should it be Island wide?  Do we want to focus on redevelopment of existing commercial 
space?   The group discussed the existing 38% vacancy rate in commercial space.  Mrs. Likins 
presented comments regarding the LMO Rewrite Committee’s thoughts on redevelopment of Shelter 
Cove and Coligny.  The group discussed the importance of public-private partnerships.  They also 
discussed the need to identify properties that should be targeted.   
 
Councilman Williams expressed concern with supporting new economic development initiatives 
when the Island is already coping with the 38% commercial vacancy rate. There are a lot of areas 
that need assistance.     
 
Mayor Laughlin presented statements regarding some of the Island’s more obsolete office space.  
Perhaps we should encourage the retirement of some of the more obsolete office space. The 
committee and Town Council discussed some of the reasons for the vacancy rate.  Mayor Laughlin 
asked, “What are we are trying to achieve?  What is the desired result?  The Town’s desired result is 
different from other places located throughout the state. We should separate ourselves from the 
ordinary.  We need to provide memorable experiences for the Island’s residents and visitors.  We 
need to maximize the enjoyment of the people who live here and visit here.  How do we advance 
Hilton Head Island as a great place to live and as a great place to visit?   
 
With regard to the redevelopment of Coligny and Shelter Cove, Mayor Laughlin stated that the two 
locations have very separate issues and very separate needs. Coligny is working from an economic 
point of view; Shelter Cove is not working from an economic point of view.  The two redevelopment 
challenges are very different.  The group discussed economic development in other commercial 
areas.   
 
Mr. Williams stated concern with a focus on redevelopment in key commercial areas because it is 
unfair to the commercial areas that are not included in the redevelopment. How do we balance the 
fairness issue?  Mr. Edwards stated that the entire Island will benefit from the redevelopment efforts.  
The positives will outweigh the negatives.  The group briefly discussed a regulatory approach versus 
an incentive approach. 
 
Regarding the topic of attracting new business, Mrs. Likins presented statements in support of 
modern (state of the art) technology on the Island.  Mr. Harkins stated that the Island is, and will 
continue to be, very wedded to the tourism industry.  Mayor Laughlin stated that technology will 
probably never be a major economic driver on the Island.  It will not supplant hospitality.  Following 
this discussion, Chairman Ferguson requested comments from the audience.   
 
Mr. Steve Riley, Town Manager, presented statements regarding the 38% commercial vacancy rate 
and ongoing efforts to simplify the Land Management Ordinance (LMO).  Mr. Riley stated that the 
TIF district is too big.  We cannot be all things to all people; we need to be a little more focused.  
Mr. Riley stated that we need to participate in Multi-County Economic Development and economic 
development should be in-house.  We cannot be passive; we need to make some decisions soon.  We 
need to move forward.  Mr. Kumar Viswanathan presented statements regarding the important work 
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of the Mayor’s Task Force.  Mr. Viswanathan stated that we need to leverage off of the Island’s 
existing strengths, tourism and residential.  Mr. Viswanathan urged the committee to move forward 
as quickly as possible with the Economic Development Corporation.  We have waited a long time.  
Mr. Jim Collett presented statements regarding the status of improved telecommunications on the 
Island.  Mr. Collett stated that a complete telecommunications report will be provided soon. 
Planning Commissioner Terry Ennis stated that we need to determine the skill level that is required.   
It needs to be spelled out in more detail, and we need to start slow.  Chet Williams, Esq., presented 
comments regarding the need for improved telecommunications on the Island.    
 
At the completion of public comments, the staff, the committee, and Town Council discussed 
accountability, a sense of direction, and funding.   The group briefly discussed the size, the function, 
and the responsibilities of an Economic Development Corporation. The organization should be 
linked to but not subservient to the Town.  It should be small (7-9 people).    
 
Mr. Williams stated that we need more information on this – the concept is fine, but he is unsure of 
the direction, the role and the responsibilities that are involved.  More structure is needed.     
 
Mr. Charles Cousins asked about specific parameters. What does Town Council want to accomplish?  
How much latitude do we have in accomplishing that?  Town Council needs to give specific 
direction.  The group briefly discussed roles, responsibilities, budgeting, and resources.  Mayor 
Laughlin stated that all of these issues should be addressed at Town Council’s Workshop in 
December 2011.   
 
Mayor Laughlin stated that he envisions a body (or corporation) that will have a specific focus and 
will bring specific talents and expertise to the work.  The constraint is that they operate within the 
policies established by Town Council and the Comprehensive Plan.  They would be staffed by Town 
staff employees, but they would have a specific mission and the people that would ideally form this 
body (or corporation) will bring specific talents to the table to carry out the mission.  What can we 
do to attract the right kind of economic investment?  How do we react to proposals that are brought 
to us?  Do we have a central point with specific focus and abilities within the context of what we are 
trying to achieve?   
 
Mayor Laughlin stated that the idea that we should be trying to attract investment, and that we 
should be trying to create conditions that will facilitate that, is a brand new concept.  We should have 
a plan in place to accomplish this – but we do not.    
 
Following final discussion by the committee, Mr. Colin recapped staff’s ‘take away’ from today’s 
discussion.  We need to identify some specific sectors that are compatible with Hilton Head Island; 
and we need to look for ways to market or incent those people to want to be here.  Eliminate 
regulatory barriers. 
 
Mr. Colin presented final comments on economic development, serving three functions: 
1) management 
2) single point of contact on economic development – accountability 
3) clearing house for information 
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Following final comments by the committee, the meeting was adjourned. 
 
 

    5)     ADJOURNMENT 
   The meeting was adjourned at 3:45pm. 

 
 
Submitted By:    Approved By: 
 

 
__________________   _________________ 
Kathleen Carlin    Bill Ferguson   
Administrative Assistant   Chairman 
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  TOWN OF HILTON HEAD ISLAND 
    Planning and Development Standards Committee 
    Minutes of Wednesday, October 26, 2011 Meeting    

                                   4:00pm – Benjamin M. Racusin Council Chambers                 DRAFT 
 

 
Committee Members Present: Chairman Bill Ferguson, Mayor Pro Tem Ken Heitzke                    

and Bill Harkins    
 
Committee Members Absent:  None   
 
Council Members Present: George Williams 
       
Town Staff Present:   Anne Cyran, Senior Planner; Nicole Dixon, Senior Planner;  
     Heather Colin, Development Review Administrator 

Kathleen Carlin, Administrative Assistant 
 

1)    CALL TO ORDER 
    Chairman Ferguson called the meeting to order at 4:00p.m. 

 
2)    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. 

 
3)    APPROVAL OF MINUTES  

Mr. Harkins made a motion to approve the minutes of the September 28, 2011 meeting as 
presented. Mr. Ferguson seconded the motion and the motion passed with a vote of 3-0-0.           
 

4)    UNFINISHED BUSINESS 
None  
 

5) NEW BUSINESS 
   ZMA110002:  The Town of Hilton Head Island is proposing to amend the Official Zoning Map by 

changing the zoning designation of two properties located at 32 and 40 Marshland Road from the IL 
(Light Industrial) Zoning District to the RM-4 (Low to Moderate Density Residential) Zoning 
District.  These parcels are further identified on Beaufort County Tax Map 8 as Parcels 8E and 410.   

Ms. Anne Cyran made the presentation on behalf of staff.  The staff recommended that the Planning 
& Development Standards Committee forward the application for the proposed rezoning to Town 
Council with a recommendation for approval.  The Planning Commission met on September 7, 2011 
and October 5, 2011 to review Application for Zoning Map Amendment ZMA110002 and after the 
public hearing on October 5th voted unanimously to recommend that Town Council approve the 
proposed application for rezoning. 
 

   The purpose of the application is to amend the Official Zoning Map by changing the zoning   
designation of two properties located at 32 Marshland Road and 40 Marshland Road from the IL 
(Light Industrial) Zoning District to the RM-4 (Low to Moderate Density Residential) Zoning 
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District. Of the properties proposed to be rezoned, one is currently undeveloped and the other 
contains a single family residence.   

 
The Town initiated this request in order to eliminate a non-conforming use and to ensure that future 
development on these parcels would be consistent with the adjacent residential neighborhood. Staff 
examined this request and determined that based on their location, size and the existing residential 
use, the parcels would be more appropriately rezoned to the RM-4 Zoning District. 

 
Both parcels are directly adjacent to a residential neighborhood, and all of those parcels are located 
in the RM-4 Zoning District. Parcel 410 contains a single family residence, which is not a permitted 
use in the IL Zoning District. The rezoning would make this use conforming. Parcel 410 is 
approximately 0.6 acres in size, which is large enough to develop for two single family residences, 
but it is not large enough to develop for a light industrial use. Parcel 8E is owned by the Town of 
Hilton Head Island. This parcel will be exchanged with Mr. Henry Driessen as part of a Town 
Council approved land swap for property located along Alex Patterson Road in the RM-4 Zoning 
District. 
 
Ms. Cyran presented an in-depth review of the application including the Summary of Facts and 
Conclusions of Law.  Following staff’s presentation and discussion by the Committee, Chairman 
Ferguson requested public comments and none were received.  Following final comments by the 
Committee, Chairman Ferguson requested that a motion be made. 
 
Mr. Harkins made a motion that the Committee forward Application for Zoning Map Amendment 
ZMA110002 to Town Council with a recommendation of approval.  Mayor Pro Tem Heitzke 
seconded the motion and the motion passed with a vote of 3-0-0. 
 
ZMA110005:  A request from Mr. Truitt Rabun, on behalf of Circle K Stores, proposing to apply 
the RFZ (Redevelopment Floating Zone Overlay District) to the existing OL (Office Institutional 
Low Intensity) Zoning District for the properties located at 825 and 827 William Hilton Parkway.  
The site contains a nonconforming structure and several site features and in order to redevelop the 
property, the applicant applied for the RFZ to allow flexibility in certain design standards that 
constrain the redevelopment.  The properties are further identified on Beaufort County Tax Map 12 
as Parcels 19A and 19B.    
 
Ms. Nicole Dixon made the presentation on behalf of staff.  The staff recommended that the    
Planning and Development Standards Committee forward the application for the proposed rezoning 
to Town Council with a recommendation for approval. 
 
The purpose of this application is to apply the RFZ (Redevelopment Floating Zone Overlay District) 
to the existing OL (Office Institutional Low Intensity) Zoning District for the properties located at 
825 and 827 William Hilton Parkway.  The properties contain a Circle K gas station/convenience 
store and a car wash.  The development contains a nonconforming use, a nonconforming structure 
and several nonconforming site features. In order to redevelop the property, the applicant has applied 
for the RFZ to allow flexibility in certain design standards that constrain the redevelopment.     
 
Ms. Dixon stated that the Town received this request from Truitt Rabun, on behalf of Circle K.  The 
staff met with Mr. Rabun and representatives of Circle K several times to discuss potential 
redevelopment options for the site.  It was determined that the RFZ is the only option to allow the 
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redevelopment of the site in this manner, while still retaining some nonconformities.  The purpose of 
the RFZ is to allow property to redevelop in a manner that is more flexible than design standards in 
the Land Management Ordinance (LMO) require of new development.  Circle K currently leases the 
gas station property and is under contract to purchase the car wash property. Once purchased, Circle 
K plans to demolish the car wash and expand the gas station by adding a second fueling canopy and 
improving the vehicular circulation and parking for both sites.  The staff reviewed this request and 
determined that the application is consistent with the Comprehensive Plan and the RFZ criteria in the 
LMO.   
 
The applicant states in the narrative that the current site is cramped and is in serious need of 
vehicular circulation and parking improvements.  Presently fuel tankers and delivery trucks are 
forced to back into a busy William Hilton Parkway because there is not an adequate loading space or 
drive aisle for deliveries.  The applicant states that vehicular circulation and access will be greatly 
improved with the proposed redevelopment.   
 
The applicant also states that the proposed application for the RFZ will decrease nonconformities in 
land use and design standards and will allow for the overall enhancement of the site.  The proposed 
redevelopment will be no more intense than what exists on site currently because they will be 
demolishing the car wash and adding a fueling station. While some of the existing construction that 
remains will still be non-compliant, all new construction and modified existing construction will 
conform to the standards allowed under the RFZ. The applicant believes that when the proposed 
project is complete, the redeveloped site will improve the aesthetics, functionality and safety of the 
site’s operations. 
 
Ms. Dixon presented an in-depth review of the application including the Findings of Fact and 
Conclusions of Law.  Following the staff’s presentation, Chairman Ferguson requested that the 
applicant make his presentation. 
 
The applicant, Mr. Truitt Rabun, presented statements in support of the application.  The Committee 
and the applicant discussed the project. Following the applicant’s presentation, Chairman Ferguson 
requested public comments. 
 
Councilman George Williams presented brief comments in support of the application.  Following 
final discussion by the Committee, Chairman Ferguson requested that a motion be made.   
 
Mayor Pro Tem Heitzke made a motion that the Committee forward Application for Zoning Map 
Amendment, ZMA110002, to Town Council with a recommendation of approval.  Mr. Harkins 
seconded the motion and the motion passed with a vote of 3-0-0. 
                

6. COMMITTEE BUSINESS 
 Approval of the Planning and Development Standards Committee Meeting Schedule for 2012 
  Mayor Pro Tem Heitzke made a motion to approve the Planning and Development Standards 

Committee Meeting Schedule for 2012 as presented by the staff.  Mr. Harkins seconded the motion 
and the motion passed with a vote of 3-0-0. 
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   7.     ADJOURNMENT 

   The meeting was adjourned at 4:20pm. 
 
 

Submitted By:    Approved By: 
 
 
__________________   _________________ 
Kathleen Carlin    Bill Ferguson   
Administrative Assistant   Chairman 
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  TOWN OF HILTON HEAD ISLAND 
    Planning & Development Standards Committee 

     Minutes of Wednesday, February 22, 2012 Meeting    
                                     4:00pm – Benjamin M. Racusin Council Chambers                 DRAFT 

 
 
Committee Members Present: Chairman Bill Ferguson and Mayor Pro Tem Ken Heitzke                        
 
Committee Members Absent:  Bill Harkins    
 
Council Members Present: None  
       
Town Staff Present:   Marcy Benson, Senior Grants Administrator  
     Kathleen Carlin, Administrative Assistant 
 
 

1.    CALL TO ORDER 
    Chairman Ferguson called the meeting to order at 4:15p.m. 

 
2.    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. 

 
3.    APPROVAL OF MINUTES  

Chairman Ferguson stated that approval of the minutes of the October 17, 2011 special meeting and 
the approval of the October 26, 2011 regular meeting is deferred to the March 28, 2012 meeting.           
 

4.    UNFINISHED BUSINESS 
None  
 

5.    NEW BUSINESS 
    Annual Fair Housing Resolution Proclaiming April Fair Housing Month 

   Ms. Marcy Benson made the presentation on behalf of staff.  The staff requested that the Committee 
recommend to Town Council approval of the Fair Housing Resolution.   

 
Ms. Benson stated that in order for the Town to be eligible to participate in any future Community 
Development Block/Economic Development Grants (CDBG) it is required to certify that it will 
undertake an action to affirmatively further fair housing.  By approving and advertising this 
Resolution the Town will have satisfied this requirement.  The Resolution is modeled on a 
recommended format provided by the Lowcountry Council of Governments, which has been used 
previously by the Town.     

 
April is recognized as National Fair Housing Month.  In order to participate in future CDBG 
programs it is necessary for the Town to certify that it supports the rights of all individuals, 
regardless of race, color, religion, sex, national origin, disability or familial status to fair housing 
opportunities.  This resolution is one of the actions that will satisfy this requirement.   
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Following the staff’s presentation, the Committee discussed the Fair Housing resolution.  Following 
their discussion, Chairman Ferguson requested that a motion be made. 

   
Mr. Heitzke made a motion that the Committee should forward the Fair Housing Resolution to 
Town Council with a recommendation of approval.  Chairman Ferguson seconded the motion and 
the motion passed with a vote of 2-0-0. 
 

 
   7.     ADJOURNMENT 

   The meeting was adjourned at 4:30pm. 
 
 

Submitted By:    Approved By: 
 
 
__________________   _________________ 
Kathleen Carlin    Bill Ferguson   
Administrative Assistant   Chairman 
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TO: Planning & Development Standards Committee 
VIA: Teri Lewis, AICP, LMO Official 
CC: Charles Cousins, AICP, Director of Community Development 
FROM: Shea Farrar, Senior Planner 
DATE: March 14, 2012 
SUBJECT: Proposed Ordinance No. 2012-08 

 
Recommendation:  The Planning Commission held a public hearing on March 7, 2012 and 
voted unanimously to recommend that Town Council approve the requested rezoning.  
 
Staff recommends that the Planning and Development Standards Committee forward the 
application for the proposed rezoning to Town Council with a recommendation of approval.  
 
Summary: The purpose of this application is to change the Town’s Official Zoning Map by 
amending the Palmetto Dunes Resort Master Plan to change the land uses permitted on three 
parcels, located near the corner of William Hilton Parkway and Queens Folly Road to “Office”, 
“Office/Maintenance” and “Government Facilities/Parks and Open Areas”. 
 
Background: The Town initiated this request as a result of land use changes associated with an 
agreement that was executed between the Town, Palmetto Dunes Property Owner’s Association 
(PDPOA) and Greenwood Communities and Resorts to sell the existing fire station property to 
PDPOA and acquire the access needed to another Town property for the relocation of Fire 
Station 6. The zoning and land uses assigned to the subject properties must be changed to 
facilitate this development.  The approval of this rezoning will benefit both Palmetto Dunes and 
the Town. The Palmetto Dunes community will benefit by having its POA administration and 
security offices located at the entrance to the community, along with a new pass office. The 
Town will benefit by being able to relocate Fire Station 6 to a site that has better access and is of 
adequate size for the fire station design.   
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AN ORDINANCE OF THE TOWN OF HILTON HEAD ISLAND 
 
ORDINANCE NO. 2012-    PROPOSED ORDINANCE NO. 2012-08 
 
 AN ORDINANCE TO AMEND TITLE 16, THE LAND MANAGEMENT 

ORDINANCE, OF THE MUNICIPAL CODE OF THE TOWN OF HILTON 
HEAD ISLAND, SOUTH CAROLINA, BY AMENDING SECTION 16-4-102, 
THE OFFICIAL ZONING MAP, SPECIFICALLY AMENDING TAX MAP 12, 
PARCELS 19 AND 347A AND TAX MAP 15 PARCEL 2 TO PLANNED 
DEVELOPMENT MIXED USE DISTRICT WITH SPECIFIC USE AND 
DENSITY STANDARDS UNDER THE PALMETTO DUNES RESORT 
MASTER PLAN (PD-1); AND PROVIDING FOR SEVERABILITY AND AN 
EFFECTIVE DATE. 

 
 WHEREAS, on July 21, 1998, the Town Council did amend Title 16 of the Municipal 
Code of the Town of Hilton Head Island by enacting a revised Land Management Ordinance (the 
“LMO”); and 
 
 WHEREAS, the Town Council now finds that, upon further review, it is in the public 
interest that the subject three properties be rezoned into the Planned Development Mixed Use 
District with specific use and density standards under the Palmetto Dunes Resort Master Plan; and 
 
 WHEREAS, this zoning change would be compatible with surrounding land uses and 
neighborhood character, would not be detrimental to the public health, safety and welfare, and, 
further, would be in conformance with the Comprehensive Plan; and 
 
 WHEREAS, the Planning Commission held a public hearing on March 7, 1012, at which 
time a presentation was made by staff and an opportunity was given for the public to comment on 
the rezoning request; and 
 
 WHEREAS, the Planning Commission, after consideration of the staff report, public 
comments, and the criteria set forth in Section 16-3-1505 of the LMO, voted unanimously to 
recommend to Town Council that the rezoning request be approved; and 
 
 WHEREAS, the Planning and Development Standards Committee held a public meeting on 
March 28, 2012, at which time a presentation was made by staff and an opportunity was given for 
the public to comment on the rezoning request; and 
 
 WHEREAS, the Planning and Development Standards Committee, after consideration of 
the staff report, public comments, and the criteria set forth in Section 16-3-1505 of the LMO, voted 
<<MOTION>> to Town Council that the rezoning request be<<MOTION>>; and 
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NOW, THEREFORE, BE IT ORDERED AND ORDAINED BY THE TOWN COUNCIL OF 
THE TOWN OF HILTON HEAD ISLAND, SC; AND IT IS ORDAINED BY SAID 
AUTHORITY OF COUNCIL: 
 
Section 1.  Amendment.     That the official zoning map of the Town of Hilton Head Island, as 
referenced by Section 16-4-102 of the Land Management Ordinance, be, and the same hereby 
amended as follows: Tax Map 12, Parcel 19 is rezoned to PD-1 with a land use designation of 
“Government Facilities/Parks and Open Areas” with 13,800 square feet of density.  Tax Map12, 
Parcel 347A is rezoned to PD-1 with a land use designation of “Office”. Tax Map 15, Parcel 2 is 
rezoned to   PD-1 with a land use designation of “Office/Maintenance”.  
 
Section 2.  Severability.  If any section, phrase, sentence or portion of this Ordinance is for any 
reason held invalid or unconstitutional by any court of competent jurisdiction, such portion shall be 
deemed a separate, distinct and independent provision, and such holding shall not affect the validity 
of the remaining portions thereof. 
 
Section 3.  Effective Date.  This Ordinance shall be effective upon its adoption by the Town 
Council of the Town of Hilton Head Island, South Carolina. 
 
 PASSED, APPROVED, AND ADOPTED BY THE COUNCIL FOR THE TOWN OF 
HILTON HEAD ISLAND ON THIS   _DAY OF   _____ 2012. 
 
  

THE TOWN OF HILTON HEAD 
ISLAND, SOUTH CAROLINA  

 
 
 _____________________________ 
 Drew A. Laughlin, Mayor 
 
ATTEST: 
 
__________________________ 
Cori Brock, Town Clerk 
 
 

 
Public Hearing: March 7, 2012   
First Reading:    
Second Reading:    
 
 
Approved as to form: 
 
 
__________________________ 
Gregory M. Alford, Town Attorney  
 
Introduced by Council Member: __________________________ 
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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 

 
Case #: Name of Project: Public Hearing Date: 

ZMA120002 Fire Station #6 (Palmetto Dunes) March 7, 2012 

 
Applicant/Agent 

Town of Hilton Head Island 
One Town Center Court 

Hilton Head Island, SC 29928 

 
Parcel Data 

Property A: Town Property Proposed for Fire Station, Tax Map 12, Parcel 19 
Existing Zoning District: OL (Office/Institutional) with 8,000 square feet of density for “Office” 
uses or 6,000 square feet of “Other” and PD-1 (Planned Development Mixed Use District) as part 
of the Palmetto Dunes Master Plan Assigned Land Use: “Outdoor Entertainment/Recreation” with 
no density.  
Proposed Zoning District: PD-1 with land use designations of “Government Facilities/Parks and 
Open Areas” with 13,800 square feet of density.   
Applicable Overlay Districts: COR 
 
Property B: Existing Fire Station Six Property, Tax Map12, Parcel 347A 
Existing Zoning District: PD-1within the Palmetto Dunes Master Plan designated as: “HHI Fire 
Station”.  
Proposed Zoning District: PD-1 with a land use designation of “Office”. 
Applicable Overlay Districts: COR 
 
Property C: Palmetto Dunes Maintenance Parcel, Tax Map 15, Parcel 2 
Existing Zoning District: PD-1 within the Palmetto Dunes Resort Master Plan designated as “PDR 
Maintenance”.  
Proposed Zoning District: PD-1 with land use designation of “Office/Maintenance”.  
Applicable Overlay Districts: COR 

 
Application Summary 

ZMA120002 - The Town of Hilton Head Island is proposing to amend the Town’s Official 
Zoning Map by amending the Palmetto Dunes Resort Master Plan to change the land uses 
permitted on three parcels, located near the corner of William Hilton Parkway and Queens Folly 
Road. A portion of one property is currently zoned OL, Office/Institutional, and will be 
incorporated into the PD-1 Zoning District as part of the Palmetto Dunes Resort Master Plan. The 
remainder of properties are currently zoned PD-1 within the Palmetto Dunes Resort Master Plan 
and assigned land uses of “HHI Fire Station”, “PDR Maintenance” and “Outdoor 
Entertainment/Recreation.” These designations will be changed to “Office”, “Office/Maintenance” 
and “Government Facilities/Parks and Open Areas” with associated density of 13,800 sq ft as 
shown on Attachment “A”.  
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Background: 

Fire Station 6 is located near the entrance to Palmetto Dunes Resort on Queen’s Folly Road. This 
facility was identified for replacement in the Town’s 2012 Capital Improvements Program based 
on recommendations from the Town’s Fire and Rescue Master Plan.  The existing property would 
not accommodate the design that the Town uses for new fire stations, so alternative scenarios were 
explored. This resulted in an agreement between the Town, Palmetto Dune’s Property Owner’s 
Association (PDPOA) and Greenwood Communities and Resorts (GCR) to sell the existing fire 
station property to PDPOA and acquire the access needed to another Town property, better suited 
for the fire station. This will benefit both Palmetto Dunes and the Town. The Palmetto Dunes 
community will benefit by having its POA administration and security offices located at the 
entrance to the community, along with a new pass office. The Town will benefit by being able to 
relocate Fire Station 6 to a site that has better access and is of adequate size for the new fire station 
design. In order for the proposed uses to be permitted on the applicable properties, the Town is 
proposing to rezone all properties to PD-1 as part of the Palmetto Dunes Resort Master Plan and to 
assign the appropriate land use designations.  
The density associated with the OL Zoning District will also be incorporated into the   PD-1 
Zoning District for use with the development of the new fire station. No other density changes are 
proposed.   

 
Summary of Facts and Conclusions of Law: 

Findings of Facts: 
 

o Notice of the Application was published in the Island Packet on February 5, 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 March 7, 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: 
 
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 criteria:   

 
Summary of Facts and Conclusions of Law: 
Criteria 1:  Consistency (or lack thereof) with the Comprehensive Plan (LMO Section 16-3-
1505A): 
 
Findings of Facts:   

 
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. 
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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. 

 
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 is 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 8.9 – 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 8.3– Planned Unit Developments (PUDs)  

A. Consider flexibility within the PUDs to address appropriate commercial or service land 
uses in areas with a high residential concentration.  

 
Implementation Strategy 8.6 – Build-out 

A. Consider flexibility within the Land Management Ordinance to address future 
development and redevelopment needs.  
 

Community Facilities Element 
 
Implementation Strategy 6.2 – Town Government 

A. Review the scope of Town government to determine if any increases or decreases 
should be made to the services that are provided by the Town.  
 

Implementation Strategy 6.2 – Town Government 
C. Ensure that adequate facilities are available to continue the high level of services 
offered by the Town.  
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2004 Town of Hilton Head Island Fire and Rescue Master Plan 
 
Recommendations for Locations 

It is recommended that Fire Station 1 and Fire Station 6 undergo significant updating or 
replacement. 
 

Conclusions of Law: 
 

o Staff concludes that this application is consistent with the Town’s Comprehensive Plan, to 
which the 2004 Fire and Rescue Master Plan is an appendix,  as described in the 
Community Facilities, Economic Development and Land Use Elements as set forth in 
LMO Section 16-3-1505A.  

o The proposed rezoning provides the flexibility that is needed in the regulation of 
land use within the PD-1 District to allow for the designation of an appropriate 
mix of land uses in the appropriate locations to meet the needs of the population 
and improve the quality of life on the Island.  

o The proposed rezoning will help promote redevelopment of Fire Station 6, an 
aging structure that no longer meet current market demands.  

 
o The proposed rezoning will help ensure that adequate facilities are available to 

continue the high level of services offered by the Town by approving the land 
uses needed to support the development of a new and modernized Fire Station 6.  

 
Summary of Facts and Conclusions of Law: 
Criteria 2:  Compatibility with the present zoning and conforming uses of nearby property and 
with the character of the neighborhood (LMO Section 16-3-1505B): 
 
Findings of Facts:  
 

o The area in which the subject properties are located is near the entrance to Palmetto Dunes 
Resort. Present conforming uses on nearby properties include multi-family, office, church, 
golf course, maintenance area, and government facility (Fire Station 6).  

o The purpose of the PD-1 District is to recognize the existence of unique mixed use 
Planned Unit Developments. (LMO Section 16-4-209).  

o The purpose of the OL District is to “establish areas between major commercial areas that 
are 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 16-4-216) 

o The subject properties are currently zoned OL and PD-1 with the following assigned land 
uses: “Outdoor Entertainment/Recreation”, “HHI Fire Station” and “PDR Maintenance”.  
 

Conclusion of Law: 
 

Staff concludes that the land uses proposed by this amendment are 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. The properties are currently 
developed with conforming uses that are compatible with the conforming uses of nearby 
properties and with the character of the neighborhood.  
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Summary of Facts and Conclusions of Law: 
Criteria 3:  Suitability of the property affected by the amendment for uses permitted by the district 
that would be made applicable by the proposed amendment (LMO Section 16-3-1505C): 
 
Findings of Facts:  
  

o The purpose of the PD-1 District is to recognize the existence of unique mixed use 
Planned Unit Developments. (LMO Section 16-4-209) 

o This rezoning would result in all properties being located in the PD-1 District with the 
following assigned land uses: “Government Facilities/Parks and Open Areas”, “Office” 
and “Office/Maintenance”.  

o One of the properties is split between the OL and PD-1 Zoning Districts. This rezoning 
will result in the 2.3 acres of that property currently zoned OL being rezoned to the PD-1 
Zoning District.  The associated density from the OL portion of the property of 13,800 
square feet will be incorporated into the Palmetto Dunes Resort Master Plan for this 
property.  

 
Conclusion of Law: 

The approval of this application will provide the flexibility that is desired for land use 
designations in the PD-1Zoning District by approving the uses and density necessary for 
the proposed redevelopment project.  

 
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: 
 

o Approximately 22 acres are located in the PD-1 District with the following assigned land 
uses: “Outdoor Entertainment/Recreation”, “HHI Fire Station” and “PDR Maintenance”.  

o Approximately 2.3 acres are located in the OL District.  
o All property has been developed with the exception for one property zoned PD-1as 

“Outdoor Entertainment/Recreation” and OL. 
o The Town purchased this property in 2001 to preclude additional commercial 

development in the area because of the property’s proximity to residential areas and 
frontage along William Hilton Parkway.  

 
Conclusion of Law: 
 

The properties are suitable for uses permitted in the current district, with the exception of 
the Town owned property that permits “Outdoor Entertainment/ Recreation” and the OL 
District property.  This property was purchased by the Town to preclude these types of 
development.   

 
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 The subject properties are currently zoned OL and PD-1 with the following assigned land 
uses: “Outdoor Entertainment/Recreation”, “HHI Fire Station” and “PDR Maintenance”.  

o This rezoning would result in all properties being located in the PD-1 District with the 
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following assigned land uses: “Government Facilities/Parks and Open Areas”, “Office” 
and “Office/Maintenance”.  

 
Conclusion of Law: 
 

The land use designations that would result from this rezoning are more generalized and 
could result in flexibility that may increase the marketability of the properties.  

 
Summary of Facts and Conclusions of Law: 
Criteria 6:  Availability of sewer, water and stormwater facilities generally suitable and adequate 
for the proposed use (LMO Section 16-3-1505F): 
 
Findings of Facts: 
   

o The subject properties have water and sewer service provided by Broad Creek Public 
Service District.  

o A portion of the properties affected were included in the stormwater master plan for 
Palmetto Dunes.  The area currently zoned OL, if developed, must meet all the 
requirements of the LMO.  

 
Conclusion of Law: 
 

Staff concludes that these properties either have or will have in the future available sewer, 
water and stormwater facilities that are suitable and adequate for the proposed uses as set 
forth in LMO Section 16-3-1505F.   

 
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 

  
 
February 20, 2012 

Shea Farrar  DATE 
Senior Planner   
 
REVIEWED BY: 
 
TBL 

  
 
February 20, 2012 

Teri B. Lewis, AICP  DATE 
LMO Official    
 
REVIEWED BY: 
 
JL 

  
 
February 20, 2012 

Jayme Lopko, AICP  DATE 
Senior Planner & Planning Commission 
Coordinator  

  

 
 

ATTACHMENTS: 
A) Vicinity Map 
B) Resulting Land Uses Map 
 



Vicinity 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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ZMA120002 - ATTACHMENT A

Properties for Rezoning 
         A- Town-owned Property - New Fire Station
         B- Current Fire Station 6 - New PDPOA Offices
         C- Greenwood Maintenance Area
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Resulting Zoning: PD-1 with the following land use designations: 
          A- "Government Facilities/Parks and Open Areas"
         B- "Office"
         C- "Office/Maintenance"

Attachment B- Resulting Land Uses
Fire Station 6 Relocation 

Town of Hilton Head Island  
February, 2012
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