
 - 1 - 

   TOWN OF HILTON HEAD ISLAND 
                                                   Planning Commission 

                              Minutes of the Special Friday, June 8, 2012 Meeting      APPROVED            
                                        9:00a.m. – Benjamin M. Racusin Council Chambers  
 
 
Commissioners Present:   Chairman Loretta Warden, Vice Chairman Tom Lennox, Alex Brown, 

David Bennett, Bryan Hughes, Gail Quick and Barry Taylor    
 
Commissioners Absent:   Terence Ennis and Jack Docherty, Excused 
  
Town Council Present:     Lee Edwards, Bill Harkins and George Williams  
 
Town Staff Present:          Heather Colin, Development Review Administrator  

      Shawn Colin, Comprehensive Planning Division Manager 
      Jayme Lopko, Senior Planner & Planning Commission Coordinator 
      Kathleen Carlin, Secretary & Administrative Assistant   
  

  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 Town of Hilton Head Island requirements. 

  5.  Approval of Agenda                                                                                                                   
  The agenda was approved as presented by general consent. 

  6.  Approval of Minutes                                                                                                                        
None                                                                                                 

  7.  Appearance by Citizens on Items Unrelated to Today’s Agenda                                                      
  None 

 8. Unfinished Business                                                                                                                        
None 

  9.       New Business   
            Public Hearing 

ZMA120006 ‐ Shelter Cove Towne Centre, LLC has applied to amend the Official Zoning   
Map by amending the Palmetto Dunes Resort Master Plan to change the land uses and 
associated density permitted on the parcels, located at the Mall at Shelter Cove and a portion 
of the adjacent Shelter Cove Community Park parcel. The properties are identified on 
Beaufort County Tax Map 12B as parcel 26 and a portion of parcel 2 on Beaufort County 
Tax Map 12C.  Chairman Warden introduced the application and opened the public hearing.  
Chairman Warden then requested that the staff make their presentation. 
 
Ms. Heather Colin made the presentation on behalf of staff.  Ms. Colin stated that today’s 
review will be the first step in what will be many public hearings and reviews for 
redevelopment of the Mall at Shelter Cove.  Each of the reviews will cover a number of 
different aspects as there are several different issues involved in the redevelopment plans.   
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The Planning Commission is meeting today to discuss the zoning map amendment and the 
particular changes and modifications that are requested to the Palmetto Dunes Resort Master 
Plan.    
 
Mr. Don Barnett, on behalf of Shelter Cove Towne Center, has submitted a request to amend 
the Palmetto Dunes Master Plan to facilitate the development of a mixed use commercial 
development that includes general commercial uses, a grocery store with an associated fuel 
center, multi-family residential dwelling units (apartments), community park space, 
commercial kiosks and a liquor store to be included as part of the overall Shelter Cove Mall 
redevelopment.   
 
Ms. Colin presented an in-depth overhead review of the application including the master 
plan, a site analysis, the applicant’s narrative, and review of the conceptual site plans.    
The applicant seeks to amend the master plan by decreasing the total commercial density 
from 314,000 square feet (of which 46,000 square feet will be limited to cinema complex and 
268,000 square feet for ‘Mall at Shelter Cove’ and Community Service uses) to 295,000 
square feet of general commercial uses, of which no more than 1,500 square feet can be used 
for up to 10 kiosks; and to add 210 multi-family dwelling units (134 units on parcel 12 and 
76 units on parcel 26); and to add the uses of Community Park, Liquor Store and Gas Sales. 
 
The master plan for Palmetto Dunes Resort was initially approved by Beaufort County in 
1975 and was subsequently approved by the Town when Hilton Head Island incorporated in 
1983.  This plan did not assign site specific densities; but rather, the amount of commercial 
square footage and/or acreage that could be developed within the entire master plan was 
limited to 750,000 square feet or 110 acres.  
 
In 1986, the plan was amended to assign the density to specific parcels and the Mall site was 
assigned 235,000 square feet and the Mall out-parcels were assigned 16,000 square feet; the 
common space in the mall (hallways, etc) was determined by the Planning Commission to 
not count toward the assigned density; a total of 251,000 square feet for the total area. 

 
In 1992, an Order of Settlement related to a court case transferred 12,300 square feet from 
Outparcels I and II, and Parcel C to the larger Mall parcel (247,300 total square feet) and 
restricted Outparcel II and Parcel C to no vertical construction.  Outparcel II, retained 3,700 
square feet of commercial density, still retaining a total of 251,000 square feet of commercial 
density for the entire site. 

 
In 1998, a rezoning was approved that transferred 23,000 square feet of density from 
elsewhere in the PUD and required that all of the parcels (Outparcels I, II, and Parcel C) be 
combined to one.  This resulted in a total of 274,000 square feet of commercial density 
(247,300 sq ft + 3,700 sq ft + 23,000 sq ft)  

 
On July 7, 2009, Town Council approved the request to amend the master plan for the Mall 
(adding 40,000 sq ft) property for a total of 314,000 square feet of commercial uses, of which 
46,000 square feet was to be designated particularly for cinema complex use and to allow 
community service uses in addition to commercial uses except as limited in LMO 16-4-209.  
This is the current zoning and master plan designation for the property. 

 
When the mall was sold to the present owners, the developers, Blanchard & Calhoun began a 
dialogue with Town staff on their conceptual plans.  Several different plans were drafted and 
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discussed with the intention of drafting the best plan for the developer and the community.  
During this dialogue the idea of a possible land swap with the Town was discussed in order 
to provide a better public space, which highlighted the natural and environmental assets of 
Broad Creek and better integrated the commercial development and the public space.   
 
In order to accomplish this, the portion of the current Shelter Cove Community Park between 
the Veteran’s Memorial and the Mall is requested to be assigned 134 multi-family dwelling 
units.  This portion of the property is part of a larger piece that is zoned PD-1 with the 
designation of Community Park.  

 
In January 2004, through an administrative rezoning, the existing Shelter Cove Community 
Park was approved as Community Park with 6,000 square feet per net acre to be consistent 
with the PR district regulations as specified in LMO 16-4-1601 from the previous 
designation of 257 dwelling units.  A portion of this property as shown in the attachments is 
proposed to be amended to include a designation of 134 multi-family dwelling units 
(apartments). 
 
The applicant’s narrative and application materials describe the planned developments and 
this particular property as being appropriate for a mix of uses.  This application proposes just 
that, a mix of commercial uses, park and multi-family residential.  They state that the original 
plans for the district and the Mall parcel designate the back portion of the property for 180 
multi-family units.   
 
The applicant states that this development will revitalize the mall by opening up views to the 
marsh, provide the community with apartments which are currently in a limited supply on the 
island, that would have views to the marsh and take advantage of the mixed use concept of 
close proximity to commercial and public open space.  The mall will be redeveloped to an 
open air series of retail shops, offices, and multi-family dwelling units.  The addition of a 
public park will create a significant, flexible, functional and usable open space which will 
provide a sense of place for the community. 
 
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 following Findings of Fact and 
Conclusions of Law.   

 
Staff recommended that the Planning Commission recommend approval to Town Council of 
this application, which includes amending the Official Zoning Map by amending the 
Palmetto Dunes Resort Master Plan for the Mall parcel, indicated as ‘Portion 1’ to 
“Commercial, excluding uses restricted by LMO 16-4-209, but permitting Liquor Stores and 
Gas Sales”, “Multifamily” and “Community Park” with an allocated 295,000 square feet of 
commercial density (with no more than 1,500 square feet used for 10 kiosks) and 76 multi-
family residential units.    

 
Town staff further recommended that ‘Portion 2’, the existing Town-owned portion, be 
amended to Multifamily and Community Park with an allocated 134 residential units. 
 
 
 
Following the staff’s presentation and discussion by the Planning Commission, Chairman 
Warden requested that the applicant make his presentation.   
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Mr. Mark Senn, with Blanchard & Calhoun, presented statements in support of the 
application.  Mr. Senn discussed his professional involvement in the redevelopment plans for 
this property.  Mr. Senn discussed the conceptual plans for the park and the residential 
component.  Mr. Wes Jones, Esq., presented statements regarding the residential component.  
Mr. Jones stated that there is a great need for apartments on the island.  Mr. Senn presented 
statements regarding the ownership of the apartments.  Following the applicant’s 
presentation, Chairman Warden requested public comments and the following were received:   
 
Mr. Philip Schembra presented comments in overall support of the application particularly 
regarding the need for high-end apartments.  Ms. Suzanne Coffin, Newport Board Member, 
presented statements in concern of the density of the project and the potential loss of mature 
trees.  At the completion of public comments, Chairman Warden stated that the public 
hearing for this application is closed.   
 
The Planning Commission discussed the application.  Commissioner Quick and Vice 
Chairman Lennox complimented the thoroughness of the staff’s report and presentation.   
Commissioner Hughes inquired about plans for a playground in the community park.  Ms. 
Colin stated that a playground will most likely be considered.  The Planning Commission 
complimented the developers and stated their support of the conceptual plans.  Following 
final comments by the Planning Commission, Chairman Warden requested that a motion be 
made. 
 
Vice Chairman Lennox made a motion to approve application for Zoning Map Amendment 
ZMA120006 as presented.  Commissioner Quick seconded the motion and the motion 
passed with a vote of 7-0-0. 
 
Public Hearing 
PPR120003 – Application for Public Project Review from the Town of Hilton Head Island 
for pathways, a community park, and road modifications, including on street parking at the 
Mall at Shelter Cove and portions of Shelter Cove Lane at Shelter Cove Community Park.  
Chairman Warden introduced the application and opened the public hearing.  Chairman 
Warden then requested that staff make their presentation. 
 
Ms. Heather Colin made the presentation on behalf of staff.  The staff recommended that the 
Planning Commission find this application to be compatible with the Town’s Comprehensive 
Plan for location character and extent based on the Findings of Facts and Conclusions of Law 
as determined by the LMO Official.  The staff recommended approval of the project.  
 
The application for Public Project Review from the Town of Hilton Head Island is for new 
pathways, road modifications to Shelter Cove Lane, including on-street parking, and the 
relocation of a portion of Shelter Cove Community Park as a part of the redevelopment of the 
Mall at Shelter Cove.  
 
The Town of Hilton Head Island is collaborating with the owners of Shelter Cove Mall to 
redevelop the Mall property and a portion of Shelter Cove Park into a mixed use 
development with a public waterfront park. The park will be relocated to a more central 
location in the project. To accommodate the new park location, Shelter Cove Lane will be 
moved away from Broad Creek and new multi-use pathways will provide connections along 
the frontage of William Hilton Parkway and Broad Creek. 
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The project will be designed to complement the character of the Shelter Cove area and will 
take better advantage of frontage along Broad Creek.  A new linear park will extend along 
the frontage of the creek with standard pathway connections to other existing pathways.  The 
relocation of Shelter Cove Lane will create a new waterfront drive designed for on-street 
parking and pedestrian friendly streetscape improvements consistent with those in the 
development or with current Town standards.   
 
Ms. Colin and the Planning Commission discussed several issues including plans for parking.  
Mr. Shawn Colin presented statements regarding parking for the park. On-street parking and 
shared parking will be provided.  Following staff’s presentation, Chairman Warden requested 
public comments and the following were received: 
 
Mr. Mark Senn presented comments regarding on-street parking which must be approved by 
the Shelter Cove Board.  Mr. Charles Davis, President of the Shelter Cove Board, 
complimented the high quality redevelopment plans.  Ms. Barbara Hall, Newport resident, 
stated her concern with the development’s proposed apartments and amenities.  The 
apartments should be high-end.  Ms. Hall also stated that the proposed gas station and liquor 
store are not appropriate for this location.  Ms. Dottie Shebel, Newport resident, stated her 
concern with the proposed location of the apartments and amenities.  Mr. Aubrey Vaughn, 
Newport resident, presented statements regarding on-street parking, the burial of power lines, 
the land swap and the location of the park.  Mr. Vaughn stated that a gas station is not needed 
in this location.  Mr. Bob Hullahan presented statements in concern of relocating the power 
lines.  Mr. Bob Prust, area business owner, presented statements regarding the relocation of 
the park.   Mr. Senn responded to comments regarding the transition of the park.  The 
existing park will remain open until the new park is finished. It will be a phasing process.  
Mr. Pete Clark, Queen’s Grant property owner, presented statements regarding the regulation 
of amenities for apartments.  Ms. Colin stated that the Town has no authority over amenities.  
Mr. Senn presented comments regarding this issue on behalf of the developers.  Mr. Paul 
Daniels, local realtor and citizen, presented comments regarding the land swap issue.    
 
Ms. Colin stated that today’s review is just for the public elements (relocating the park, 
relocating the road, and adding some on-street parking and pathways).   Information 
regarding the site plan issues and design details will be provided to the public at future 
meetings.  
 

  At the completion of public comments, Chairman Warden stated that the public hearing for 
this application is closed.  Following final discussion by the Planning Commission, Chairman 
Warden requested that a motion be made.   

 
Commissioner Bennett made a motion to approve application for Public Project Review 
PPR120003 as presented.  Commissioner Taylor seconded the motion and the motion passed 
with a vote of 7-0-0. 

 
10. Commission Business                             

None            
                                                                                                                     

11. Chairman’s Report                           
None                      
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12.       Committee Reports  
   None 
13. Staff Reports                                                                                                                                    

None                                                                                                                     

14.     Adjournment                                                                                                                           
 The meeting was adjourned at 10:25a.m.  

 
Submitted By:    Approved By:   June 20, 2012 
 
 

          __________________    _______________ 
          Kathleen Carlin  Loretta Warden                                         
          Administrative Assistant  Chairman  


