
  
 

 

Shell Hall – Master Plan Amendment  Town Council 

TOWN COUNCIL 

STAFF REPORT 

Department of Growth Management 
 

MEETING DATE: August 11, 2015 

PROJECT: 
Amendment to the Approved Master Plan for Shell 

Hall 

PROJECT 

MANAGER: 
Kendra Lelie, AICP, Assistant Director 

Growth Management Department 

 

REQUEST:  The Planning Commission recommends Town Council approve a request 

from Carolina Engineering Consultants, Inc on behalf of K. Hovnanian Homes at Shell 

Hall, LLC for an Amendment to the approved Master Plan for Shell Hall. 

 

INTRODUCTION:  The applicant is requesting an amendment to the Shell Hall Master 

Plan which will include Phase III (final phase) of the three (3) phase project.    More 

specifically, this amendment includes: 

 

1. Creation of 69 additional residential lots which results in a total of 251 lots.  This 

is a reduction of 13 lots from the permitted maximum of 264 lots.  The residual 

13 units are reserved for residents wishing to add a mother-in-law suite. 

2. Provision for a future access to Bluffton Parkway including a potential cross 

connection allowing the neighboring community, Pinecrest, future access to 

Bluffton Parkway. 

3. Incorporation of three (3) stormwater lagoons. 

4. Establish roadway and pedestrian network to serve residential lots. 

 

BACKGROUND:  Shell Hall is located in the eastern tract of the Buckwalter PUD, which 

was approved in April 2000 consisting of 120.7 acres.  The Shell Hall Master Plan was 

originally approved by the Town Council in September 2001 which included 264 lots of 

which 200 were planned as single family dwellings and 64 were planned as mother-in-

law suites.  Town Council approved an amendment to the original Master Plan in 2009 

which included the following revisions: 

 

 Addition of an electronic gate at the entrance of Shell Hall; 

 Removal of vehicular interconnectivity from Pinecrest in Phase III; 

 Removal of vehicular interconnectivity from Cross Outreach Ministries1; 

 Restriction of pedestrian access between Shell Hall and Pinecrest; 

 Addition of 10 lots in Phase I; 

 Addition of a park in Phase I; 

                                                 

1
 The original Master Plan only required pedestrian connectivity, however, the roadway was stubbed to the Church of the 

Cross property allowing for vehicular access. 
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 Replacement of planned open space areas in Phase II with stormwater 

lagoons; 

 Addition of 25 lots in Phase II; and 

 Removal of Phase III lot layout and labeling as ‘Future Development’. 

 

Shell Hall is designed as a traditional neighborhood development with village themed 

residential structures centered on a community square which includes recreational 

amenities.  The neighborhood receives ingress and egress access from Buckwalter 

Parkway.  

 

TOWN COUNCIL ACTIONS:  The Town Council has the authority to take the following 

actions with respect to the application: 

 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 

3. Deny the application as submitted by the Applicant. 

 

REVIEW CRITERIA & ANALYSIS:  The Town Council is required to consider the criteria 

set forth in Section 3.9.3 of the Unified Development Ordinance in assessing an 

application for a Master Plan Amendment.  These criteria are provided below followed 

by a Staff Finding(s).   

 

1. Section 3.9.3.A. Promotion of and consistency with the land use goals, 

environmental objectives and overall intent of the policies within the 

Comprehensive Plan. 

 

Finding.  The application is consistent with the Comprehensive Plan.   
 

In accordance with the Comprehensive Plan, Planned Unit Development (PUD) is 

a recognized form of a specific development technique that provides flexibility in 

the overall development in exchange for community benefits such as open space 

and recreational amenities.   Shell Hall Master Plan is included in the Buckwalter 

Planned Unit Development, a 5,680 acre area which was approved in 2000 and 

was approved for a maximum of 6,885 dwelling units and 450 upland acres of 

commercial development, 120 acre school site and a 100 acre park.  Shell Hall 

was originally approved for 264 residential units.  The proposed amendment does 

not include an increase in the residential density and therefore is consistent with 

the Comprehensive Plan. 

 

2. Section 3.9.3.B.  Consistency with the intent of the Planned Unit Development 

Zoning District as prescribed in this Ordinance. 

 

Finding.  As indicated in Item #1, the application is consistent with the 
Buckwalter PUD.   

 

3. Section 3.9.3.C.  As applicable, consistency with the provisions of the 

associated Development Agreement and/or PUD Concept Plan. 
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Finding.  The application is consistent with the provisions of the Buckwalter 
Development Agreement and PUD Concept Plan.   
 

The changes proposed with this amendment do not alter the uses or intensity of 

uses allowed within the Buckwalter PUD Concept Plan.  The development pattern 

shown meets all requirements established within this document. 

 

4. Section 3.9.3.D.  Compatibility of proposed land uses, densities, traffic 

circulation and design with adjacent land uses and environmental features, as 

well as the character of the surrounding area. 

 

Finding.  The application is compatible with the surrounding area. 
 

The land uses, densities, traffic circulation and design associated with the 

amendment is compatible with adjacent land uses and general character of the 

surrounding area provided the applicant comply with the conditions of 

recommendation from the Planning Commission.  These conditions and their 

resolution are noted below. 

 

A. Provide a roadway connection to future Bluffton Parkway Phase 5B and 

illustrate the roadway to the northern property boundary on all exhibits.  

Provide a description in the narrative clarifying the proposed timing and 

responsibility of this roadway connection implementation.   

 

The applicant has provided an updated exhibit for the Phase III connection 
which includes future right-of-way locations for a roadway connection and 
has provided written confirmation that an agreed upon amount of funds 
will be deposited into an escrow account with the Town as the beneficiary 
to aid in the roadway connection construction.  Easements supporting the 
connections are required at the time of subdivision platting. 
 

B. Provide an easement connection to the Pinecrest community for access 

purposes to the future Bluffton Parkway phase 5B. 

 

The applicant has provided an updated exhibit which depicts a right-of-way 
that will traverse the northwestern property boundary (located between 
the communities) and permit future access along the shared property 
boundary and through the existing power line easement terminating at the 
future connector road.  Easements supporting the connections are required 
at the time of subdivision platting. 
 

C. Provide documentation to the Narrative and the Master Plan Exhibits 

clarifying the status of any as-built or potential "mother-in-law" units and 

how those units may impact the maximum density allocation permitted. 

 

The applicant has provided written confirmation that mother-in-law units 
were not constructed as part of Phase I.  However, the applicant was not 
able to verify the potential for future mother-in-law units to be constructed 
as part of the Phase I development.  Therefore, to ensure the density limit 
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is not increased beyond the original approval of 264 units, it is 
recommended that any future building permits for mother-in-law units be 
conditioned upon not permitting any kitchen facilities within the unit 
beyond the current surplus of 13 units which results from the applicant 
proposing 251 lots where 264 lots are permitted under the original Master 
Plan. 
 

D. Provide a current set of Architectural Guidelines to be included in the PUD 

Master Plan Document. 

 

The applicant will provide this document as part of the project close-out 
following Town Council approval. 
 
 

5. Section 3.9.3.E.  Ability to be served by adequate public services, including, but 

not limited to, water, sanitary sewer, roads, police, fire, and school services. 

For developments that have the potential for significant impact on 

infrastructure and services the applicant shall be required to provide an 

analysis and mitigation of the impact on transportation, utilities, and 

community services. 

 

Finding.  The property is able to be served by adequate public services and has 
previously provided an analysis and mitigation measures on the impact on 
transportation, utilities, and community services with the Shell Hall Master Plan. 
 

There are existing utilities and roadways in Phase I and II and the initial Master 

Plan approval included documentation indicating sufficient capacity to support the 

overall development of 264 units was provided.  The applicant provided additional 

utility routing information for Phase III.     

 

6. Section 3.9.3.F.  Demonstration of innovative site planning techniques that 

improves upon the standards in other allowable Town of Bluffton zoning 

districts with the purpose of enhancing the Town of Bluffton’s health, safety and 

welfare. 

 

Finding.  Phase III includes a future connection to Bluffton Parkway which allows 
for pedestrian and vehicular connections to adjacent communities as required by 
the Interconnectivity provisions of the Buckwalter Development Agreement. 

 

7. Section 3.9.3.G.  Ability of the site to sufficiently accommodate the densities 

and land use intensities of the proposed development. 

 

Finding.  The property is able to sufficiently accommodate the proposed 
development.   
 

For the reasons noted above, the property is able to accommodate the proposed 

development.  There are no environmental or infrastructure capacity issues 

limiting the intended development pattern. 
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8. Section 3.9.3.H.  Conformance with adopted or accepted plans, policies, and 

practices of the Town of Bluffton. 

 

Finding.  The application is in conformance with adopted or accepted plans, 
policies, and practices of the Town.   
 

Phase III includes a future connection to Bluffton Parkway which supports the 

goal of pedestrian and vehicular interconnectivity to adjacent roadways.  

However, the Planning Commission requests an update to the narrative, reports 

and exhibits in the PUD Master Plan document that have been changed by this 

amendment as a condition of the recommendation.   

 

PLANNING COMMISSION RECOMMENDATION:  The Planning Commission finds that the 

requirements of Section 3.9.3 of the Unified Development Ordinance are met and 

recommends approval to Town Council for the Shell Hall Master Plan Amendment 

provided the outstanding conditions listed below are satisfied: 

 

A. Provide a current set of Architectural Guidelines to be included in the PUD Master 

Plan Document. 

 

B. Update to the narrative, reports and exhibits in the PUD Master Plan document 

that have been changed by this amendment. 

 

C. Any future building permits for mother-in-law units are conditioned upon not 

permitting any kitchen facilities within the unit beyond the current surplus of 13 

units which results from the applicant proposing 251 lots where 264 lots are 

permitted under the original Master Plan. 

 

 

NEXT STEPS:  Based on the direction of Town Council, Town Staff will begin the 

following next steps to implement the amendment approval: 

 

Master Plan Amendment Procedure Step Completed 

Step 1.  Pre-Application Meeting  

Step 2.  Application Check-In Meeting  

Step 3.  Development Review Committee Technical Review  

Step 4.  Planning Commission Recommendation to Town Council  

Step 5.  Town Council Approval  

 

ATTACHMENTS: 

 

1. Approved Shell Hall Master Plan 

2. Application for Master Plan Amendment 

a. Shell Hall Amended Master Plan  
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