


 
 
 

Hampton Lake, Town of Bluffton, SC | Master Plan Amendment Narrative 
 

 

This narrative is submitted on behalf of the owner and applicant, HL Development LLC (HLD), to 

the Town Council of Bluffton, South Carolina, in support of a request for a Major Master Plan 

Amendment to the Hampton Lake Master Plan (see Exhibit A). It describes the purpose of the 

application and demonstrates compliance with the applicable review criteria set forth in Article 3 

of the Unified Development Ordinance. 

 

 
PURPOSE FOR THE AMENDMENT 
 

 

The owner and applicant, HL Development LLC, requests a revision to the vehicular access for 

the Neighborhood Commercial (NC) Area located at the northeast corner of the Hampton Lake 

Master Plan. The subject parcels consist of the approximately 20.037-acre parcel (R614 029 

000 0595 0000) adjacent to Bluffton Parkway at 1146 Bluffton Parkway, and the approximately 

2.10-acre parcel (R614 037 000 0946 0000) adjacent to the northern boundary of the Fording 

Court right-of-way. 

 

As permitted under the PUD, residential development is allowed within Neighborhood 

Commercial (NC) areas. A development plan has previously been approved by the Design 

Review Committee (DRC) for a 200-unit multi-family apartment community located outside the 

gates of the Hampton Lake Community. 

 
Due to changing market conditions, HLD has re-evaluated its development approach and now 

proposes an age-targeted  townhouse community that will be fully integrated into the existing 

Hampton Lake development. The plan also includes a separate approximately 40,000-square-
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foot commercial development at the northern end of the site, to be developed outside the 

Hampton Lake Community gates. This revised plan significantly reduces overall residential 

density to 60 age-targeted units, compared to the previously approved 200 apartment units. 

 

Key benefits of the revised proposal include: 
 

• Significant reduction of school-aged children, resulting in reduced traffic impacts and a 

lower overall burden on local infrastructure and services. 

• Full integration into the Hampton Lake Community rather than a standalone community, 

allowing seamless connectivity for residents, including access and use of the Hampton 

Lake amenities. 

• Inclusion of approximately a 40,000 square foot commercial center and the required 

connector road (with the commercial component located outside the Hampton Lake 

gates). 

• Retention of the existing natural buffer along Fording Court adjacent to existing 

homesites, with a preferred 10-foot landscaped opaque buffer located along the 

southern property line of the southern +/-2.1-Acre Parcel and the Fording Court ROW. 

Although the Hampton Lake PUD imposes no buffer requirements, this amendment 

preserves the natural buffer and provides the additional 10-foot landscaped opaque 

buffer adjacent to the Fording Court right-of-way. 

• Location of the proposed vehicular access to Fording Court within an area that already 

contains existing utilities (+/- 2.10-Acre Parcel). 
 

This lower-density, age-targeted approach has been well received by the Hampton Lake 

Community Property Owners Association (POA) and its approximately 1,400 homeowners, as it 

preserves the character and quality of life of the broader community. 

 

The following exhibits illustrate the northeast corner of the existing Hampton Lake Master Plan 

and the proposed amended Master Plan (see next page): 

 

 

 

 



 

 

3 Hampton Lake Master Plan Amendment Narrative    August 20, 2026 

Northeast Quadrant of the Hampton Lake Master Plan 
(Approved July 1, 2022) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Northeast Quadrant of the amended Hampton Lake Master Plan 
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The proposed changes to the Hampton Lake Master Plan include the following: 

• Vehicular and pedestrian access at Fording Court to the proposed 60 Unit Townhouse 

parcel 

• A north/south connection from the existing curb cut on Hampton Lake Drive (also shown 

on the July 1, 2022 plan) to the Bluffton Parkway 

• A gated egress only access from the north/south connection to the 60 Unit Townhouse 

property 

• An east/west connection through the proposed 40,000 SF Commercial parcel, linking the 

north/south road to the proposed connection at the far northeast corner of the Hampton 

Lake Master Plan along the Bluffton Parkway 

 

The two new connections to Bluffton Parkway will comply with the Bluffton Parkway Access 

Management Plan currently on file with Beaufort County. 

This proposed amendment provides the Hampton Lake Master Plan with enhanced 

interconnectivity to Bluffton Parkway and the existing Hampton Lake Community, a 140-unit 

reduction from the currently approved development plan, and an improved transition between 

the residential community and the proposed commercial center. 

 

ARTICLE 3 OF THE UNIFIED DEVELOPMENT ORDINANCE COMPLIANCE 

 
The proposed Hampton Lake Master Plan is in compliance with Article 3 of the Town of Bluffton 

Unified Development Code, as demonstrated below with respect to the applicable review 

criteria: 

 

Promotion of and consistency with the land use goals, environmental objectives 
and overall intent of the policies within the Comprehensive Plan: 
 

The proposed amendment directly advances the land use goals, environmental 

objectives, and overall intent of the Town of Bluffton Comprehensive Plan. By reducing 

residential density from 200 multi-family units to 60 age-targeted townhomes, the plan 

lessens impacts on local infrastructure, schools, and services while promoting 

compatible, lower-intensity growth within an existing PUD. Integration of the residential 
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component into the gated Hampton Lake community preserves neighborhood character 

and quality of life, consistent with policies favoring seamless transitions between uses 

and protection of established residential areas. The inclusion of approximately 40,000 

SF of commercial development outside the gates, together with new interconnectivity 

that meets the Bluffton Parkway Access Management Plan, supports mixed-use 

objectives and efficient transportation networks. Retention of the existing natural buffer 

along Fording Court (with a preferred 10-foot landscaped opaque buffer along the 

Fording Court ROW and the southern boundary of the +/-2.10-Acre Parcel aligns with 

environmental goals for buffering, landscape protection, and sensitive site design. 

Collectively, these changes promote sustainable, community-supported development 

that reduces traffic and service burdens, enhances connectivity, and maintains the 

character of the surrounding area in accordance with the Comprehensive Plan’s policies. 

 

Consistency with the intent of the Planned Unit Development Zoning District as 
prescribed in Article 4, Zoning Districts: 
 

The amendment remains fully consistent with the intent of the Hampton Lake PUD. 

Neighborhood Commercial (NC) areas are expressly permitted under the PUD to 

develop residential uses. The revised plan continues to utilize the NC designation for a 

combination of residential (age-targeted  townhomes) and commercial development, 

while reducing overall residential density from the previously approved 200 multi-family 

units to 60 age-targeted units. The proposal maintains the PUD’s flexible, mixed-use 

character and integrates the residential component into the existing Hampton Lake 

community rather than creating a standalone development. 

 

Demonstration of innovative site planning techniques that improve 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 than which could be 
otherwise achieved through strict application of this Ordinance: 
 

The revised plan employs innovative site planning by: (1) fully integrating the 60 age-

targeted  townhomes into the gated Hampton Lake community with seamless amenity 

access; (2) providing multiple points of vehicular interconnectivity (vehicular and 

pedestrian access at Fording Court, a north/south connection from Hampton Lake Drive 
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to Bluffton Parkway, a gated egress only access, and an east/west connection through 

the commercial parcel); and (3) locating approximately 40,000 SF of commercial 

development outside the gates while ensuring the two new Bluffton Parkway 

connections comply with the Bluffton Parkway Access Management Plan. These 

techniques reduce density by 140 units, significant reduction of school-aged children 

(thereby lowering traffic and infrastructure impacts), and create a more cohesive 

transition between residential and commercial uses—outcomes that enhance public 

health, safety, and welfare beyond conventional zoning standards. 

 

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: 
 

The lower-density, age-targeted  townhouse community is highly compatible with the 

existing Hampton Lake residential character and has the support of the Hampton Lake 

Community POA and its approximately 1,400 homeowners. The plan preserves the 

existing natural buffer along Fording Court adjacent to homesites and proposes a 

preferred 10-foot landscaped opaque buffer adjacent to the southern +/-2.10-Acre 

Parcel’s property line adjacent to the Fording Court ROW only (noting that no buffer 

requirements exist within the HL PUD). Traffic circulation is improved through additional 

interconnectivity with the Bluffton Parkway while meeting the adopted Bluffton Parkway 

Access Management Plan. The commercial component is appropriately located outside 

the residential gates, providing a logical transition and reducing overall residential 

density and associated impacts. 

 

Ability to be served by adequate public services, including, but not limited to, 
water, sanitary sewer, roads, police, fire, and school services: 
 

The significant reduction from 200 multi-family units to 60 age-targeted units 

substantially decreases demand on public services, particularly schools (by reducing 

school-aged children), roads, and other infrastructure. The site already has utilities within 

the proposed access area on the +/- 2.10-acre parcel. The additional road connections 

enhance overall circulation and emergency access while complying with the Bluffton 

Parkway Access Management Plan. The lower intensity of development ensures the 
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project can be adequately served by existing water, sanitary sewer, police, and fire 

services without significant adverse impacts. 

 

Conformance with adopted or accepted plans, policies, and practices of the Town 
of Bluffton: 
 

The amendment conforms with the Town’s adopted plans and policies by: reducing 

residential density and associated infrastructure burdens; providing required commercial 

development and connector road infrastructure; ensuring new Bluffton Parkway access 

points meet the adopted Access Management Plan; preserving community character 

through integration into Hampton Lake rather than a standalone apartment complex; and 

supporting the Comprehensive Plan’s goals for compatible growth, reduced impacts on 

services, and quality mixed-use development within existing PUDs. 

 

The application must comply with applicable requirements in the Applications 
Manual: 
 

The application package, including this Purpose statement and supporting materials, is 

prepared in accordance with the requirements of the Town of Bluffton Applications 

Manual for Master Plan Amendments. 

 

CONCLUSION 
 
The foregoing narrative and analysis demonstrate that this Application fully conforms with the 

Town of Bluffton Unified Development Ordinance criteria for a PUD Master Plan Amendment. 

 

In summary, the proposed Major Master Plan Amendment represents a thoughtful, community-

supported refinement of the previously approved development approach for the Neighborhood 

Commercial area. By replacing the 200-unit multi-family apartment community with a fully 

integrated 60-unit age-targeted townhouse community and approximately 40,000 square feet of 

commercial development, the amendment achieves a substantial 140-unit density reduction, 

reduces impacts on local schools, lessens demands on infrastructure and services, and 
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enhances overall connectivity while preserving the character and quality of life of the existing 

Hampton Lake community. 

 

The revised plan remains fully consistent with the intent of the Hampton Lake PUD, advances 

the land-use goals and policies of the Town of Bluffton Comprehensive Plan, employs 

innovative site planning that improves upon conventional standards, ensures compatibility with 

adjacent uses and environmental features, can be adequately served by existing public 

services, and conforms with all applicable adopted plans, policies, and application requirements. 

 

Once a new development permit is issued, the existing 200-unit multi-family development permit 

will be withdrawn and the recorded restrictive covenants on the +/-2.10-Acre Parcel (R614 037 

000 0946) will terminate via a recorded document signed by both the Town of Bluffton and the 

Declarant. 

 

Accordingly, HL Development LLC respectfully requests that Planning Staff review the 

Application and supporting documentation, find that it meets the requirements for approval, and 

recommend approval to the Planning Commission and Town Council. 

 

 

Respectfully on behalf of the Applicant this _20_ day of _August_, 2026.  

 

J.K. Tiller Associates, Inc. 

 

 

 

Josh K. Tiller, PLA, ASLA 
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