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A PERSONAL WELCOME
Welcome to Hilton Head Island & Bluffton.
Whether you're searching for a primary residence, a coastal escape, or an investment property, the Hilton Head and Bluffton area rewards buyers who understand its character. Hilton Head Island is roughly 12 miles long and shaped like a foot, but that geography hides a much richer reality. South-end Sea Pines is its own world. Mid-island Palmetto Dunes is another. The north end is something else entirely. And Bluffton — just across the bridge — has emerged as one of the strongest luxury and lifestyle markets in the Southeast.
This guide is built to give you a real, honest, agent-tested view of where to look, what to expect, and how to evaluate the trade-offs. It covers 48 communities across Hilton Head Island and Bluffton — every neighborhood that accounts for meaningful inventory in the area — along with the restaurants, golf courses, and practical buying steps that will save you time.
When you're ready to tour properties or talk through specific listings, I'm a phone call away. My job is to make this easy.

Brandon Manganiello
REALTOR · Buy It With Brandon · COAST Professionals
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01 — WHY HILTON HEAD & BLUFFTON
An area designed on purpose.
Hilton Head Island isn't an accident. In 1956, Charles Fraser opened Sea Pines Plantation as the first master-planned resort community in America. He insisted that buildings be hidden in the trees, that signs be subdued, that nature lead the design. Every developer since has had to compete with that standard. The result is one of the most consistently beautiful places in the country to live.
Bluffton — just over the bridge — has emerged as a parallel story. Once a sleepy historic town on the May River, it's now one of the fastest-growing luxury markets in the Southeast. Communities like Palmetto Bluff, Belfair, Colleton River, and Berkeley Hall offer Lowcountry living at a different scale than the island itself. Old Town Bluffton remains as charmingly authentic as it was 100 years ago.

BY THE NUMBERS
1. Hilton Head Island: 12 miles long, 5 miles across at its widest, 12 miles of beach
1. Bluffton: roughly 55 square miles of incorporated area, growing rapidly
1. Over 60 miles of paved leisure trails on Hilton Head Island
1. Over 50 combined public and private golf courses in the area
1. Year-round average temperature: 67°F
1. Annual visitor count: roughly 3 million
1. 48 distinct neighborhoods covered in this guide

WHAT BUYERS COME HERE FOR
Different buyers come for different things, and HHI/Bluffton delivers on all of them. Golfers come for the courses. Families come for the beach. Retirees come for the climate, the medical infrastructure, and the favorable South Carolina tax treatment for retirement income. Investors come for one of the strongest vacation rental markets on the East Coast. And primary residents come for what no spreadsheet can quantify — places that feel designed.


02 — HOW TO CHOOSE YOUR NEIGHBORHOOD
Not all of HHI and Bluffton are the same.
On Hilton Head Island, the first decision most buyers face is the south-end vs. mid-island vs. north-end question. The south end (Sea Pines, Shipyard, Wexford, Long Cove) is the highest-demand, highest-priced part of the island. Mid-island (Palmetto Dunes, Port Royal, Forest Beach, Folly Field) balances beach access with lifestyle. The north end (Hilton Head Plantation, Indigo Run, Palmetto Hall, Windmill Harbour, Spanish Wells) is more residential and frequently better value.
Bluffton splits into premier private golf communities (Palmetto Bluff, Belfair, Colleton River, Berkeley Hall, Hampton Hall), mid-tier family and active-lifestyle communities (Hampton Lake, Sun City, Rose Hill, The Crescent), and historic or newer-development areas (Old Town Bluffton, New Riverside). Each tier hits different price points and different lifestyles.

QUICK DECISION FRAMEWORK
1. Maximum vacation rental income → Sea Pines, Palmetto Dunes, Forest Beach, Folly Field, Shelter Cove
1. True primary-residence neighborhood → Hilton Head Plantation, Indigo Run, Palmetto Hall, Moss Creek, Belfair
1. Ultra-luxury and privacy → Palmetto Bluff, Wexford, Long Cove, Colleton River
1. Oceanfront with no rentals → Port Royal Plantation
1. Serious boating → Wexford, Windmill Harbour, Spanish Wells, Palmetto Bluff, Colleton River, Bermuda Pointe
1. Best entry-level price point → Shipyard, Palmetto Hall, Moss Creek, Hampton Hall, Island West
1. Flexibility (no plantation rules) → Off-Plantation HHI, Forest Beach, Old Town Bluffton, Point Comfort
1. 55+ active community → Sun City Hilton Head
1. Newer construction → Hilton Head Lakes, Hampton Lake, New Riverside


03 — NEIGHBORHOOD PROFILES
48 communities. Honestly evaluated.
Below is an honest look at every neighborhood that accounts for meaningful inventory in the Hilton Head and Bluffton market — what it costs, what it feels like, who it's for, and what you should know before you buy. Communities are grouped by region.

· · ·
REGION
Hilton Head Island — South End
01
Sea Pines Plantation
	PRICE RANGE
$800K – $15M+
VIBE
Refined resort luxury
BEST FOR
• Golfers
• Second-home owners
• STR investors
• Luxury buyers
	The original — where Hilton Head began.
Sea Pines is the most recognizable address on Hilton Head — 5,000 acres on the south end with three championship golf courses (Harbour Town, Heron Point, Atlantic Dunes), the iconic candy-striped lighthouse, the Sea Pines Forest Preserve, miles of beach, and a tightly curated village at Harbour Town. The modern American master-planned resort community was invented here in the 1950s by Charles Fraser — it still sets the standard.
WHAT YOU SHOULD KNOW
Sea Pines commands a premium for a reason — strong vacation rental demand, established equity growth, and unmatched amenities. Properties closer to Harbour Town and the ocean carry the highest values. Sea Pines pass required for entry. For investors, this is one of the strongest STR markets on the East Coast.



02
Shipyard Plantation
	PRICE RANGE
$400K – $3M
VIBE
Convenient, amenity-rich, approachable
BEST FOR
• First-time HHI buyers
• STR investors on a budget
• Tennis players
	Mid-island convenience, full amenity package.
Centrally located between Sea Pines and Palmetto Dunes with 27 holes of golf, a full racquet club, oceanfront, and the Sonesta Resort inside the gates. Strong amenities, smaller and more compact than the big plantations, and good value for buyers who want south-end resort lifestyle without Sea Pines pricing.
WHAT YOU SHOULD KNOW
Often the best entry point for buyers who want a south-end resort lifestyle without Sea Pines pricing. Strong condo inventory makes this a popular pick for first-time investors testing the HHI rental market.





03
Wexford Plantation
	PRICE RANGE
$1.5M – $10M+
VIBE
Ultra-luxury gated, English manor aesthetic
BEST FOR
• Luxury buyers
• Boaters
• Privacy seekers
• Long-term residents
	The most exclusive address on Hilton Head.
Launched in 1982 as one of the most exclusive neighborhoods on the Island, Wexford spans 525 acres with 24-carat gold lettered signs, copper-domed street lamps, and a 37-acre lock-controlled inland harbor connecting to Broad Creek and the Intracoastal. Anchored by an Arnold Palmer Signature golf course, championship tennis, and croquet & bocce lawns.
WHAT YOU SHOULD KNOW
Wexford holds among the highest median property values on the island. The lock-controlled harbor is unique in the region and a major draw for serious boaters. Inventory is tightly held and properties move quickly when listed.



04
Long Cove Club
	PRICE RANGE
$1M – $5M+
VIBE
Residential, exclusive, members-focused
BEST FOR
• Golfers
• Boaters
• Long-term residents
• Custom home buyers
	Quiet luxury, premier golf, deepwater access.
A 630-acre gated community on the south end adjacent to Wexford, anchored by a top-ranked Pete Dye golf course and a private marina on Broad Creek. Long Cove is residential-only with a deep sense of community among full-time residents and serious second-homeowners.
WHAT YOU SHOULD KNOW
Long Cove consistently ranks among the top private clubs in the country. The course is a member favorite — challenging without being unfair. Lower public profile than Sea Pines or Wexford but a passionately loyal owner base.





05
Forest Beach (North & South)
	PRICE RANGE
$500K – $5M+
VIBE
Eclectic, walkable, beachfront
BEST FOR
• STR investors
• Beach lovers
• Walkable lifestyle buyers
	Walk to the beach, walk to the bars — non-gated.
A three-mile residential and commercial stretch parallel to the Atlantic, centered at Coligny Circle. One of Hilton Head's oldest neighborhoods — some homes date to the 1950s and 1960s. Every lot is within 600 yards of the ocean. No gates, no private security, but walking distance to Coligny Plaza shops and restaurants.
WHAT YOU SHOULD KNOW
North Forest Beach is quieter and more residential; South Forest Beach is the action with hotels and bars. Strong vacation rental performance, particularly for oceanfront units.



06
Point Comfort
	PRICE RANGE
$500K – $2M
VIBE
Residential, low-key, no plantation fees
BEST FOR
• Primary residents
• Independent buyers
• Value-focused
	Quiet south-end community, off-plantation flexibility.
A small off-plantation community on the south end of Hilton Head, near Sea Pines and Forest Beach. Mix of single-family homes and townhomes without the plantation gate or master-association fees. Quiet streets, mature landscaping, walkable to Coligny.
WHAT YOU SHOULD KNOW
Point Comfort is one of the south-end's best-kept secrets. Buyers get proximity to Sea Pines amenities and Coligny without paying for a plantation gate. Low inventory means properties move quickly when they hit the market.





07
Leamington
	PRICE RANGE
$700K – $4M
VIBE
Quiet, residential pocket of larger resort
BEST FOR
• Primary residents
• Buyers wanting Palmetto Dunes amenities without crowds
	Quiet sub-community inside Palmetto Dunes.
A residential sub-community located within Palmetto Dunes, Leamington offers a quieter, more residential feel while keeping full access to Palmetto Dunes' golf courses, lagoon system, and beach. Custom homes on well-maintained streets with mature trees.
WHAT YOU SHOULD KNOW
Leamington appeals to buyers who want all of Palmetto Dunes' amenities but with neighbors who actually live there, not vacation renters. Spacious lots and quieter streets than the main Palmetto Dunes resort area.



08
South Beach (Sea Pines)
	PRICE RANGE
$600K – $5M
VIBE
Marina village, walkable, family-favorite
BEST FOR
• Boaters
• Vacation rental investors
• Buyers who want a complete village experience
	The marina village inside Sea Pines.
The southwest corner of Sea Pines centered on South Beach Marina — home to The Salty Dog, dolphin tours, harbor cruises, and the iconic Tiki Hut at South Beach. Mix of villas, condos, and homes within walking distance of the marina village.
WHAT YOU SHOULD KNOW
South Beach villas are some of the strongest STR performers in Sea Pines because of marina proximity and walkability. Family vacationers return here year after year.





· · ·
REGION
Hilton Head Island — Mid-Island
09
Palmetto Dunes Oceanfront Resort
	PRICE RANGE
$700K – $8M+
VIBE
Active resort, water-focused, family-friendly
BEST FOR
• Beach lovers
• Active families
• STR investors
• Tennis & pickleball players
	Beach, lagoons, and three world-class golf courses.
Palmetto Dunes spans 2,000 oceanfront acres in the middle of the island, organized around an 11-mile lagoon system you can paddle through and three championship courses by George Fazio, Robert Trent Jones Sr., and Arthur Hills. The Shelter Cove side adds a marina, restaurants, and shops. Vacation rentals are exceptionally strong here.
WHAT YOU SHOULD KNOW
Best for buyers who want active beach-and-water lifestyle without sacrificing golf. The Hilton Head Marriott is inside the gates, keeping amenities and rental traffic high. Inventory ranges from oceanfront condos to lagoon and fairway single-family homes.



10
Port Royal Plantation
	PRICE RANGE
$700K – $5M+
VIBE
Quiet, residential-only, private beach
BEST FOR
• Primary residents
• Retirees
• Privacy seekers
• Long-term owners
	Private oceanfront — the only one without short-term rentals.
1,024 acres on mid-island with three championship golf courses, a top-flight tennis club, and the only completely private oceanfront residential community on the island. No short-term rentals under 6 months allowed inside the gates, which keeps the community quiet and the beach uncrowded.
WHAT YOU SHOULD KNOW
Port Royal is the answer for buyers who want oceanfront on Hilton Head without dealing with vacation rental traffic. The Westin Hilton Head Resort sits adjacent (outside the gates) but the community itself stays residential. Beaches are some of the quietest on the island.





11
Folly Field
	PRICE RANGE
$400K – $2M
VIBE
Laid-back, family-friendly, established
BEST FOR
• STR investors
• Beach lovers
• Value buyers
	Mid-island beach community with deep roots.
One of Hilton Head's oldest beach communities, founded in the 1950s on the mid-island Atlantic stretch, nestled between Port Royal Plantation and the Westin. Mix of beach cottages, condos, villas, and contemporary estates, many a short walk to the beach. Folly Field Beach Park provides public access.
WHAT YOU SHOULD KNOW
Folly Field condos rent exceptionally well and are some of the most popular STR properties on HHI. As land values rise, the original 1950s beach shacks are gradually being replaced by larger homes — early buyers are seeing strong appreciation.



12
Shelter Cove
	PRICE RANGE
$400K – $3M
VIBE
Mixed-use, walkable, marina-focused
BEST FOR
• Boaters
• Walkable-lifestyle buyers
• STR investors
• Snowbirds
	Marina-front mixed-use village in the heart of HHI.
On Broad Creek, Shelter Cove combines harbor-front condos and villas with shopping at Shelter Cove Towne Centre, restaurants, and the marina. Summer concert series, weekly summer fireworks, and easy access to both north-end and south-end attractions.
WHAT YOU SHOULD KNOW
Shelter Cove condos are popular for snowbirds — lock-and-leave convenience, walkable to everything, water views without a freestanding home. Strong condo inventory and active vacation rental market.





13
Singleton Beach
	PRICE RANGE
$700K – $4M
VIBE
Walkable, beachfront, independent
BEST FOR
• STR investors
• Beach-loving buyers
• Independent owners
	Off-plantation oceanfront, no gate, no fees.
A non-gated oceanfront stretch on mid-island, near Folly Field and the Westin. Mix of beach houses and condos with direct beach access. No master-association fees and fewer rental restrictions than plantation properties.
WHAT YOU SHOULD KNOW
Singleton Beach offers oceanfront ownership without plantation rules, making it popular for STR investors who want to maximize rental flexibility. Beach access is via private paths, not public parks — quieter than Coligny.





· · ·
REGION
Hilton Head Island — North End
14
Hilton Head Plantation
	PRICE RANGE
$500K – $4M
VIBE
Established residential, quieter, deeply local
BEST FOR
• Primary residents
• Retirees
• Boaters
• Value-focused buyers
	The largest private community — and one of the best values.
On the north end with four golf courses (including Country Club of Hilton Head and Dolphin Head), two marinas on Skull Creek, and a strong primary-resident base. Hilton Head Plantation feels less touristy than the south-end resorts and rewards buyers who want a real neighborhood with deep amenities at a more accessible price point.
WHAT YOU SHOULD KNOW
Excellent dollar-per-square-foot value relative to Sea Pines or Palmetto Dunes. Skull Creek Boathouse and Hudson's Seafood are minutes away. Less STR activity than south-end communities, which keeps the residential character intact.



15
Indigo Run
	PRICE RANGE
$600K – $3M
VIBE
Residential golf community, neighborly
BEST FOR
• Primary residents
• Golfers
• Families
• Long-term owners
	Gated golf community with a true neighborhood feel.
On the north end with two private golf courses — the Golden Bear Golf Club at Indigo Run (Jack Nicklaus design) and the exclusive Golf Club at Indigo Run. Almost entirely owner-occupied with very few short-term rentals, which gives Indigo Run a genuine residential character.
WHAT YOU SHOULD KNOW
If you're buying to live here full-time and want neighbors who do the same, Indigo Run is the answer. Membership at the Golf Club at Indigo Run is one of the most exclusive on the island.





16
Palmetto Hall
	PRICE RANGE
$500K – $1.5M
VIBE
Gated golf, family-friendly, established
BEST FOR
• Families
• Golfers
• Primary residents
• Value buyers
	Two championship courses, gated, residential focus.
On the north end near the hospital, Palmetto Hall is a gated community with two Arthur Hills championship golf courses and a strong residential focus. Same developer as Palmetto Dunes. Mostly newer homes, no beach or water access, but solid value and convenient location.
WHAT YOU SHOULD KNOW
Best for families who want gated golf living without the resort price tag. Closest community to Hilton Head Hospital — a real consideration for retirees. Often overlooked in favor of higher-profile communities, which keeps prices reasonable.



17
Windmill Harbour
	PRICE RANGE
$700K – $3M+
VIBE
Boating-focused, English-style architecture
BEST FOR
• Boaters
• Sailing enthusiasts
• Primary residents
	Lock-controlled yacht basin, near the bridge.
Located near the bridge to the mainland on the north end, Windmill Harbour features a 15-acre lock-controlled yacht basin, the South Carolina Yacht Club, an Olympic-sized pool, and the annual Hilton Head Island Boat Show. English-style architecture throughout.
WHAT YOU SHOULD KNOW
The lock-controlled harbor means no tidal fluctuation — your boat sits at the same level 24/7, which is rare on the East Coast. Tight-knit boating community. Quick access on and off the island via the bridge.





18
Spanish Wells
	PRICE RANGE
$600K – $3M
VIBE
Custom homes, mature trees, low-traffic
BEST FOR
• Boaters
• Privacy seekers
• Custom home buyers
	Custom homes on the Intracoastal Waterway.
On the north end facing Calibogue Sound and the Intracoastal Waterway. Custom homes, many with private docks, set among mature oaks and quiet roads. Includes a private golf club. Southern-style architecture and large lots.
WHAT YOU SHOULD KNOW
Spanish Wells is one of those quieter communities buyers discover and quickly fall for. Deepwater access from many homes is a major draw for serious boaters. Less HOA structure than the big plantations, which appeals to independent buyers.



19
Hilton Head Lakes
	PRICE RANGE
$400K – $1M
VIBE
Newer construction, family-oriented, golf-anchored
BEST FOR
• Families
• First-time HHI buyers
• Value buyers
	Newer-build community at an accessible price point.
A newer-built community in the north-end area (technically just over the bridge in Bluffton/Hardeeville area) featuring a Tommy Fazio golf course and modern single-family homes. Lower price points than the established island plantations, with new-construction inventory.
WHAT YOU SHOULD KNOW
Hilton Head Lakes targets buyers who want a newer home with golf access but can't justify Sea Pines or Wexford pricing. Less mature than the established communities but the homes are turnkey and the HOA fees are reasonable.





20
Squire Pope
	PRICE RANGE
$300K – $1M
VIBE
Historic, residential, locally rooted
BEST FOR
• Locals
• Buyers seeking authentic HHI character
	Historic Gullah-heritage neighborhood.
One of Hilton Head's historic native-island neighborhoods on the north end, with oak-lined streets, diverse housing options, and a strong Gullah cultural heritage. Close to parks, marinas, and local seafood restaurants like Hudson's.
WHAT YOU SHOULD KNOW
Squire Pope is for buyers who want real Hilton Head — not a resort version. Inventory is small but properties carry authentic character. A meaningful neighborhood for buyers who value cultural and historical significance.



21
Jonesville
	PRICE RANGE
$300K – $900K
VIBE
Historic, eclectic, local
BEST FOR
• Locals
• Buyers who want HHI without a plantation
	Historic native-island residential area.
An eclectic mix of housing options in an attractive Lowcountry setting on the north end of Hilton Head, with strong Gullah heritage and easy access to popular dining destinations and convenient shopping options.
WHAT YOU SHOULD KNOW
Jonesville buyers tend to be folks who already live and work on the island and want to own without paying plantation premiums. Quiet streets, real community feel.





· · ·
REGION
Hilton Head Island — Off-Plantation
22
Off-Plantation Hilton Head
	PRICE RANGE
$400K – $4M
VIBE
Independent, flexible, less manicured
BEST FOR
• Independent buyers
• STR investors avoiding HOA caps
• Locals
	No HOA, walkable, eclectic.
The neighborhoods outside the gated plantations — a catch-all category covering many smaller residential pockets. Flexibility no plantation can match: no master-association fees, fewer rental restrictions, often closer to local restaurants and the most walkable beach access on the island.
WHAT YOU SHOULD KNOW
STR investors specifically target off-plantation areas to escape plantation rental caps. Verify Town of Hilton Head Island short-term rental permitting before you buy — the rules changed recently.



23
Bermuda Pointe
	PRICE RANGE
$500K – $1.5M
VIBE
Waterfront, coastal-charm, small community
BEST FOR
• Boaters
• Buyers wanting coastal aesthetics
	British West Indies-style on the water.
A small gated waterfront community on the north end with British West Indies-style architecture. Residents have access to boat slips, a community dock, and a neighborhood pool. Relaxed Lowcountry living with direct water access.
WHAT YOU SHOULD KNOW
Bermuda Pointe is compact, well-maintained, and feels like a Caribbean village in miniature. Boat slip access is one of its strongest selling points for buyers in this price range.





24
Jarvis Creek
	PRICE RANGE
$400K – $1M
VIBE
Residential, mid-island convenience
BEST FOR
• Locals
• Value buyers
	Off-plantation mid-island.
A mid-island residential cluster off Highway 278, away from the plantation gates. Single-family homes on standard lots, quiet streets, easy access to shopping and the bridge.
WHAT YOU SHOULD KNOW
Jarvis Creek works for buyers who need mid-island convenience without HOA fees. Inventory is small but it shows up periodically and offers good value.



25
Ashton Cove
	PRICE RANGE
$400K – $1.2M
VIBE
Quiet, residential, no plantation
BEST FOR
• Locals
• Independent buyers
	Small south-end off-plantation cluster.
A small off-plantation neighborhood on the south end near Sea Pines and Forest Beach. Single-family homes with mature landscaping and no plantation gate.
WHAT YOU SHOULD KNOW
Ashton Cove gives you south-end proximity without paying Sea Pines passes or master-association fees. Properties don't come up often.





26
Carolina Isles
	PRICE RANGE
$400K – $1M
VIBE
Residential, family-oriented
BEST FOR
• Families
• Primary residents
• Value buyers
	North-end residential community.
A north-end residential community with a mix of single-family homes. Community pool, quiet streets, no plantation gate. Convenient to the hospital and bridge.
WHAT YOU SHOULD KNOW
Carolina Isles fits families who want north-end residential living without paying plantation premiums. Solid value for square footage.



27
Chinaberry
	PRICE RANGE
$350K – $900K
VIBE
Quiet, residential, locally rooted
BEST FOR
• Locals
• Value buyers
	North-end off-plantation residential.
A small residential cluster on the north end of Hilton Head, off the plantation gates. Mostly single-family homes, established streets, no HOA gatekeeping.
WHAT YOU SHOULD KNOW
Chinaberry inventory is limited but priced fairly. Locals know it as a calm corner of the island for primary residence buyers.





28
Old Plantation
	PRICE RANGE
$400K – $1M
VIBE
Tranquil, longtime residents, annual returners
BEST FOR
• Primary residents
• Long-term owners
	Tranquil inland-facing neighborhood.
An inland-facing neighborhood with mostly longtime residents and annual vacationers who own second homes here. The neighborhood's small commercial center and major highway contain any seasonal bustle. Mature trees, quiet streets, unpretentious character.
WHAT YOU SHOULD KNOW
Old Plantation has a stable owner base — turnover is low. Buyers who land a home here tend to keep it for decades.



29
Spanish Wells East
	PRICE RANGE
$400K – $1.2M
VIBE
Residential, near water, no plantation
BEST FOR
• Boaters
• Value buyers
• Locals
	Off-plantation extension of Spanish Wells.
The off-plantation area east of Spanish Wells proper, with single-family homes and access to nearby water. No master-association fees, no plantation gate.
WHAT YOU SHOULD KNOW
Buyers get the Spanish Wells neighborhood feel and waterway proximity without plantation membership requirements. Good middle ground.





30
Victoria Square
	PRICE RANGE
$350K – $900K
VIBE
Residential, quiet, mid-island
BEST FOR
• Locals
• First-time HHI buyers
	Mid-island off-plantation cluster.
A small mid-island off-plantation residential cluster off the main commercial corridor. Single-family homes, quiet streets, easy commute to anywhere on the island.
WHAT YOU SHOULD KNOW
Victoria Square is for budget-conscious primary residents who need mid-island access. Small community, limited turnover.





· · ·
REGION
Bluffton — Premier Communities
31
Palmetto Bluff
	PRICE RANGE
$1.5M – $20M+
VIBE
Exclusive, nature-immersed, ultra-luxury
BEST FOR
• Ultra-luxury buyers
• Equestrians
• Boaters
• Privacy seekers
	Lowcountry estate living at its absolute peak.
20,000 acres along the May River in Bluffton, anchored by the Montage Palmetto Bluff resort, a Jack Nicklaus Signature golf course at May River Golf Club, an equestrian center, a true village with shops and restaurants, and protected forest. Consistently ranks among the best master-planned communities in America.
WHAT YOU SHOULD KNOW
Buyers come here for privacy, scale, and the May River. 20–30 minutes to HHI proper, but the village is self-contained — fine dining at Canoe Club and Cole's, boutique shops at Wilson Village, direct deepwater access. Inventory tightly held.



32
Moss Creek
	PRICE RANGE
$400K – $1.5M
VIBE
Mature trees, residential, hidden gem
BEST FOR
• Value buyers
• Retirees
• Boaters
• Golfers
	Hidden value on the mainland side of the bridge.
Just before the bridge to Hilton Head — gated, with 36 holes of golf (Devil's Elbow North and South), a marina on the Intracoastal Waterway, and serious tree canopy. Moss Creek delivers a remarkable amenity package at off-island pricing.
WHAT YOU SHOULD KNOW
Buyers who don't need a Hilton Head zip code can save 30–40% per square foot while keeping the golf-and-marina lifestyle. Five minutes to the bridge and 15 minutes to Sea Pines.





33
Belfair Plantation
	PRICE RANGE
$700K – $3M+
VIBE
Private golf, family-friendly, established
BEST FOR
• Golfers
• Families
• Long-term residents
	Two Tom Fazio courses, classic Lowcountry estate.
1,100 acres along the Colleton River, anchored by the iconic Avenue of Oaks entrance and two Tom Fazio championship courses. Belfair recently completed a 21,000-square-foot Sports & Lifestyle Campus with pickleball, tennis, indoor and outdoor pools, fitness, and dining. Mature live oaks, marshland, and riverfront views throughout.
WHAT YOU SHOULD KNOW
Belfair offers some of the best private-community value in the Bluffton/HHI luxury market — strong amenities at lower club fees than Colleton River or Berkeley Hall. Family-friendly, not strictly a retirement community.



34
Berkeley Hall
	PRICE RANGE
$700K – $3M+
VIBE
Private golf, social, well-managed
BEST FOR
• Golfers
• Social club members
• Retirees and active families
	Member-centric, two Tom Fazio courses, riverfront.
960 acres along the Okatie River with two Tom Fazio courses (the North Course consistently ranks among the best in the Lowcountry), a 35,000-square-foot clubhouse, a spa and fitness center with indoor pool, river dock, tennis, and pickleball. Strong social calendar with year-round events.
WHAT YOU SHOULD KNOW
Berkeley Hall is known for its tight-knit, social member base. Lifestyle Memberships (without full golf) are available, which appeals to spouses who don't golf. Often grouped with Colleton River and Belfair as Bluffton's 'Big Three.'





35
Colleton River Club
	PRICE RANGE
$700K – $4M+
VIBE
Prestigious, club-tradition, peninsula setting
BEST FOR
• Serious golfers
• Boaters
• Long-term residents
	Pete Dye and Jack Nicklaus on a riverfront peninsula.
1,200 acres surrounded by water on three sides — a peninsula on the Colleton River. Two championship courses (Pete Dye and Jack Nicklaus), two separate clubhouses, a community dock and fishing pier, and many homes with private deepwater docks.
WHAT YOU SHOULD KNOW
Colleton River has more waterfront properties and boat docks than the other Bluffton 'Big Three' because of its peninsular geography. Many regard it as the best piece of land in the Lowcountry. Two-clubhouse setup adds variety.



36
Hampton Hall
	PRICE RANGE
$500K – $1.5M
VIBE
Gated golf, well-rounded amenities, convenient
BEST FOR
• Golfers
• Families
• Mid-luxury buyers
	Pete Dye golf at a central Bluffton location.
A gated community in central Bluffton with a Pete Dye golf course, fitness center, pools, tennis, and clubhouse. Lower membership requirements and home prices than the 'Big Three,' but a comparable amenity package.
WHAT YOU SHOULD KNOW
Hampton Hall offers very strong value — Pete Dye golf, full amenities, central Bluffton location, at price points below Belfair or Colleton River. Good fit for buyers who want luxury amenities without the top-tier club fees.





37
Rose Hill Plantation
	PRICE RANGE
$400K – $1M
VIBE
Gated golf, family-oriented, value
BEST FOR
• Families
• Value golf buyers
• Retirees
	Gated golf community at an approachable price.
A gated Bluffton golf community with the Rose Hill Country Club (public golf), pool, tennis, and a mix of single-family homes and villas. Approachable price points and a long-established community feel.
WHAT YOU SHOULD KNOW
Rose Hill is for buyers who want gated golf community living at a starter-level price point. Solid value without the high HOA or club costs of premier communities.





· · ·
REGION
Bluffton — Mid-Tier & Family Communities
38
Hampton Lake
	PRICE RANGE
$500K – $1.5M
VIBE
Lakefront, amenity-rich, active
BEST FOR
• Active families
• Outdoor enthusiasts
• Buyers wanting modern amenities
	Award-winning lakefront community.
A nationally recognized lakefront community in Bluffton built around a 165-acre freshwater lake. Resort-style pool, lazy river, fitness center, tennis, pickleball, kayaks, fishing, and walking trails. Newer construction throughout, no golf course but extensive water-based amenities.
WHAT YOU SHOULD KNOW
Hampton Lake earned the 'Best in American Living' award. Strong fit for families with kids who want modern homes, lake activities, and resort amenities without paying for golf they won't use.
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Sun City Hilton Head
	PRICE RANGE
$300K – $900K
VIBE
55+ active adult, social, amenity-driven
BEST FOR
• 55+ buyers
• Retirees wanting active community
	Active 55+ Del Webb community.
A large Del Webb 55+ community in Bluffton with three golf courses, multiple amenity centers, pickleball, tennis, walking trails, and hundreds of clubs and activities. One of the most established and popular 55+ communities on the East Coast.
WHAT YOU SHOULD KNOW
Sun City offers exceptional value for active retirees — the per-month cost of ownership and amenity access is lower than nearly anywhere else in the area. Very social culture, easy to make friends quickly.
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The Crescent
	PRICE RANGE
$400K – $1M
VIBE
Gated golf, family-friendly, value-tier
BEST FOR
• Families
• Value golf buyers
	Gated Bluffton golf community.
A gated Bluffton golf community with Crescent Pointe Golf Club (Arnold Palmer design), a clubhouse, and a mix of single-family homes. Approachable pricing and good golf access.
WHAT YOU SHOULD KNOW
The Crescent fits buyers looking for gated Bluffton living with golf at a starter-luxury price point. Palmer-designed course is genuinely fun to play.
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Eagle's Pointe
	PRICE RANGE
$350K – $900K
VIBE
Gated golf, residential, accessible
BEST FOR
• Families
• Value golf buyers
• Retirees
	Davis Love III golf at value pricing.
A gated Bluffton community with the Eagle's Pointe Golf Club (Davis Love III design). Single-family homes and a clubhouse with pool. Friendly, residential feel.
WHAT YOU SHOULD KNOW
Eagle's Pointe is for buyers who want a Davis Love III course and gated golf living without premium Bluffton pricing. Good square-footage value.
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Island West
	PRICE RANGE
$300K – $700K
VIBE
Gated golf, value-oriented, family
BEST FOR
• First-time gated-community buyers
• Families on a budget
	Affordable gated golf community.
A gated Bluffton community with the Island West Golf Club. Mix of single-family homes and townhomes. Relaxed atmosphere, lower price points, affordable golf access.
WHAT YOU SHOULD KNOW
Island West fits buyers who want gated golf community living at the most accessible price points in Bluffton. HOA fees are reasonable.
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Pinecrest
	PRICE RANGE
$400K – $1M
VIBE
Gated, established, family-oriented
BEST FOR
• Families
• Primary residents
	Gated community with mature landscaping.
A gated Bluffton community with golf access nearby, mature trees, and a mix of single-family homes. Established neighborhood with well-maintained properties.
WHAT YOU SHOULD KNOW
Pinecrest is a solid mid-tier option for families wanting gated living without the luxury price tag. Tends to attract long-term owners.
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Pine Forest
	PRICE RANGE
$300K – $700K
VIBE
Quiet, residential, no-frills
BEST FOR
• First-time buyers
• Value-focused families
	Quiet residential Bluffton community.
A residential Bluffton community with single-family homes and a quiet, neighborly feel. No major resort amenities but easy access to Bluffton's commercial corridor and HHI.
WHAT YOU SHOULD KNOW
Pine Forest is straightforward residential living at accessible price points. Good for buyers who don't need amenities and just want a home in a quiet area.
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Hidden Lakes
	PRICE RANGE
$400K – $900K
VIBE
Residential, lakeside, family
BEST FOR
• Families
• Buyers wanting waterfront views
	Residential community with lake views.
A Bluffton residential community built around community lakes. Single-family homes, walking trails, and quiet, family-friendly streets.
WHAT YOU SHOULD KNOW
Hidden Lakes works for families who want lake views and a residential feel without paying for golf or resort amenities.
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REGION
Bluffton — Historic & Newer Areas
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Old Town Bluffton
	PRICE RANGE
$500K – $5M+
VIBE
Historic, walkable, characterful
BEST FOR
• Buyers seeking authentic Lowcountry
• May River access
• Walkable lifestyle buyers
	Historic May River district with deep character.
The historic heart of Bluffton, centered on Calhoun Street and the May River. Antebellum homes, art galleries, shops, restaurants, and waterfront properties. Direct access to the May River for boating and oysters.
WHAT YOU SHOULD KNOW
Old Town Bluffton has its own irreplaceable character — small, walkable, deeply local. Waterfront homes here are some of the most coveted in the entire Lowcountry. Inventory is extremely tight.
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New Riverside
	PRICE RANGE
$400K – $900K
VIBE
Newer construction, family-oriented
BEST FOR
• Families wanting new builds
• First-time HHI/Bluffton buyers
	Newer Bluffton development.
A newer development area in Bluffton with modern single-family homes, community amenities, and proximity to Bluffton's commercial growth.
WHAT YOU SHOULD KNOW
New Riverside is for buyers prioritizing new construction at price points well below the gated luxury communities. Good fit for younger families.
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Lawton Station
	PRICE RANGE
$350K – $800K
VIBE
Residential, established, family
BEST FOR
• Families
• Primary residents
	Established Bluffton residential.
A residential Bluffton community with a mix of single-family homes. Established streets, walkable internal layout, and convenient location.
WHAT YOU SHOULD KNOW
Lawton Station offers solid residential value in Bluffton. Steady inventory, reasonable pricing, no surprises.





04 — WHERE TO EAT
Restaurants worth knowing.
Hilton Head and Bluffton's restaurant scenes run from beach bars to genuinely refined fine dining. These are the places I send clients first.
FINE DINING & STEAKHOUSES
Bowdie's Chophouse
Premium steakhouse — the special occasion spot on the island.
Sage Room
Refined contemporary dining, intimate room, exceptional wine program.
Michael Anthony's
Italian fine dining institution. Reservations essential.
Tin & Tallow
Modern Lowcountry, sophisticated atmosphere, locally-sourced menu.
Charlie's L'Etoile Verte
Long-standing French bistro, hand-written menu daily.
Lucky Rooster Kitchen + Bar
Modern Southern, James Beard nominee chef.
ITALIAN
Pomodori
Refined Italian, house-made pasta, consistently excellent.
Nunzio
Authentic Italian with Lowcountry influence, lively atmosphere.
WATERFRONT & CASUAL COASTAL
Coast Oceanfront Dining
Direct oceanfront seating at the Sea Pines Beach Club.
Skull Creek Boathouse
Sunset-facing waterfront, raw bar — a HHI rite of passage.
Hudson's Seafood House on the Docks
Local-owned since 1967, boats unload right out back.
The Salty Dog Cafe
Iconic harbor-side casual at South Beach Marina.
Quarterdeck
Harbour Town waterfront, sunset cocktails over Calibogue Sound.
BEACH BARS & CASUAL SPOTS
Tiki Hut (Holiday Inn Beach)
Toes-in-the-sand beach bar with live music.
Big Bamboo Cafe
South Pacific-themed beach bar at Coligny — the locals' spot.
SWEETS & TREATS
Hilton Head Ice Cream
Local-favorite scoop shop. Stop after dinner.
Rita's Italian Ice
Classic frozen treats — kid-friendly and a summer staple.
BLUFFTON PICKS
FARM Bluffton
Local farm-to-table, sophisticated and consistently excellent.
Canoe Club at Palmetto Bluff
Lowcountry refined dining on the May River.
Old Town Bluffton
Wander Calhoun Street — Captain Woody's, Corner Perk, The Cottage.


05 — PUBLIC GOLF COURSES
Every public course on and near the island.
With over 50 combined public and private courses in the immediate area, Hilton Head has earned the moniker "The Golf Island." Below is every public course on the island and the major Bluffton public courses just over the bridge — the courses you can actually book and play.
ON-ISLAND PUBLIC COURSES
Harbour Town Golf Links (Sea Pines)
Pete Dye / Jack Nicklaus — host of the RBC Heritage PGA Tour event. Bucket-list course. Iconic 18th hole with the lighthouse backdrop.
Heron Point by Pete Dye (Sea Pines)
Pete Dye signature design. Shorter but technical, demands accuracy.
Atlantic Dunes by Davis Love III (Sea Pines)
Originally the George Cobb Ocean Course (1962, the first on the island). Reimagined by Davis Love III in 2016. Features the par-3 15th right on the beach.
Robert Trent Jones Oceanfront (Palmetto Dunes)
The 10th hole green sits as close to the Atlantic as any course on the island. Toptracer Range available.
George Fazio Course (Palmetto Dunes)
Considered the toughest at Palmetto Dunes — long par fours and demanding par threes.
Arthur Hills Course (Palmetto Dunes)
Works through the lagoon system. Most playable of the three at Palmetto Dunes for mid-handicappers.
Shipyard Golf Club
27 holes — Brigantine, Clipper, and Galleon courses. Heritage Golf Collection. Affordable and well-maintained.
Robber's Row (Port Royal Golf & Racquet Club)
Heritage Golf Collection. Historic Civil War grounds with markers throughout the course.
Barony Course (Port Royal Golf & Racquet Club)
Heritage Golf Collection. Clean lines, demands focus and consistency.
Planter's Row (Port Royal Golf & Racquet Club)
Heritage Golf Collection. Tree-lined fairways through Lowcountry terrain.
Oyster Reef Golf Club
Heritage Golf Collection. North end of the island with views of Port Royal Sound.
Palmetto Hall — Arthur Hills Course
Heritage Golf Collection. Traditional parkland design with mature oaks.
Palmetto Hall — Robert Cupp Course
Heritage Golf Collection. More dramatic shaping with bold mounding.
Golden Bear Golf Club at Indigo Run
Jack Nicklaus design. Tree-lined fairways, set in dense oak and pine. Strong value play.
Country Club of Hilton Head
Inside Hilton Head Plantation. Used for U.S. Open qualifying — challenging and well-conditioned.
Dolphin Head Golf Club
Inside Hilton Head Plantation. Friendly course with views of Port Royal Sound.
Bear Creek Golf Club
Inside Hilton Head Plantation. Audubon Certified, par 72 championship layout. Five sets of tees.
OFF-ISLAND PUBLIC COURSES (BLUFFTON)
Hilton Head National
Gary Player and Bobby Weed design. No homes on the course — pure secluded golf. Acclaimed for over 30 years as one of the best-conditioned layouts in the region.
Old South Golf Links
Clyde Johnston design with seven holes along the Intracoastal marshes of McKay's Creek. Considered one of the Lowcountry's best hidden gems.
Crescent Pointe Golf Club
Arnold Palmer design in Bluffton. Excellent value, day-to-day playability.
Eagle's Point Golf Club
Davis Love III design. Solid Lowcountry layout, fair conditioning, good value.
Island West Golf Club
Affordable Bluffton play with a relaxed atmosphere.
Rose Hill Golf Club
Gentle Bluffton course, great for beginners and mid-handicappers.


06 — THINGS TO DO
How to spend your time.
The island and Bluffton pack a lot into a small area. Here's how locals actually spend their weekends.
BEACH & WATER
1. Coligny Beach Park — the most popular public beach access
1. Driessen Beach Park — quieter, north end
1. Folly Field Beach Park — public access, mid-island
1. Outside Hilton Head — kayak, paddleboard, dolphin tours through the salt marsh
1. Charter fishing out of Shelter Cove Marina or Harbour Town
1. Boat the May River — Palmetto Bluff or Wexford water access
FAMILY & OUTDOORS
1. Pinckney Island National Wildlife Refuge — 4,000 acres, walking and biking
1. Sea Pines Forest Preserve — 605 acres of trails
1. Coastal Discovery Museum at Honey Horn
1. Bike the island — over 60 miles of paved leisure trails
1. Lawton Stables (Sea Pines) — horseback riding through the forest preserve
SHOPPING & CULTURE
1. Harbour Town shops and the lighthouse
1. Shelter Cove Towne Centre — anchor shopping, weekly summer fireworks
1. Coligny Plaza — beachside shops and restaurants
1. Old Town Bluffton — galleries, antiques, Calhoun Street walking district
1. Tanger Outlets — Bluffton, name-brand outlet shopping
1. Arts Center of Coastal Carolina
ANNUAL EVENTS
1. RBC Heritage PGA Tour Tournament — April, Harbour Town
1. Hilton Head Wine + Food Festival — March
1. Concours d'Elegance — November
1. Hilton Head Island Boat Show — May, Windmill Harbour
1. Sandcastle competitions and beach music summer concerts
1. Hilton Head Symphony Orchestra performances year-round


07 — THE BUYING PROCESS
What to expect, step by step.
01
Define your goals
Primary residence, second home, or investment? Each path changes the math on neighborhood, rental potential, financing, and tax treatment. We'll work through these together before we ever step in a property.
02
Get your financing in order
If you're financing, get pre-approved first. Hilton Head has its own lending nuances — particularly around investment property loans and STR income qualification. I have local lenders I trust and can introduce you.
03
Tour the right properties
We'll narrow inventory based on the matching framework in this guide. Expect a one- to two-day tour for most buyers. I'll handle scheduling, coordinate gate access for plantation properties, and give you honest input on each.
04
Make a strong offer
Hilton Head's market moves fast on the right properties. We'll structure an offer that's competitive but protects you — earnest money, inspection terms, financing contingencies, and repair caps. I negotiate hard on your behalf.
05
Inspections & due diligence
General home, termite/CL-100, HVAC, and depending on the property, dock, pool, or septic. For investment properties, we also pull rental history. Coastal homes get extra scrutiny on roof, windows, and elevation.
06
Close & take possession
South Carolina is an attorney-state — your closing happens at a real estate attorney's office. Typical timeline is 30–45 days from offer accepted. I stay in front of every step so nothing surprises us at the closing table.


08 — WORKING TOGETHER
Let's find your home.
My approach is simple. I work this market every single day, I know the inventory before it hits public sites, and I represent you with the same care I'd want for my own family. Whether you're 30 days out or 18 months out, the right time to start the conversation is now.
If you've made it this far in the guide, you're the kind of buyer I love working with — thoughtful, doing your homework, and serious about the move. Let's talk.
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