
 
 

 
A G E N D A  

PLANNING COMMISSION 
November 17, 2025 at 6:30 PM 

 
Call to Order 

Pledge of Allegiance 

Consideration of Minutes 

1. Minutes of October 20, 2025 

Disclosures and Recusals 

Old Business 

New Business 

2. Subdivision of land (minor): dividing one lot into two - 6 Dogwood Avenue -
40001-10013 -R-1 -Barbara Miller. 

3. Subdivision of land (minor): subdividing and combining lots - 144 S Campbell 
Avenue -40016 02005A -R-2 -William C. Fleetwood, Jr. 

4. Special Review: home occupation - 1201 Butler Avenue -40007 07012 -R-2 -
Norman Chavez Zapien. 

5. Variance: setback encroachments - 8 Driftwood Court - 40002 24025 -PUD -
John & Kelly Meier. 

6. Map Amendment: rezone from C-1 Conditional (SE Overlay) to C-1 (SE 
Overlay) - 20 14th Street -40007-06001 -Shiloh & Amber Hutton. 

7. Map Amendment: Addition of the Fort Screven and North Campbell 
Subdivision Local Historic District overlay to official zoning map. 

8. Text Amendment: Update to Article 14- Historic Preservation and Sec. 4-050. 
- Zoning districts to create the Fort Screven and North Campbell Subdivision 
Local Historic District. 
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Feedback Session: 

Overview of Land Development Code Update 

Directors Report 

Adjournment 
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      CITY OF TYBEE ISLAND 
Planning Commission Meeting 

October 20, 2025 – 6:30 pm 
Minutes of Meeting 

 
 
Chair Elaine McGruder called the meeting to order at 6:30pm, October 20, 2025. 
Planning Commission members in attendance were Anna Butler, Beau Livingston, 
Robert Matkowski, David Roberts, Ron Rimawi, and Marie Rodriguez-
Beebe. Staff in attendance were Patricia Sinel and Lisa L. Schaaf.  
 

Opening Ceremonies. Pledge of Allegiance 
 

Consideration of Minutes for September 15, 2025, Marie Rodriguez-Beebe made 
a motion to approve with David Roberts amendment. Robert Matkowski seconded. 
The vote to approve was unanimous.  
 

Disclosures/Recusals. There were none. 
 

Old Business. There were none. 
 

New Business:  
Site Plan Amendment: Bathroom addition to Marine Science Center – 37 
Meddin Drive - 40001 03012 – Tybee Island Marine Science Center/City of 
Tybee Island.  
Patricia Sinel stated this is a site plan amendment to add a bathroom onsite of the 
Marine Science Center. The permanent bathrooms will be located behind where the 
temporary bathrooms are currently located now. If the bathrooms meet the five foot 
accessory structure setback, staff recommends approval. Marie Rodriguez-Beebe 
made a motion to approve with the five foot setback. Ron Rimawi seconded. The vote 
to approve was unanimous. 
 
Subdivision (Minor): Two lot subdivision - 1711 Butler Avenue/1712 Lovell 
Avenue - 40009 02002 – Salty Shore Holdings LLC (Anthony Sapone).  
Patricia Sinel stated this is a two-part case. This minor subdivision is necessary for the 
concurrent site plan case, next on the agenda. Staff recommends approval. Marie 
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Rodriguez-Beebe made a motion to approve. Beau Livingston seconded. Vote to 
approve was unanimous. 
 
Site Plan: Triplex - 1712 Lovell Avenue - 40009 02002 – Salty Shore Holdings 
LLC (Anthony Sapone).  
Patricia Sinel stated this site plan is the back side of the previous subdivision that will 
be 1712 Lovell Avenue. This site plan is for a stacked triplex meaning the residential units 
are stacked on top of each other verses side by side, like townhomes. Staff recommends 
approval. Anthony Sapone, who lives at 112 Sea-Lane Drive, stated the stacked units 
are to meet all the setback requirements. Marie Rodriguez-Beebe made a motion to 
approve. Ron Rimawi seconded. The vote to approve was unanimous. 
 
Variance: Encroachment into Toe of Dune Setback – 8 Bay View Lane - 
40021 16043 – Scott and Elizabeth Maher.  
Patricia Sinel stated this is also a two-part application. The existing crossover as 
permitted by DNR in 1993. The property owners would like to remove the existing deck 
that encroaches into the toe of dune setback and add an extension to the residential 
structure with two stacked decks, a less overall encroachment. Scott Maher, who lives 
at 8 Bay View Lane, stated he will be taking most of the deck out of the dune setback. 
Marianne Bramble, who lives at 215 Lovell Avenue, stated the toe of the dune 
continues to move and this would impact it in some way. David Robert made a motion 
to approve. Beau Livingston seconded. The vote to approve was unanimous. 
 
Special Review: Dune crossover extension and retaining wall – 8 Bay View 
Lane - 40021 16043 – Scott and Elizabeth Maher. 
Patricia Sinel stated the applicant would like to replace the wood retaining wall with a 
masonry wall and add a set of stairs that start on the ground connecting to the existing 
permitted beach crossover. Staff recommends approval. Anna Butler asked Scott 
Maher could the steps start closer to the proposed deck. Scott Maher, who lives at 8 
Bay View Lane, stated the proposed configuration will make it easier to maneuver kayaks 
onto the crossover. David Roberts made a motion to approve. Marie Rodriguez-
Beebe seconded. Voting for the motion were Beau Livingston, Marie Rodriguez-
Beebe and David Roberts. Voting against the motion were Anna Butler, Robert 
Matkowski, and Ron Rimawi. Chair Elaine McGruder voted for the motion to 
break the tie. The vote to approve was 4 to 3. 
 
Text Amendment: Update to Section 3-250. - Private Parking Lots. 
Patricia Sinel stated this text amendment is regarding private parking lots, also known 
as parking for a fee. In the spring of 2025 City Council directed staff to review and make 
recommendations on the LDC Section 3-250 Private parking lots. Marianne Bramble, 
who lives at 215 Lovell, stated she is very pleased with this change. David Roberts made 
a motion to approve. Anna Butler seconded. Vote to approve was unanimous. 
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Text Amendment: Update to Article 14- Historic Preservation and Sec. 4-
050. - Zoning districts to create the Fort Screven and North Campbell 
Subdivision Local Historic District.  
Map Amendment: Addition of the Fort Screven and North Campbell 
Subdivision Local Historic District overlay to official zoning map. 
Patricia Sinel stated the applicant has requested to table the text amendment and map 
amendment for the LDC regarding the Fort Screven and North Campbell neighborhood 
local historic district. Marie Rodriguez-Beebe made a motion to table. Beau 
Livingston seconded. 
 
Director’s Report: 
Patricia Sinel stated the 3 Oceanview Court for the dune cross over was approved. 704 
Lovell variance was tabled. Planning Commission have 5 openings this January: four (4) 
two-year terms and one (1) one-year term.  
 
Adjournment: 8:00 pm     
 
Lisa L. Schaaf 
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STAFF REPORT 
PLANNING COMMISSION: November 17, 2025 
CITY COUNCIL MEETING:  December 11, 2025 

REQUESTED ACTION: Recommend approval for a minor subdivision. 

LOCATION:  6 Dogwood Avenue  

APPLICANT:  Barbara Miller 

EXISTING USE:  Single-family residential 

ZONING:  R-1 

PIN:  40001 10013 

OWNER:  Barbara Miller 

PROPOSED USE:  Single family and Vacant 

USE PERMITTED BY RIGHT:  Requires minor 
subdivision plat approval 

COMMUNITY CHARACTER MAP: Fort Screven Historic District 

PROPOSAL:  The applicant is requesting to subdivide one lot (LOTS 3 & 4 BLOCK 35 FT SCREVEN  WARD TYBEE) of 
0.23 acres, back into two lots, 3 and 4 with the intention of transferring Lot 4 to the adjacent property owners (Lot 
5). Lot 3 contains an existing single family structure, while lot 4 is vacant. 

LAND DEVELOPMENT CODE (LDC) ANALYSIS. The property currently fall into the R-1 Residence zoning district. The 

focus of the R-1 residence district is to minimize development densities in certain portions of the island to prevent 

Map 1: Location map 
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overall development on the island from exceeding its environmental carrying capacity. Also, to provide for quiet, 
livable, low-density single-family neighborhoods including compatible and supporting low impact educational, 
religious, and public institutions, as well as limited provisions for bed and breakfast operations. The requirements 
in the R-1 zoning district are as follows: 

• Minimum Lot area: 12,000 square feet 
• Front yard: 20 feet 
• Side yard: 10 feet 
• Rear yard: 20 feet 
 

 
 

R-1 
Zoning 

Minimum 
Requirements 

Existing Lot 3 Lot 4 

Front 
Yard 

20 feet 20 feet 20 feet 20 feet 

Side Yard 10 feet 10 feet 10 feet 10 feet 
Rear Yard 20 feet 20 feet 20 feet 20 feet 
Lot Area 12,000 Single-Family  

 
10,187.39 5,091.64 feet 5,095.75 feet 

lot width 60 feet 60 feet 60 feet 60 feet 

 
SUBDIVISION ANALYSIS. The proposed remainder lot 
(3) faces Dogwood Avenue and is developed. The 
proposed new lot (4) also faces Dogwood Avenue and 
is not developed. The proposed subdivision does not 
meet the requirements for new lots in the zoning 
district for minimum lot area.  
 
However, the lots in this historic area have been 
traditionally smaller than the R-1 zoning district 
allows. 
 
The minor subdivision is compliant with the plat 
submittal requirements of Section 10-050 – Minor 
subdivisions with the lots front existing public streets, 
do not require a new street, and have city water and 
sewer service available.  
 
However, prior to final signatures and plat recording, 
the applicant will need to include the setbacks, zoning district, and a note stating that drainage requirements must 
be met before a building permit can be issued on the minor subdivision plat. 
 

Map 2: Zoning Map 

Map 3: 1996 Parcel Map 
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REVIEW CRITERIA 
 
The minor subdivision also meets the standards for subdivision proposals as laid out in Section 5-151 - Standards 
for subdivision proposals: 

• All subdivision proposals shall be consistent with the need to minimize flood damage. 
• All subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical and water 

systems located and constructed to minimize flood damage. 
• All subdivision proposals shall have adequate drainage provided to reduce exposure to flood hazards. 
• Base flood elevation data shall be provided for subdivision proposals and other proposed development. 

  
Regarding the substandard lot size, Section 3-030 Reduction in lot size addresses the creation or reduction of lots 
below the minimum lot area: 
Lots may be reduced below minimum area standards upon approval of mayor and council provided: 

• That the lot or lots as reduced will be consistent with the existing density and development pattern.  
• That the lot or lots as reduced permits and maintains, without any variance, the required front, side, and 

rear yard setbacks.  
• That the lot or lots as reduced is/are, or will be, connected to city water and sewer. 

 
  

Map 4: Proposed minor subdivision (green existing lot, red is proposed split) 
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TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into one character area  of the 
Comprehensive Plan: Fort Screven Historic District. The character area is described herein:  
 
The Fort Screven Historic District includes 
Officers Row and all of historic Ft. Screven, 
which represents significant historic, cultural 
and natural resources. The neighborhood is a 
unique area that includes many uses, 
including some new, larger scale 
development, traditional cottages, 
townhomes/condominiums, public uses such 
Jaycee Park, the Tybee Post Theater and the 
Community Center, historic sites, narrow 
streets, oldgrowth street trees and public 
parking. The area is listed on the National 
Register of Historic Places as the Fort Screven 
Historic District.. 
 
 
No permitting or development requirements of the LDC are waived, modified, or varied by the approval of this final 
plat. 
 
STAFF FINDING. The proposed minor subdivision meets the majority of the requirements of the Land Development 
Code of Tybee Island. Staff recommends approval with the following condition: 

• Applicant will need to meet all content requirements for a minor subdivision final plat including adding the 
setbacks for both parcels, add the zoning district, verify the lot numbers, and add an appropriate statement 
on the plat to the effect that all drainage requirements must be met prior to the issuance of a building 
permit on any lot in the subdivision.  

• Staff will review the updated plat to ensure it meets all content requirements for a minor subdivision plat. 
 
 

STAFF CONTACT 
Patricia Sinel, AICP, CFM, CNU-A 
Community Development Director 
Patricia.Sinel@cityoftybee.gov 
912-472-5031 
 
ATTACHMENTS 
A. Application 
B. SAGIS property card and map 
C. Survey indicating changes 

Map 5: Character Areas 

mailto:Patricia.Sinel@cityoftybee.gov
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TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into one character area  of the 
Comprehensive Plan: Marshfront neighborhood. The character area is described herein:  
 
 The Marshfront Neighborhood area is 
predominantly residential, with a fine 
mix of home type, size and scale. Small 
cottages exist along with larger homes 
and vacation rentals, along narrow 
roads fronted by majestic palms, live 
oaks and other shade trees. There are a 
few commercial uses in various areas, 
but the character is largely residential 
and anchored by the proximity of the 
coastal salt marshes, which provide 
beautiful scenic views as well as 
environmental benefits. 
 
 
 
 
 
 
Strategies that may be pertinent to this proposed subdivision include: 

Map 4: Character Areas 

Map 3: Proposed minor subdivision (green existing lot with lot to be combined, red is proposed split) 




















