
 
 

 
A G E N D A  

PLANNING COMMISSION 
March 23, 2026 at 6:30 PM 

 
Call to Order 

EnterTextHere 

Consideration of Minutes 

1. Minutes of February 23, 2026 

Disclosures and Recusals 

If there is anyone wishing to speak to anything on the agenda, please approach the podium 
when the item is presented and please limit your comments to 4 minutes 

Old Business 

2. Variance: Encroachment into required front setback - 1415 6th Avenue - 40011 07006 - 
R-2 – Linda R. Ainsworth/Virginia Addicott 

New Business 

3. Variance: Encroachment into setback - 1801 Butler Avenue - 40009 08009 - R-2 - 
William Trout, Jr. 

4. Variance: Encroachment into required front setback - 18 Pulaski Street -40001 09003 -R-
2 – Tybee Trust (Jennifer Rutherford). 

5. Site Plan with variance (parking): mixed use structure - 103 Byers Street - 40026 01005 
-C-2 – You & Me Investments, LLC (Regina & Twila Bryan). 

6. Minor Subdivision: property line adjustment – 909/911 Lovell Avenue - R-2 - 40006 
08012 - Joseph & Cindy Whitaker - 40006 08011 - Julian McKenzie. 

7. Major Subdivision minor revision: Development Agreement Update for final grade height 
measurement - 1-10 Ocean Drive (formerly 708 Butler Avenue) - R-2 – Christopher 
Koncul. 
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     CITY OF TYBEE ISLAND 

 

Planning Commission Meeting 
February 23, 2026 – 6:30 pm 

Minutes of Meeting 
 
 
Chair Elaine McGruder called the meeting to order at 6:30pm, February 23, 2026. Planning 
Commission members in attendance were Ted Franks, Mack Kitchens, Robert Matkowski, 
Lynn Moody, Ron Rimawi, and Marie Rodriguez-Beebe. Staff members in attendance were 
Patricia Sinel, Lisa L. Schaaf, and Fabian Mann.  
 
Opening Ceremonies: Pledge of Allegiance 
 
Planning Commission Oath: 
Administered by Fabian Mann, City of Tybee Island Clerk of Council 

• Mack Kitchens: one-year term ending January 31, 2027. 
• Ted Franks: two-year term ending January 31, 2028. 
• Lynn Moody: two-year term ending January 31, 2028. 
• Elaine McGruder: two-year term ending January 31, 2028. 
• Marie Rodriguez-Beebe: two-year term ending January 31, 2028. 

 
Elections: 
Patricia Sinel asked Planning Commissioner to nominate a Chair for a one-year term. Lynn 
Moody nominated Elaine McGruder. Mack Kitchens seconded. The vote for Elaine 
McGruder for Chair was unanimous. Patricia Sinel requested the Planning Commissioners to 
nominate a Vice Chair for a one-year term. Lynn Moody nominated Bob Matkowski. Bob 
Matkowski declined the nomination. Elaine McGruder nominated Ron Rimawi for Vice Chair. 
Lynn Moody seconded. The vote for Ron Rimawi as Vice Chair was unanimous. 
 
Consideration of Minutes for January 26, 2026. Ron Rimawi made a motion to approve. Bob 
Matkowski seconded. The vote to approve was unanimous.  
 
Disclosures/Recusals. There were none. 
 
Old Business. There was none. 
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New Business: 
Variance: Encroachment into required front setback - 1415 6th Avenue - 40011 07006 - 
R-2 – Linda R. Ainsworth/Virginia Addicott. (Applicant has requested to table to 
3/23/2026). 
Patricia Sinel stated that the applicants are not in town and asked to be continued until March 23, 
2026, Planning Commission meeting. Marie Rodriguez-Beebe made a motion to continue till the 
March 23, 2026, Planning Commission meeting. Bob Matkowski seconded. The motion to continue 
was unanimous. 
 
Special Review: Extension and rebuild of dune crossover – 11th Terrace HOA – R-2 - 
Elizabeth Hamrick (HOA Representative). 
Patricia Sinel stated this is for the replacement and extension of a dune crossover. The applicants 
have an existing crossover in the R-2 zoning district. The use is not permitted by right as crossovers 
and expansions to crossovers require a special review approval. The existing crossover ends in the 
dunes. The proposed crossover adds about ninety feet and takes it past the dune system and ends just 
before the beach, which is consistent with most of the dune crossovers in this area. Elizabeth Shan 
Hamrick, who lives at 1 11th terrace, and is the project liaison for the 11th Terrace HOA. She stated 
she appreciates the planning commissions consideration. Jason Ball, who lives at 4 Cedar view 
Court, Savannah, and he is with Ball Maritime Group. He stated the side stairs will be put back in 
same place and same footprint. Brian Shields, who lives at 5 11th Terrace, stated he is with the 11th 
Terrace HOA and is concerned about how the work will affect the flooding that sometimes happens 
on that street and he is against the new crossover. Mack Kitchens made a motion to approve with 
staff conditions. Ted Franks seconded. The motion to approve was unanimous.  
 
Map Amendment: rezone from R-T to C-1 - 2 Second Street - 40004 03011 – R-T – David 
E. Lane (Owner)/Left Lane Development (Developer). 
Patricia Sinel stated this is a Restaurant/Private beach club that will be for members only. The C-1 
zone will allow this restaurant use. This property is also in the Comprehensive Plan Character Area of 
Commercial Gateway. Staff recommends approval with conditions. Derrick Le, address is 700 
Drayton Street, Savannah stated this development will give land value. He stated they will also hire 
local employees and partner with local business for events for their guests. Robert Matkowski 
made a motion to deny. Mack Kitchens seconded. Voting against the motion to deny were Ted 
Franks, Marie Rodriguez-Beebe and Lynn Moody. Voting for the motion to deny were Mack 
Kitchens, Robert Matkowski, and Ron Rimawi. Elaine McGruder voted against the motion 
to deny. The motion failed. Lynn Moody made a motion to approve. Ted Franks seconded. Voting 
against the motion to approve were Mack Kitchens, Robert Matkowski, and Ron Rimawi. 
Voting for the motion to approve were, Ted Franks, Marie Rodriguez-Beebe and Lynn Moody. 
Elaine McGruder voted for the motion to approve. The Motion to approve passed 4 to 3. 
 
Variance: Relief from parking standards - 2 Second Street - 40004 03011 – R-T – David 
E. Lane (Owner)/Left Lane Development (Developer). 
Lynn Moody made a motion to approve. Ted Franks seconded. Voting against the motion to approve 
were Mack Kitchens and Robert Matkowski. Voting for the motion to approve were Ted 
Franks, Marie Rodriguez-Beebe, Lynn Moody and Ron Rimawi. The motion to approve 
passed 4 to 2. 
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Site Plan: Commercial development for a private restaurant – 2 Second Street -40004 
03011 – R-T – David E. Lane (Owner)/Left Lane Development (Developer). 
Staff recommends approval. Lynn Moody made a motion to approve. Ted Franks seconded. 
Voting against the motion to approve were Mack Kitchens, Ron Rimawi and Robert 
Matkowski. Voting for the motion to approve were Ted Franks, Marie Rodriguez-Beebe, 
Lynn Moody and Elaine McGruder. The motion to approve passed 4 to 3. 
 
Conveyance: Request by the Tybee Post Theater to acquire an approximately 700-
square foot section of the Solomon Avenue right of way - 10 Van Horn – 40003 09006 
– R-T – City of Tybee Island. 
Patricia Sinel stated the theater is requesting this roughly 700 square feet to eventually tie into an 
extended parking area. Any future development/redevelopment of this site will require site plan 
approval. This property itself is undevelopable and does not meet any site minimum requirements. 
The city has no future plans for this property. Evan Getts, who lives at 116 Hope Lane, stated they 
want to use this area eventually for parking. Robert Matkowski made a motion to deny. There was 
no second, motion to deny failed. Lynn Moody made a motion to approve. Marie Rodriguez-
Beebe seconded. The motion to approve was unanimous. 
 
Director’s Report: 
Patricia Sinel stated the map amendment for the 36 acres accredited section of unplatted property 
has been withdrawn from the agenda. The conveyance for the Lazaretto creek project will be tied into 
the abandonment documentation which will be addressed at a later City Council meeting. The  text 
amendments for the Land Development Code second reading will go to City Council on March 12, 
2026, with the map and text amendments for the local historic district going March 12, 2026, for the 
first reading(text amendment). 
 
Adjournment: 8:30 pm     
 
Lisa L. Schaaf 
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STAFF REPORT 
PLANNING COMMISSION MEETING: March 23, 2026 
CITY COUNCIL MEETING:  April 9, 2026 

REQUESTED ACTION: Recommend approval of a variance for encroachments into the required front yard setback. 

LOCATION:  1415 6th Avenue  PIN:  40011 07006 

APPLICANT:  Virginia Addicott OWNER:  Linda Ainsworth 

EXISTING USE: Single-Family Residence PROPOSED USE: Single-Family Residence 

ZONING:  R-2 one- and two-family residential district PERMITTED: Variance required 

COMMUNITY CHARACTER MAP:  Inland Cottage Neighborhood 

PROPOSAL:  The applicant seeks a variance for encroachment into the front yard setback to enclose a screen porch 
to a conditioned space, to enclose the open, covered entryway into conditioned space, and to install a cover over 
the relocated front entryway. 

Map 1: Location (2024 Aerial) 
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LAND DEVELOPMENT CODE (LDC) ANALYSIS. The structure at 1415 6th Avenue was initially constructed in 1938 
and sits on approximately 0.14 acres. 

The zoning district, the R-2 one- 
and two-family residential 
district, provides provide for affordable 
development of single-family and 
duplex style development. This district 
is intended for medium density 
residential neighborhoods which are 
quiet and livable. This district includes a 
mixture of one- and two-family homes 
with compatible educational, religious, 
and public institutions as well as limited 
home occupations. 

TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into the Inland Cottage 
Neighborhood character area of the Comprehensive Plan.  

The Inland Cottage Neighborhood character area The Inland Cottage neighborhood is a large character area 
composed of much of the area west of Butler Avenue to the Back River and Marshfront Neighborhood areas. It is 
most predominantly residential in 
character, with a mix of dwelling types. 
Housing includes permanent residences 
and rental homes of various sizing, 
along with multi-family. Both 
traditional historic cottages and large 
new residential homes are found here. 

It is important to note the following 
strategies as they pertain to the Inland 
Cottage Neighborhood area, and this 
proposed site plan:  

• Preserve/restore historic 
structures whenever possible. 

• Preserve the residential
character of this neighborhood.

Map 2: Zoning 

Map 3: Character Area 
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VARIANCE ANALYSIS 
The Land Development Code (LDC) requires all residential zoning districts, including the R-2 district to have a 
minimum front yard setback of 20 feet, as measured from the front property line. In the LDC, setback means the 
minimum horizontal distance between the front, rear, or side lot lines and the existing or proposed edges of the 
structure. The term "required setback" means a line beyond which a building is not permitted to extend under the 
provisions set forth in this Land Development Code establishing minimum depth and width of yards.  

 
The existing structure has close to 150 square feet of screened and covered  front porch that encroaches into the 
required front yard setback, with another 150 square feet of conditioned area encroaching into the front yard 
setback. 
 
Non-conforming structure. The existing structure is non-conforming due to the front of the house, including 
conditioned, covered, open, and stair areas constructed in the front yard setback. Enclosing the screened-in porch 
and open entry way (red) would extend the non-conformity and adding the cover over the new front entryway 
(purple) would increase the non-conformity. 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1:Survey depicting existing covered deck encroachments on side and front with proposed conditioned enclosures (red) outside of the 
building envelope (green). 

Picture 1: Proposed location of enclosures (red) 

Picture 2: Sketch of areas to be enclosed 
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Sec. 3-020. - Continuance of nonconforming uses/structures (B)(1). A nonconforming residentially 
used structure which is only nonconforming as a result of a setback encroachment on some portion 
of the property, may be expanded and enlarged beyond its ground footprint without a variance as 
long as no further encroachments into any setbacks are to be created and so long as all other 
provisions of the ordinances are complied with, such as all applicable building, state and federal 
regulations including those set forth by FEMA and all green space requirements are met.  

 
VARIANCE CRITERIA 
Per Section 5-090-Variances, the mayor and council may grant a variance from the strict application of the 
provisions in this Land Development Code only if physical circumstance, condition, or consideration exists:  

• There are unique physical circumstances or conditions or considerations beyond that of surrounding 
properties, including a substandard lot of record that existed prior to March 24, 1971; irregularity; 
narrowness; or shallowness of the lot shape; or exceptional topographical or other physical circumstances, 
conditions, or considerations related to the environment, or to safety, or to historical significance, that is 
peculiar to the particular property; and 

• Because of such physical circumstances or conditions or considerations, the property cannot be developed 
in strict conformity with the provisions of this Land Development Code, without undue hardship to the 
property. 

• A nonconforming use or structure does not constitute a unique physical circumstance, condition, or 
consideration. 

 
Hardship is defined in the LDC as the circumstances where special conditions, which were not self-created or 
created by a prior owner, affect a particular property and make strict conformity with the restrictions governing 
dimensional standards (such as lot area, lot width, setbacks, yard requirements, or building height) unnecessarily 
burdensome or unreasonable in light of the purpose of this Code. Unnecessary hardship is present only where, in 
the absence of a variance, no feasible use can be made of the property. 
 
No permitting or develoment requirements of the LDC are waived, modified, or varied by the approval of this 
variance. 
 
STAFF FINDING. The variance request does not meet the hardship definition or constitutes a unique physical 
circumstances, conditions, and/or considerations beyond that of surrounding properties, as known to staff. 

Picture 3: Areas to be enclosed (red) and new porch covering (purple) Picture 4: Sketch of area to be covered 
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STAFF CONTACT 
Patricia Sinel, AICP, CFM, CNU-A 
Community Development Director 
Patricia.Sinel@cityoftybee.gov 
912-472-5031 
 
ATTACHMENTS 
A. Application 
B. SAGIS/Tax Assessor Record Card 
C. Survey 
D. Sketches 
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VARIANCE ANALYSIS 
The Land Development Code (LDC) requires all residential zoning districts, including the R-2 district to have a 
minimum front yard setback of 20 feet, as measured from the front property line. In the LDC, setback means the 
minimum horizontal distance between the front, rear, or side lot lines and the existing or proposed edges of the 
structure. The term "required setback" means a line beyond which a building is not permitted to extend under the 
provisions set forth in this Land Development Code establishing minimum depth and width of yards.  
 
Non-conforming structure. The existing structure is non-conforming due to the front and side of the house, 
including decks and conditioned spaces of all existing stories, and residential units below the design flood elevation, 
all constructed in the front yard and side yard setbacks. In fact, the portions of the front staircase and side yard 
screening/fencing is located in the city’s right of way. The back staircase is also in the rear yard setback. 
 
Expanding into the side yard setback on the top floor, and roofing and screen-enclosing the front entry deck, adding 
a top story deck into the front yard setback would all increase the non-conformity. 

 
 

Picture 1: Front view November 2025 

Picture 1: Front view February 2026 
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Sec. 3-020. - Continuance of nonconforming uses/structures (B)(1). A nonconforming residentially used 
structure which is only nonconforming as a result of a setback encroachment on some portion of the 
property, may be expanded and enlarged beyond its ground footprint without a variance as long as no 
further encroachments into any setbacks are to be created and so long as all other provisions of the 
ordinances are complied with, such as all applicable building, state and federal regulations including those 
set forth by FEMA and all green space requirements are met.  

Figure 1: proposed front view 

Figure 2: Survey with setbacks (green) 
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Figure 3: Survey showing upper floor encroachments 

Figure 5: Floor plans showing additional encroachment locations (red) 








































