
 
 

 
A G E N D A  

PLANNING COMMISSION 
October 21, 2024 at 6:30 PM 

 
Call to Order 

Consideration of Minutes 

1. Minutes of September 16, 2024 

Disclosures and Recusals 

Old Business 

New Business 

2. SPECIAL REVIEW WITH SITE PLAN: requesting to change business from 
retail to a lounge within existing building – 1515 Butler Ave.- 40008 07009 
– Zone C-1/SE – Stewart Putman (Nautical Properties, LLC). 

3. SITE PLAN APPROVAL-AMENDED: requesting to amend previously approved 
site plan -104 17th St. -40008 18001 -Zone C-1– Walter Freeman (Southern 
Belle Rentals, LLC). 

4. SITE PLAN APPROVAL: requesting to install fence around perimeter of 
vacant property -1002 US HWY 80 – 40026 11002 -Zone C-2 – Walter 
Freeman (Southern Belle Rentals, LLC). 

5. SITE PLAN APPROVAL WITH VARIANCE: requesting to redevelop site and 
with variance for parking -1601 Butler Ave. 40008 18004 -Zone C-1/SE -
Walter Freeman (Tybee Eats, LLC). 

6. SITE PLAN APPROVAL-AMENDED: requesting to amend previously approved 
site plan to include carousel - 301 1st Street (Sugar Shack) -40003 15001 -
Zone C-2 - Liran Portal (301 1st Tybee, LLC). 

Adjournment 

Standing Items 

Adjournment 



 

 
P.O. Box 2749 – 403 Butler Avenue, Tybee Island, Georgia 31328-2749 

(866) 786-4573 – FAX (866) 786-5737 
www.cityoftybee.org 
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Planning Commission Meeting 
 MINUTES  

September 16, 2024 
 
 
Chair Elaine McGruder called the September 16, 2024, Tybee Island Planning Commission 
meeting to order. Commissioners present were Anna Butler, Marie Rodriguez-Beebe, Beau 
Livingston, Robert Matkowski, Michelle Nooney and David Roberts. Staff members present 
were Patricia Sinel (Community Development Director) and Lisa Schaaf (Zoning Specialist). 
 
Pledge of Allegiance 
 
Consideration of Minutes: 
Chair Elaine McGruder asked for consideration of the June 17, 2024, meeting minutes. Robert 
Matkowski made a motion to approve. Michelle Nooney seconded. The motion to approve was 
unanimous.  
 
Disclosures/Recusals: 
Chair Elaine McGruder asked if there were any Disclosures or Recusals. There were none. 
 
Old Business: 
Chair Elaine McGruder asked if there was any old business. There was none. 
 
New Business: 
SUBDIVISION OF LAND MINOR: requesting to combine three lots into two lots - 0 5th Avenue - 40003 
11014 - Zone C-1 and R-2 - William Navon.  
Patricia Sinel stated this is three vacant lots, other than the presence of the billboard. The goal is to 
combine the three into two lots. The northern most lot is zoned R-1-B single family residential. The 
bottom two lots are zoned C-2 Highway Business. As part of the comprehensive plan the northern 
portion of the property is part of the Fort Screven historic district. The southern portion is part of the 
Commercial Gateway character area. Currently, these properties are vacant.  
 
There is a plan once this plat is approved to potentially move a historic structure on to the residentially 
zoned lot. The applicant is requesting the subdivision to gain two feet to make sure that the proposed 
historic structure will meet all the setback requirements. The bottom (southern) two parcels will be 
combined and those are zoned C-2, creating one large C-2 parcel. There are no current plans for the 
combined commercial parcel.   
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This proposal does meet all the requirements of our land development codes, subdivision standards, 
including the minimum lot sizes and the minimum lot width of sixty square feet. Staff recommends 
approval.  
 
David Roberts stated that he has two problems with the proposal. This is a really intact nice 
neighborhood. Looking at the master plan the first line which applies to all properties reads is to ensure 
residential development and redevelopment matches the context of the surrounding traditional 
neighborhoods. This would be the anomaly in the neighborhood. David Roberts asked what zoning 
will apply to the north lot if the two foot of commercial is added to it. Patricia Sinel stated the 
residential zoning district. She stated the way the code is written, with conflicts or split zoning on a 
property, the least intensive zoning district will take precedent. David Roberts asked can you tell me 
where in the Land Development Code (LDC) that word is defined. Also, what would prevent someone 
from arguing that they want to us the C-2 zoning on that property? Who is going to be the arbiter on 
what is less or more intense use.  
 
Patricia Sinel replied stated yes and read to the Commission Sec. 1-050 of the LDC called Severability 
and Conflict. “If any section, subsection, clause, provision of these regulations shall be held to be 
invalid or unconstitutional by any court of competent jurisdiction, such holding shall not affect any 
other section, subsection, clause, provision, or portion of these regulations which is not invalid or 
unconstitutional. Where the provisions of this Land Development Code are in conflict with each other 
or with other ordinances, the most restrictive provisions shall be enforced.”  
 
Patricia Sinel also stated there is another conflict section in the LDC regarding split zoning. David 
Roberts responded that was in Section 4-040. He asked why is that “least intense” meaning not in the 
code? Patricia Sinel stated in the planning world those definitions are actually known. They are 
considered best planning practices.  
 
Kennon Stroud with Roberts Civil Engineering at 2 E. Bryan St. Savannah, Ga. representative for the 
applicant approached the Planning Commission and stated what were looking to do is combine the two 
lots in the commercial which it is already zoned C-2. The reason for combining the two lots is to provide 
ample room for whatever may come in the future for parking and stormwater. And by adding the two 
feet to the residential lot would be easier than getting a variance for the setbacks for adding the 15th St. 
house to that lot. Marie Rodriguez-Beebe made a motion to approve. Michelle Nooney seconded. 
Voting in favor were Marie Rodriguez-Beebe, Michelle Nooney and Beau Livingston. Voting 
against was Anna Butler, Robert Matkowski and David Roberts. Elaine McGruder broke the 
tie by voting in favor. Motion to approve, 4-3. 
 
SITE PLAN APPROVAL: requesting to redevelop the wastewater treatment plant maintenance facility – 
923 Bay Street – 40021 08001 – Zone R-1/NEP – City of Tybee Island.  
Patricia Sinel stated this request is for the wastewater treatment plant maintenance facility. The 
closest intersection is Bay Street and Polk. This request is to replace the existing building with a new 
building in the same footprint. This site currently has two zones associated with it. The R-1 single family 
residential and the NEP north end parks and public overlay. The closet residential district is R-2 which 
is one hundred and forty feet from property line to the boundaries of this site plan.  
 
The site plan will have several modifications including the addition of dedicated parking, as well as ADA 
parking which would meet ADA parking standards, which it does not currently. There is also a proposed 
concrete sidewalk and a gravel storage area.  
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The site plan considerations to look at are: the impact or lack thereof on available resources and 
utilities; whether the proposed development is of a scale and mass so as to be compatible with the 
character of the neighborhood; whether the proposed development is consistent with the character area 
under the master plan; and density considerations for the neighborhood including demands on 
infrastructure, traffic, and other relevant factors. Staff recommends approval.  
 
Kevin Smith from Thomas and Hutton, as representative for the Water and Sewer department 
approached the Planning Commission and stated this is updating the existing site that will bring it up 
to code. Beau Livingston made a motion to approve. Robert Matkowski seconded. The vote was 
unanimous to approve, 6-0. 
 
  
Adjournment: 7:30pm     
 
Lisa L. Schaaf 
 



1 
 

 

 STAFF REPORT 
 PLANNING COMMISSION MEETING: October 21, 2024 
 CITY COUNCIL MEETING:  November 14, 2024 
 

 
 

REQUESTED ACTION: Recommend special review and site plan approval for the redevelopment of a retail space to 
a lounge. 
 
LOCATION:  1515 Butler  Ave     PIN:  40008 07009 
 
APPLICANT:  Nautical Properties, LLC (Stewart Putman) OWNER:  Nautical Properties, LLC 
 
EXISTING USE:  Vacant Retail Store  PROPOSED USE:  Lounge 
 
ZONING:  C-1/SE USE PERMITTED BY RIGHT:  Special Review and 

Site Plan approval required 
 
COMMUNITY CHARACTER MAP:  Historic Downtown 
 
PROPOSAL:  The applicant is requesting to redevelop the vacant storefront at 1515 Butler Avenue (formerly a screen 
print shop) to a 557 square foot lounge, Atomic Bar.  
 
Tybee Island’s Land Development Code (LDC) does not have a use or definition for “bar”. The LDC defines 
“lounge” as a commercial establishment dispensing alcoholic beverages for consumption on the premises 
and where dancing and entertainment is permitted. 
 
   
  

Map 2: Community Character Map 

Historic 
Downtown 

Inland Cottage 
Neighborhood 

Map 1: Zoning Map 

C-1/SE 

R-2 
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SITE PLAN ANALYSIS. The proposed use is in an existing building, also owned by the applicant. The proposed use of 
a lounge is between two existing lounges, King Neptune’s Bar and Nickie’s Bar. This is an existing structure with no 
proposed changes to the building footprint or exterior structure, drainage plans and tree preservation plans are not 
required to be submitted. 
 
LAND DEVELOPMENT CODE (LDC) ANALYSIS. The site falls into the C-1 Beach Business zoning district which  
provides for commercial and residential land uses that support and complement recreational use of the beach and 
general tourism of the island. This district also provides central locations for city business and services to meet the 
market needs of the city's residents and visitors. The land uses permitted in this district provide for a substantial 
amount of the island's employment base. 
 
This site is also in the South End (SE) overlay district promotes the welfare and vitality of the city's original main 
commercial and resort area and preserve its historic character and identity for future generations. All commercial 
and multi-family residential uses are permissible subject to site plan approval, or special review and site plan 
approval, as is required by the particular zoning classification of the property. Site plan approval and special review 
is required for new construction and redevelopment of existing sites. 
 
Parking. Typically, bars and restaurants require one space per every six seats based on a maximum seating of 15 
square feet per person in seating area plus one space for every two employees. With the seating capacity calculated 
at 31-35 person, parking requirements would be ten spaces. However, existing structures in the C-1 zoning are not 
required to meet off-street pakring requirements as long as the structure is completely located within 1,000 feet of 
a municipal parking lot. The sturcture is less than 750 feet from the 14th Street Parking Lot @ Souhwest Corner and 
Tybee Pier Pavilion. 
 
Review Criteria  
5-070 Standards for special review. The planning commission shall hear and make recommendation upon such uses 
in a district that are permitted after special review. The application to establish such use shall be approved by the 
mayor and council on a finding that: 

• The proposed use will not be contrary to the purpose of this Land Development Code; 
• The proposed use will not be contrary to the findings and recommendations of the master plan; 
• The proposed use will not be detrimental to the use or development of adjacent properties or the general 

neighborhood or adversely affect the health and safety of residents and workers; 

Picture 1: Existing structure Map 3: Location Map 
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• The proposed use will not constitute a nuisance or hazard because of the number of persons who will attend 
or use such facility, vehicular movement associated with the use, noise or fumes generated by or as a result 
of the use, or type of physical activity associated with the land use; 

• The proposed use will not be affected adversely by the existing uses of adjacent properties; 
• The proposed use will be placed on a lot which is of sufficient size to satisfy the space requirements of said 

use; 
• The parking and all development standards set forth for each particular use for which a permit may be 

granted will be met. 
 
Per Section 5-080. - Site plan approval, in considering a site plan, the mayor and council may consider whether the 
proposed development will be unreasonably detrimental to adjacent or nearby uses and whether the proposed 
development will adversely impact existing conditions in the overall neighborhood, including but not limited to:  

• The impact or lack thereof on available resources and utilities. 
• Whether the proposed development is of a scale and mass so as to be compatible with the character of the 

neighborhood. 
• Whether the proposed development is consistent with the character area under the master plan. 
• Density considerations for the neighborhood including demands on infrastructure, traffic, and other 

relevant factors. 
The mayor and council may approve or deny the application as submitted, or add or delete conditions appropriate 
to protecting the interest of the applicant as well as those of nearby properties. Buffering requirements beyond 
those expressly identified may also be imposed. 

 
No permitting requirements of the LDC are waived, modified, or varied by the approval of this special review and  
site plan. 
 
TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into the Historic Downtown 
District character area of the Comprehensive Plan.  
 

The Historic Downtown District is key character area that acts at the city’s traditional “main street” 
and is the most outwardly “urban” feeling area in the city. It features wide sidewalks and dense 

Figure 1: Proposed Site Plan 
Figure 2: Floorplan (conceptual) 
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commercial uses with restaurants shopping, hotels/lodging, pavilions, and public parking, as well 
as access to the large central pier which acts as a focus point for the beach. Single-family, multi-
family, and vacation rentals form the residential uses.  

 
 

 
 
STAFF FINDING. The special review and site plan meet the requirements of the Land Development Code of Tybee 
Island, and the proposed use is consistent with the surrounding area. Staff recommends approval. 
 
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. Site Plan 

 
 
 

 

Comprehensive Plan – Community Character Area 
The Historic Downtown District 

Recommended Development Strategies 
Meets 

Strategy      
Y/N or N/A 

1. Encourage development/redevelopment of existing vacant properties and under-utilized 
structure. 

Y  

2. Preserve/retain buildings that can house small businesses. Y 

3. Discourage down-zoning within this area.  Y 

4. Future development and redevelopment should be pedestrian-oriented. Y 
5. Beautification and façade improvement projects should be implemented to improve area 

aesthetics 
YN/A 

mailto:Patricia.Sinel@cityoftybee.gov
























https://v3.camscanner.com/user/download
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SITE PLAN ANALYSIS. Due to access issues, the applicant is requesting to move the driveway access from Inlet 
Avenue to Seventeenth Street. City Council approved the existing site plan on May 11, 2023.  
 

 
 
LAND DEVELOPMENT CODE (LDC) ANALYSIS. The site falls into the C-1 Beach Business zoning district which  
provides for commercial and residential land uses that support and complement recreational use of the beach and 
general tourism of the island. This district also provides central locations for city business and services to meet the 
market needs of the city's residents and visitors. The land uses permitted in this district provide for a substantial 
amount of the island's employment base. 
 

Picture 1: Existing structure 

Figure 1: Existing Site Plan Figure 2: Existing Site Plan (parking) 

Picture 2: Existing structure 
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(Plan / Section View)

RootSpace 600 Wall
(Plan / Section View)


