
 
 

 
A G E N D A  

PLANNING COMMISSION 
March 24, 2025 at 6:30 PM 

 
Call to Order 

EnterTextHere 

Consideration of Minutes 

1. MINUTES OF FEBRUARY 24, 2025 

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 

New Business 

2. Special Review: Extension of Dune Crossover - 2 2nd Avenue –Zone R-1-B -40003 17012 
–Mike and Angie Gochenour. 

3. Site Plan with Variance: Removal of on-street parking for driveway and toe of dune 
setback encroachment - 2 2nd Avenue – Zone R-1-B - 40003 17012 – Mike and Angie 
Gochenour. 

4. Site Plan: Change of use - 602 E. Hwy 80 -Zone C-2 -40003 07003 - James and Carmen 
Simpson 

Discussions 

Standing Items 

Adjournment 
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CITY OF TYBEE ISLAND 
 

Planning Commission Meeting 
February 24, 2025 – 6:30 pm 

 
Minutes of Meeting 

 
Chair Elaine McGruder called the meeting to order at 6:30PM, February 24, 2025. Planning Commission 
members in attendance were Anna Butler, Beau Livingston, Robert Matkowski, Michelle Nooney and 
David Roberts. Staff in attendance were Patricia Sinel and Lisa Schaaf. Marie Rodriguez-Beebe was 
absent.  
 
Opening Ceremonies. Pledge of Allegiance 
 
Planning Commission Oath was administered by Fabian Mann Clerk of Council to Robert J. Matkowski 
and Ron Rimawi for 2-year terms ending January 31, 2027. 
 
Elections: David Roberts nominated Elaine McGruder for Chair and Beau Livingston seconded. The vote was 
unanimous. Elaine McGruder nominated Anna Butler for Vice Chair. David Roberts seconded. The vote was 
unanimous. 
 
Consideration of Minutes for January 27, 2025, meeting minutes. Anna Butler stated her motion was to deny 
for consistency was not reflected. Staff stated they would make the change. Robert Matkowski made a motion 
to approve. Beau Livingston seconded. The vote to approve was unanimous.  
 
Disclosures/Recusals. There were none. 
 
Old Business. There was none. 
 
New Business: 
Variance Application: 35’ height requirement. 1105A Bay Street-Zone R-1 -40021 16062 – Kiem 
Cao Nguyon. 
Community Planning Director Patricia Sinel presented the existing conditions of the height variance, an 
existing single-family structure under construction. Patricia Sinel explained the background for the variance. 
City staff approved the building plans on April 18, 2023, showing a top of roof height of 34’8.5” measured from 
the finished floor of the garage. City staff reach out to the builder November 2024 to require verification of 
height prior to ordering the framing inspection. December 2024 owners provided verification of height from a 
license’s surveyor at 41.6” mean sea level, or 35’7” above average grade, with the average grade being 
calculated as 5.9MSL. In January 2025, applicant requested a variance in the height requirements in lieu of 
reducing the height of the structure. In Tybee Island’s Land Development Code, the vertical distance is measured 
from the average adjacent grade, which is the natural elevation of ground surface, prior to construction. Patricia 
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Sinel stated that in 2023 staff calculated the average adjacent grade as 5.4 MSL. She also explained if a variance 
is granted, the structure shall be equipped with fire safeguards. Patricia Sinel stated staff has received seven 
emails and letters in opposition to the height variance request. Staff recommends denial. Fidel Pedraza, who 
is the applicant’s contractor, stated the surveyor based all his measurements off a benchmark in the road.  
Kiem Cao Nguyen, who lives at 649 Wyndham Way, Pooler and is the owner of 1105A Bay Street, stated he 
wants to ask for any leeway for the height. Pat Liby, 812 Butler Avenue, spoke against. Dottie Klutz, 1 Officers 
Row, spoke against. Ben Goggins, 31 Officers Row, spoke against. Dee Matkowski, 20 Pulaski Street, spoke 
against. Dawn Shay, 4 Billfish Lane, spoke against. Sarah Jones, 30 Meddin, Tybee Island Historical society, 
spoke against. Vinesha Butler, 151 S Campbell Avenue, spoke against. Beau Livingston made a motion to 
deny. Robert Matkowski seconded. The motion to deny was unanimous. 
 
Director’s report: 
Patricia Sinel stated Commissioner Robert Matkowski is a returning member and thanked him. And introduced 
new member Commissioner Ron Rimawi to Planning Commission. Director Sinel stated for any new 
commissioners she will work with Assistant City Manager Michelle Owens and GMA to schedule ethics training. 
Anyone who is on a committee, commission or council who has not had ethics training please contact staff for 
training. 
 
 
Adjournment: 8:00 pm     
 
Lisa L. Schaaf 
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 STAFF REPORT 
 PLANNING COMMISSION MEETING: March 24, 2025 
 CITY COUNCIL MEETING:  April 10, 2025 
 

 
REQUESTED ACTION: Recommend approval for special review of an expansion of an existing dune crossover. 
 
LOCATION:  2 2nd Avenue     PIN:  40003 14015 
 
APPLICANT:  Michael and Angela Gochenour OWNER:  VILLA BY THE SEA, LLC   
  (Michael Gochenour) 
 
EXISTING USE:  Single-family residence PROPOSED USES:  Single-family residence 
 
ZONING:  R-1-B USE PERMITTED BY RIGHT:  Special review 

approval required 
 
COMMUNITY CHARACTER MAP:  Fort Screven Historic District 
 
PROPOSAL:  The applicant is requesting special review approval to extend the existing permitted dune crossover 
using one of two proposed scenarios.  
 
    

Map 1: Community Character Map Map 2: Zoning Map 

Figure 1: Existing Crossover 
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LAND DEVELOPMENT CODE (LDC) ANALYSIS.  
The proposed extension is to an existing permitted dune crossover connecting to the residential structure’s first 
floor, owned by the applicant, providing access to the beach. The existing crossover ends in the dunes and an 
unimproved path continues to the beach. This crossover is located less than 200 feet south of an existing public 
dune crossover (Eastgate Crossover). There are 14 private dune crossovers and paths between the 2nd Street 
Crossover (public) and the public Eastgate Crossover. 
 
The site falls into the R-1-B Residence zoning district in which  land may be used and buildings or structures may be 
erected or used for the purposes same as the R-1 residence district regulations; the only distinguishing factor being 
one of density. 
 

Dune Crossover Extension. Section 3-100. Beach, dune, or vegetation disturbance/crossover maintenance and 
construction requires special review for or any alteration, construction or disturbance of beach, dunes or vegetation, 
outside of the maintenance of existing crossovers. The LDC defines a dune crossover below. 

Dune crossover means an elevated structure for pedestrian and bicycle access across an area of 
sand dunes. A crossover is preferable to a walking path to save vegetation and wearing down of 
the dune to allow for grass to grow underneath. 

Map 3: Location Map 

Picture 2: Proximity of Public Crossover Picture 3: Proposed locations 

Picture 1: Existing crossover 

Eastgate Public Crossover 

2 2nd Ave 
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Georgia’s Department of Natural Resources (DNR) maintains dune delineation lines and suspected wetland areas. 
In these places DNR provides revocable permits for private docks and dune crossovers. Any dune crossover 
extension also requires permitting from DNR.  
 
Proposed Locations. The applicants have two potential crossover addition placement options. The straight 
approach provides the longest expansion at approximately 265 linear feet but crosses City of Tybee Island property 
and City of Tybee Island right of way (ROW). The second approach is less than 200 linear feet but is at an angle, only 
crossing city ROW. Both options will have the same materials, construction style, and width of the existing 
crossover. 
 
CONFORMITY WITH THE COMPREHENSIVE PLAN 
The property is located within the Fort Screven Historic District character area, but the request is intended to 
provide access to the Beaches character area.  

Tybee’s landmark beaches form a key character area that covers the protective dune system and 
the environmentally economically essential beachfront. The Beaches character area covers the 
unique feel of Tybee’s beaches as pristine natural areas with lower impact residential and 
commercial uses than some comparable beachfront communities. While zoning uses intersect 
with the Beaches area, it is largely undeveloped and natural, and its beauty draws families and 
residents time and again to walk its shores. 

 
The comprehensive plan strategies pertinent to this case include: 

• Continue to expand and strengthen the dune system in accordance with the Beach Management Plan. 
• Educate the public and city employees on how to reduce the impact of their activities on the beach and 

dune system. 
• Prohibit any development on the beach or dune system. 
• Maintain beach access dune crossing with the least amount of impact to the dune system. 

 

 
 

OTHER CONSIDERATIONS 
Shore Protection Act (SPA) Permit Number 473. In November 2019, the City of Tybee Island was issued SPA Permit 
#473 for the dune restoration, landscaping, construction, and maintenance of four (4) dune crossovers, and 

Figure 2: Existing and proposed construction 

Owner: City of Tybee Island 
0 Butler Avenue 
PIN: 40003 19001 
BEACH LTS 7 8 9 + 10 + PT 
1 SAVH BEACH TYBEE 

Picture 1: Affected property ownership 
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improvements to two (2) authorized vehicle access points. An extension was granted by DNR in January 2025 to 
extend the permit to November 2029. 
 
SPA Permit #473 Project Area 2 is Center Street to Eastgate, which includes the location of the applicants’ proposed 
crossover extension. In 2019, this area was described as being devoid of a dune field and lost much of the beach 
landward of the ordinary high water mark (OHWM). Approximately 36,000 cubic yards of dredged sand was 
sculpted into a dune field  in early 2020 with vegetation installed in April 2020. 
 
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; 
• 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. 
 
The Planning Commission may suggest, and the mayor and council may impose or require such additional 
mitigation restrictions and standards such as increased setbacks, buffer strips, screening, and/or landscaping. 
 
No permitting requirements of the LDC are waived, modified, or varied by the approval of this special review. 
 
STAFF FINDING. The Land Development Code states that constructed crossovers are preferable to a walking path 
for grass growth. In most instances staff would concur with the LDC. However, staff must consider permits 
required by other government entities that may be applicable to a development project in Tybee Island. In this 
instance and in compliance with the Comprehensive Plan, staff recommends denial. Additional development in 
Tybee’s dunes will impact the dune restoration projects permitted under Tybee Island’s SPA Permit #473. 
 
However, if Planning Commission recommends approval, staff recommends putting conditions on the approval to 
proactively address the maintenance and upkeep of the dune crossover and well as insuring the property owners 
reduce or extend the dune crossover in conjunction with ongoing beach erosion or accretion. If Planning 
Commission recommends the straight route, crossing right of way as well as city property, an agreement will need 
to be in place granting the applicant access. 
 
STAFF CONTACT 
Patricia Sinel, AICP, CFM, CNU-A 
Community Development Director 
Patricia.Sinel@cityoftybee.gov 
912-472-5031 
 
 
ATTACHMENTS 
A. Application 

mailto:Patricia.Sinel@cityoftybee.gov
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 STAFF REPORT 
 PLANNING COMMISSION MEETING: March 24, 2025 
 CITY COUNCIL MEETING:  April 10, 2025 
 

 
REQUESTED ACTION: Recommend approval of a site plan with a setback encroachment variance for proposed 
modifications to a single-family residence. 
 
LOCATION:  2 2nd Avenue     PIN:  40003 14015 
 
APPLICANT:  Michael and Angela Gochenour OWNER:  VILLA BY THE SEA, LLC   
  (Michael Gochenour) 
 
EXISTING USE:  Single-family residence PROPOSED USES:  Single-family residence 
 
ZONING:  R-1-B USE PERMITTED BY RIGHT:  Site Plan approval 

required to remove on-street parking. Variance is 
required for encroachment into Tybee’s Toe of 
Dune setback. 

 
COMMUNITY CHARACTER MAP:  Fort Screven Historic District 
 
PROPOSAL:  The applicant is requesting a site plan to remove two on-street parking spaces to improve driveway 
access and is requesting a variance for additional encroachment into Tybee Island’s Toe of Dune setback. 
 
    

Map 1: Community Character Map Map 2: Zoning Map 



2 
 

LAND DEVELOPMENT CODE (LDC) ANALYSIS.  
The proposed use is in an existing single-family residence, owned by the applicant. The current home has six (6) on-
street angled parking spaces in front, one (1) north of the driveway and five (5) spaces south of the existing 

Picture 1: Existing structure Map 3: Location Map 

Figure 1: Existing and Proposed 1st Floor  Plan 
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driveway. In addition, the existing structure encroaches in the ten (10) foot Tybee Toe of Dune setback by a total of 
741 square feet throughout the three floors.  
 
 The site falls into the R-1-B Residence zoning district in which  land may be used and buildings or structures may 
be erected or used for the purposes same as the R-10 residence district regulations; the only distinguishing factor 
being one of density. 

Yard Setbacks. This is an existing structure with no proposed impact on front, side, and rear yard setbacks.  
Parking. Currently, two parking spaces are onsite. New and replacement driveways shall be constructed in 
accordance with the city’s residential parking requirements and shall be constructed of materials designed 
to allow retention of the first one inch of stormwater.  
Drainage. Project is an existing structure. Changes to impervious surface will require a drainage plan 
meeting the city’s minimum stormwater design standards as part of the building permit process.  
Greenspace. This and all future projects shall meet the city’s 65% greenspace in setbacks requirements as 
part of the building permit process. 
Tree removal. Any tree removal will require a tree removal permit. 

 
Encroachment into Toe of Dune Buffer. Section 3-100. - Beach, dune, or vegetation disturbance/crossover 
maintenance and construction requires a ten-foot setback measured from the landward toe of the landward-most 
dune as delineated by the state department of natural resources. 
 
In evaluating what the applicant proposes, the overall changes result in a decrease of the non-conforming structure 
in the Toe of Dune setback by 8% and the elimination of all conditioned space in the setback. 
 

Area Encroaching into Toe of Dune buffer Existing Proposed Change 
Ground floor foundation and pilings 247 square feet 247 square feet 0% 
1st floor conditioned space 247 square feet 0 -100% 
1st floor covered porch and portion of stairs 0 236 square feet 100% 
2nd floor deck 117 square feet 227 square feet -94% 
2nd floor roof 161 square feet 0 -100% 

Totals 772 square feet 710 square feet -8% 
 
Removal of street parking. Section 5-080. - Site plan approval 
requires the applicant to identify any parking meters proposed 
to be eliminated from city rights-of-way by the proposed site 
plan implementation. 
 
This site plan and proposed curb cuts reduces the city parking 
spaces by two (2) spaces; from seven spaces to five spaces. Staff 
reached out to Parking Services who did not express opposition 
to the reduction in parking. 
 
The addition of the second driveway (driveway combined width 
cannot exceed 25’) is to provide secondary access to the 
property, in case one driveway become inadvertently blocked by 
on-street parking. Currently, the existing driveway does get 
blocked on occasion by persons using public parking. 
 
  

Picture 2: Aerial of existing parking conditions 



4 
 

Figure 2: Existing conditions 

 

Figure 3: Proposed curb cuts and city parking. 
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REVIEW CRITERIA  
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. 

 
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. 

 
No permitting requirements of the LDC are waived, modified, or varied by the approval of this site plan or variance.  
 
STAFF FINDING. Staff recommends approval of the site plan as it provides more consistent access to the property 
owners. Staff recommends approval of the variance as the overall impact of the encroachment is reduced by this 
plan. 
  
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 
 
 

 

mailto:Patricia.Sinel@cityoftybee.gov





























































