
 
 

 
A G E N D A  

PLANNING COMMISSION 
October 20, 2025 at 6:30 PM 

 
Call to Order 

EnterTextHere 

Consideration of Minutes 

1. PC MINUTES - SEPT. 15, 2025 

Disclosures and Recusals 

Old Business 

New Business 

2. Site Plan Amendment: Bathroom addition to Marine Science Center – 37 
Meddin Drive - 40001 03012 – Tybee Island Marine Science Center/City of 
Tybee Island. 

3. Subdivision (Minor): Two lot subdivision - 1711 Butler Avenue/1712 Lovell 
Avenue - 40009 02002 – Salty Shore Holdings LLC (Anthony Sapone).  

4. Site Plan: Triplex -  1712 Lovell Avenue - 40009 02002 – Salty Shore Holdings 
LLC (Anthony Sapone).  

5. Variance: Encroachment into Toe of Dune Setback – 8 Bay View Lane - 40021 
16043 – Scott and Elizabeth Maher.  

6. Special Review: Dune crossover extension and retaining wall – 8 Bay View 
Lane - 40021 16043 – Scott and Elizabeth Maher. 

7. Text Amendment: Update to Section 3-250. - Private Parking Lots. 

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.  

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

Adjournment 
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      CITY OF TYBEE ISLAND 
Planning Commission Meeting 
September 15, 2025 – 6:30 pm 

Minutes of Meeting 
 
 
Chair Elaine McGruder called the meeting to order at 6:30pm, September 15, 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 August 18, 2025, Beau Livingston made a motion to 
approve. Anna Butler seconded. The vote to approve was unanimous.  
 

Disclosures/Recusals. There were none. 
 

Old Business. There were none. 
 

New Business: Special Review: Dune Crossover 3, Oceanside Court  
                              Variance: Front setback encroachment, 704 Lovell Ave 
 
Special Review: Dune Crossover–3 Oceanview Court–40003 10008–Daniel 
Iyer. 
Patricia Sinel stated the applicant has resubmitted a new request for a replacement 
and extension of a dune crossover. This property is currently a single-family home 
under construction. The new crossover will be 60 ft shorter than the previous 
application, will be closer to the home with handicap accessible slopes, and will end in  
a ramp to eliminate the need for stairs for accessibility. Staff recommends approval 
with conditions. Beau Livingston made a motion to approve with the conditions 
recommended by staff. Marie Rodriguez-Beebe seconded. Voting for the motion 
were Anna Butler, Bob Matkowski, Marie Rodriguez-Beebe, Beau 
Livingston and Ron Rimawi. Voting against t was David Roberts. The motion to 
recommend approval with conditions passed 5 to 1.  
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Variance: Front setback encroachment- 704 Lovell Ave- 4005 19007- 
Thomas & Sandra Bigwood. 
Patricia Sinel stated the residents would like to add a roof and screen to the existing 
open porch, already encroaching into the required front yard setback. Thomas 
Bigwood, who lives at 704 Lovell, approached the Planning Commission and stated 
that his wife is ill and would like to dine outside but cannot because of weather and 
bugs. He stated they would like an outdoor dining area for additional space when 
family comes to Tybee to visit. He also stated that he feels like it will improve the 
property’s value. Ryan Beck, who lives at 706 Lovell spoke in favor of the variance 
and had no objection to the variance request by his neighbor. Dottie Kluttz, who lives 
at 1 Officers Row, approached the Planning Commission to voice her concerns about 
the variance and does not want to set a precedence for the future. She supports the 
recommendation of staff. Patricia Sinel read a letter from neighbors James and 
Hope Barton, who live at 702 Lovell, who have no objection to the proposed 
renovations. Staff recommends denial. Robert Matkowski made a motion to deny. 
Anna Butler seconded. Voting for the motion were Anna Butler, Bob Matkowski, 
Marie Rodriguez-Beebe, Beau Livingston and Ron Rimawi. Voting against the 
motion was David Roberts. The motion to recommend denial passed 5 to 1.  
 
Information and Feedback Discussion:  
 
Fort Screven & North Campbell Neighborhood – Local Historic District 
Grant Update and Visioning (Historic Preservation Commission)  
Jacilyn Ledford and Cara Cole, members of the Historic Preservation 
Commission, gave an update of the proposed Local Historic District. They spoke about 
boundaries and explained about contributing and noncontributing homes. They 
discussed design guidelines, ordinances, and the next steps going forward with the 
grant and the public hearing process. 
 
Director’s Report: 
Patricia Sinel stated the LDC Tree Amendment went to City Council this week. The 
one modification from the amendment, as seen by Planning Commission, is that the 
cabbage palm (Sabal palmetto) is the only significant palm tree. She also stated that there 
will be five spots up for appointment/reappointment on the Planning Commission for 
2026. 
 
Adjournment: 8:00 pm     
 
Lisa L. Schaaf 
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 STAFF REPORT 
 PLANNING COMMISSION MEETING: October 25, 2025 
 CITY COUNCIL MEETING:  November 13, 2025 
 

 
REQUESTED ACTION: Recommend approval for an amendment to a previously approved site plan adding exterior 
bathrooms.  
 
LOCATION:  37 Meddin Drive     PIN:  40001-13008 
 
APPLICANT:  Tybee Island Marine Science Center  OWNER:  City of Tybee Island 
                       (Harry Moses)  
 
EXISTING USE:  Coastal Nature Center PROPOSED USE:  Coastal Nature Center 
 
ZONING:  R-1 / NEC USE PERMITTED BY RIGHT:  Site Plan approval 

required in NEC overlay 
 
COMMUNITY CHARACTER MAP:  Fort Screven Historic District 
 
PROPOSAL:  The applicant is requesting to amend a site plan to place bathrooms onsite. The proposed use is 
alongside an existing building, owned by the City of Tybee Island. 
 
PREVIOUS ACTIONS:  

• The original site plan for the Tybee Island Marine Science Center was approved by City Council on December 
14, 2017. 

• A previous site plan amendment for the covered picnic area on west side, a group staging area adjacent to 
it and a thermal solar array was approved by City Council on July 14, 2022.  

• An amendment to add a motus tower was approved by City Council on May 8, 2025. 

Map 1: Location Map 
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LAND DEVELOPMENT CODE (LDC) ANALYSIS.  
The site falls into the R-1 Single Family Residential 
zoning district which allows for residential uses 
compatible and supporting low impact educational, 
religious, and public institutions. The district was 
established to minimize development densities in 
certain portions of the island to prevent overall 
development on the island from exceeding its 
environmental carrying capacity.  
 
This site is also in the North End Cultural (NEC) overlay 
district. The purpose of the NEC overlay is to promote 
the development of properties in a manner that 
promotes arts, cultural, heritage, and educational 
opportunities in conjunction with recreational and light 
commercial uses while protecting surrounding 
residential uses from adverse impact. The north beach overlay should provide for a livable environment for 
residents and visitors alike. 
 
In the NEC overlay, any expansion of existing uses requires site plan review by the planning commission and 
approval by the mayor and council. 
 
SITE PLAN ANALYSIS. The proposed location of the bathrooms is near to where the temporary bathrooms are 
located, adjacent to the employee parking lot and accessed from the walkway behind the fence. 

 
Map 2: Proposed location 

Map 2: Zoning Map 
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New pavers providing access to the bathrooms will be installed with the fence modified for access to the bathrooms 
from the interior of the site. The drainage plan will be updated to reflect the improvements. 

Figure 2: Proposed location 

Figure 1: Bathroom concept 
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TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN 
UPDATE ANALYSIS. This site falls into the Fort Screven 
Historic District character area of the Comprehensive 
Plan.  
 

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, 
old growth street trees and public parking. The 
area is listed on the National Register of Historic 
Places as the Fort Screven Historic District. 

 
Given the location near North Beach, it is important to note the following strategies as they pertain to the Beaches 
Character Area and this development: 

• Promote the area as a recreation area and tourist destination. 
• Support projects enhancing wildlife habitats. 

 
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. 

 
No permitting requirements of the LDC are waived, modified, or varied by the approval of this site plan. 
 
STAFF FINDING. The additional bathrooms support the public use of the area and provides needed infrastructure. 
Staff recommends approval. 
 
STAFF CONTACT 
Patricia Sinel, AICP, CFM, CNU-A 
Community Development Director 
Patricia.Sinel@cityoftybee.gov 
912-472-5031 
 
  

Map 3: Community Character Map 

mailto:Patricia.Sinel@cityoftybee.gov
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ATTACHMENTS 
A. Application 
B. SAGIS property card and map 
C. Site Plan 
D. Bathroom layout concept 
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 STAFF REPORT 
 PLANNING COMMISSION MEETING: October 25, 2025 
 CITY COUNCIL MEETING:  November 13, 2025 
 

REQUESTED ACTION: Recommend for approval a minor subdivision. 
 
LOCATION:  1711 Butler  Avenue    PIN:  40009 02002 
 
APPLICANT:  Anthony Sapone  OWNER:  Salty Shore Holdings, LLC 
                        
EXISTING USE:  Single- family residential PROPOSED USE:  Vacant/Triplex 
 
ZONING:  C-1 USE PERMITTED BY RIGHT:  Requires minor 

subdivision plat approval 
 
COMMUNITY CHARACTER MAP: South End Character Area 
 
PROPOSAL:  The applicant is requesting to subdivide one lot (Lot 10 Ward 5 Savannah Beach, Tybee Island) of 0.22 
acres, into two lots, 10A and 10B. Lot 10A contains an existing single family structure and the applicant intends to 
build a triplex, with site plan approval (submitted concurrently), on Lot 10B. 
 

 

Map 1: Location map 



2 
 

LAND DEVELOPMENT CODE (LDC) ANALYSIS. The property currently fall into the C-1 Beach Business district. The 
focus of the C-1 beach business land use district is to provide for commercial and residential land uses that support 
and complement recreational use 
of the beach and general tourism of 
the island. The land uses permitted 
in this district provide for a 
substantial amount of the island's 
employment base. Residential 
structures in the C-1 zoning  district 
use the R-2 setback requirements. 
The requirements in the R-2 zoning 
district are as follows: 

• Minimum Lot area: 4,500 
square feet 

• Front yard: 20 feet 
• Side yard: 10 feet 
• Rear yard: 10 feet 
 

 
 

C-1 
Residential 
Uses 

Minimum Requirements Lot 10A Lot 10B 

Front Yard 20 feet 0 feet 20 feet 
Side Yard 10 feet 7.2 feet 10 feet 
Rear Yard 10 feet 10 feet 10 feet 
Minimum Lot 
Area 

4,500 Single-Family;  
6,750 Two-Family;  
1,125 per unit Multi-Family 

4,500 4,890  
For three units, 3,375 square 
feet of lot space is required 

Minimum lot 
width 

60 feet 59.50 feet 50.61 feet 

 
SUBDIVISION ANALYSIS. The proposed front lot (10A) faces Butler Avenue and is developed. The proposed rear lot 
(10B) faces Lovell Avenue and is not developed. The proposed subdivision meets the requirements for new lots in 
the zoning district, however the existing lot width is 59.50 to 59.74 feet, a smidge under the 60 foot minimum lot 
width requirement. The minor subdivision is compliant with the plat submittal requirements of Section 10-050 – 
Minor subdivisions as the lots front existing public streets, do not require a new street, and have city water and 
sewer service available.  
 
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. 

 
The application has included a preliminary stormwater management plan with this submittal. In-depth tree 
preservation, erosion control, and drainage analysis will occur during the building permit application phase for each 
residential structure (and subsequent improvements) on each lot, as is standard.  

Map 2: Zoning Map 
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TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into one character area  of the 
Comprehensive Plan: South End Neighborhood. The character area is described herein:  
 
The South End Neighborhood character area is just south of the Downtown area, and features a growing mix of 
residential uses. The area is a very close to 
both the Back River and Downtown 
character areas, but has a distinct feel 
brought by the growing number of 
seasonal rental units, as well as the easy 
access to South End Beach and proximity 
to the activity in the adjacent Downtown. 
 
Pertinent  to this case are the following 
strategies for the South End 
Neighborhood character area: 

• Preserve the residential character of 
the area. 

• Preserve or restore historic 
structures whenever possible. 

• Monitor and encourage appropriate 
scaling of intensity between the 
Downtown commercial area and the 
residences 

 
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 requirements of the Land Development Code of Tybee 
Island and the intent of the South End Neighborhood Character Area of the Comprehensive Plan. Staff recommends 
approval. 
 

Map 4: Character Areas 

Map 3: Proposed minor subdivision 



4 
 

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 

mailto:Patricia.Sinel@cityoftybee.gov
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cottages, hotels, motels, time shares, tourist homes, bed and breakfast inns; plus single-family, two-family, three-
family, and four-family dwellings with site plan approval. 
 
If the site plan is approved, the forthcoming construction plans and engineering plans are still required to meet all 
adopted development and technical code standards of the City of Tybee Island. The applicant is not requesting any 
variances for this site plan. 
 
The applicant has provided concept plans for the layout and design of the stacked triplex.  

 
Figure 2: Layout concept 

 
Figure 3: Elevation concept 

 
TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into one character area  of the 
Comprehensive Plan: South End Neighborhood. The character area is described herein:  
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The South End Neighborhood character area is just south of the Downtown area, and features a growing mix of 
residential uses. The area is a very close to 
both the Back River and Downtown 
character areas, but has a distinct feel 
brought by the growing number of 
seasonal rental units, as well as the easy 
access to South End Beach and proximity 
to the activity in the adjacent Downtown. 
 
Pertinent  to this case are the following 
strategies for the South End 
Neighborhood character area: 

• Preserve the residential character of 
the area. 

• Monitor and encourage appropriate 
scaling of intensity between the 
Downtown commercial area and the 
residences 

 
 
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. 

 
If the mayor and council find that the benefits of and need for the proposed use and project are greater than any 
possible depreciating effects and damages to the neighboring properties, the application may be granted. 
 
No permitting or development requirements of the LDC are waived, modified, or varied by the approval of this site 
plan.  
 
STAFF FINDING. The proposed site plan and use of a triplex at 1712 Lovell Avenue meets the requirements of the 
Land Development Code of Tybee Island and the intent of the South End Neighborhood Character Area of the 
Comprehensive Plan. Staff recommends approval. 
 
STAFF CONTACT 
Patricia Sinel, AICP, CFM, CNU-A 
Community Development Director 
Patricia.Sinel@cityoftybee.gov 
912-472-5031 
 
ATTACHMENTS 

Map 3: Character Areas 
















