
 
 

 
A G E N D A  

PLANNING COMMISSION 
June 16, 2025 at 6:30 PM 

 
Call to Order 

EnterTextHere 

Consideration of Minutes 

1. Minutes of May 19, 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. MINOR SUBDIVISION: change in lot lines – 4 & 6 Ocean Drive - Zone R-2 -
40005 20028 & 40005 20027 – Chris Koncul. 

3. VARIANCE: setback encroachment and additional accessory structures– 1605 
Inlet Avenue - Zone C-1/SE – 40008 17001 – Steve Farace. 

Discussions 

Standing Items 

Adjournment 
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CITY OF TYBEE ISLAND 

Planning Commission Meeting 
May 19, 2025 – 6:30 pm 

Minutes of Meeting 
 
Chair Elaine McGruder called the meeting to order at 6:30pm, May 19, 2025. 
Planning Commission members in attendance were Anna Butler, Beau Livingston, 
Robert Matkowski, Ron Rimawi and Marie Rodriguez-Beebe. David Roberts 
was absent. Staff in attendance were Patricia Sinel and Lisa Schaaf.  
 
Opening Ceremonies. Pledge of Allegiance 
 
Consideration of Minutes for April 21, 2025, Marie Rodriguez-Beebe made a 
motion to approve. Anna Butler seconded. The vote to approve was unanimous.  
 
Disclosures/Recusals. There were none. 
 
Old Business. There was none. 
 
New Business:  
Variance: encroachment into front setback – 1711 Butler Avenue – Zone C-1 – 
40009 02002 – Anthony Sapone. 
Patricia Sinel stated the applicant is requesting a variance for a front setback 
encroachment. The majority of this non-conforming structure is in a required setback. 
The applicant has removed an overhang, about 45 square feet, from the city right-of-way. 
The applicant is proposing a deck along the top of the front second floor flat roofs, 
crossing over where the stairs were located, an additional encroachment into the front 
setback. Staff recommends denial. The applicant, Anthony Sapone, who lives at 112 
Sea Lane, stated that when they took off the part of the overhang in the city right-of-way, 
they discovered original flat roof decks inside of the peak roofs. The front stairs were 
non-conforming, not to code, and could not be saved. The applicant stated they will keep 
the flat roofs and requested to add a deck going across the second floor front to provide 
emergency access from the second floor and in keeping with the historic look of the 
house. 
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David Roberts made a motion to approve conditioned on the addition of an approved 
method of egress from front deck. Marie Rodriguez-Beebe seconded. Voting against 
were Anna Butler, Ron Rimawi and Bob Matkowski. Voting in favor were Beau 
Livingston, Marie Rodriguez-Beebe, and Elaine McGruder. The motion to 
approve passed 4 to 3. 
 
Map Amendment: zoning change from R-2 to R-T – 1800 Block of Butler Avenue, 
specifically: 

a. 1803 Butler Avenue – Pelican Landing of Tybee LLC – 40009 08008 
b. 1804 Butler Avenue – Ginny and Joey Murphy – 40009 06010 
c. 1806 Butler Avenue – Scott Center – 40009 06026 
d. 1807 Butler Avenue – TB1807 LLC – 40009 08006 
e. 1809 Butler Avenue – Michael Manucy – 40009 08005 
f. 1810 Butler Avenue – DFC Real Estate LLC – 40009 07004 
g. 1812 Chatham Avenue – Willie and Shelly Fields – 40009 08004A 
h. 1813 Butler Avenue – Barney Portman – 40009 08004B 

 
Patricia Sinel stated this is the 1800 block of Butler Avenue. There are 15 properties 
that front on this portion of Butler Avenue. This map amendment is for eight of those 
properties to rezone from R-2 to R-T. This request could negatively impact the seven 
adjacent properties on this block who did not request this change. The result would be a 
non-continuous two-zone mix of R-2/R-t. Staff recommendation denial. The applicant 
and attorney representing the property owners and himself, Willie Lamar fields, who 
lives at 1812 Chatham Avenue, approached the Planning Commission. By rezoning to R-
T, the existing short terms rentals could be passed down to families. He stated his 
purpose is to pass this property onto his kids and afford to pay the property taxes and 
insurance on the property. He stated there were some property owners he could not get 
a hold of but the majority of the properties on this portion of Butler Avenue are in favor 
of this change. Dawn Shay, who lives at 4 Billfish Lane, approached the Planning 
Commission. She stated this would not be a good idea and she is against it. Tim Brady, 
who lives at 1807 Butler Avenue, approached the Planning Commission. He stated that 
they need this change and hope the Planning Commission approves. Anna Butler made 
a motion to deny. Bob Matkowski seconded. Motion to deny was unanimous. 
 
Director’s report: 
 
Adjournment: 8:00 pm     
 
Lisa L. Schaaf 
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 STAFF REPORT 
 PLANNING COMMISSION: June 16, 2025 
 CITY COUNCIL MEETING: July 10, 2025 
 

 
 

REQUESTED ACTION: Recommend approval for a minor subdivision. 
 
LOCATION:  4 & 6 Ocean Drive     PIN:  40005 20028 & 4005 20027 
 
APPLICANT:  Christopher F. Koncul OWNER:  CFK Properties, LLC  
 
EXISTING USE:  Single family PROPOSED USE:  Single family 
 
ZONING:  R-2 USE PERMITTED BY RIGHT:  Yes 
 
COMMUNITY CHARACTER MAP:  Beachfront Neighborhood. 
 
PROPOSAL:  The applicants are requesting to move the lot line five feet east (seaward) from lot 4 to lot 3, creating 
two new lots, with the reconfigured lots being lots 3-A and 4-A   The properties are currently platted as Lots 3 and 
4 of the OCEAN SUBDIVISION. 
 
PREVIOUS ACTIONS: 

• PLANNING COMMISION: The Planning Commission recommended final approval of the original major 
subdivision plat by a vote of 5-1 at the March 11, 2024 regular meeting. 

• CITY COUNCIL: The City Council approved the original final major subdivision plat by a vote of 5-0 at the 
April 11, 2024 regular meeting  

 

Map 2: Community Character Areas 

Commercial Gateway 

Map 2: Zoning Map 1: Community Character Map 
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Map 3: Proposed minor subdivision (green proposed lot line, red existing lot line) 

5’ 

Picture 1: Aerial of site 



3 
 

LAND DEVELOPMENT CODE (LDC) ANALYSIS. The proposed combination subdivision meets the requirements for 
new lots in the zoning district, including the 60’ lot width requirement. The minor subdivision is compliant with the 
plat submittal requirements of Section 10-050 – Minor subdivisions as the lots front an existing public street, do 
not require a new street, with water and sewer 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. 

 
Tree preservation and additional drainage analysis will occur during the building permit application phase for each 
residential structure (and subsequent improvements) on each lot. No development requirements of the LDC are 
waived, modified, or varied by the approval of this final plat. 
 
TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into one character area  of the 
Comprehensive Plan: Beachfront Neighborhood. The character area is described herein:  
 

The Strand/Beachfront Neighborhood is an historic character area that is exclusively residential 
and borders much of the eastern edge of the Island alongside the beach, and begins east of Butler 
Avenue. It is characterized by a series of wide streets interspersed with lanes and alleys, all leading 
toward the beach. Each is fronted by a mix of home types, including multifamily, single family and 
duplex, with on-street parking and older trees. Notably, there is limited street connectivity within 
the area; to travel through, one must return to Butler or walk on the beach. 

 
Pertinent  to this case are the following strategies for the Beachfront Neighborhood character area: 

• Preserve the low-density and residential character of the area. 
• Historic structures should be preserved whenever possible 

 
STAFF FINDING. The proposed minor subdivision meets the requirements of the Land Development Code of Tybee 
Island and the intent of the Beachfront Neighborhood Character Area of the Comprehensive Plan. Staff 
recommends approval. 
 
No development requirements of the LDC are waived, modified, or varied by the approval of this final 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. Proposed Minor Subdivision Plat 
D. Approved Major SubdivisionPlat 
 
 

mailto:Patricia.Sinel@cityoftybee.gov
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 STAFF REPORT 
 PLANNING COMMISSION MEETING: May 16, 2025 
 CITY COUNCIL MEETING:  July 10, 2025 
 

 
REQUESTED ACTION: Recommend approval for variances allowing encroachment into the required setbacks and 
allowing additional accessory structures. 
 
LOCATION:  1605 Inlet Avenue      PIN:  40008 17001 
 
APPLICANT:  Steve Farace  OWNER:  1605 Real Estate, LLC 
                        
EXISTING USE:  Restaurant PROPOSED USE:  Restaurant 
 
ZONING:  C-1/SE USE PERMITTED BY RIGHT:  Accessory structures 

require variances 
 
COMMUNITY CHARACTER MAP: Inland Cottage Neighborhood and the Strand/Historic Downtown District 
 
PROPOSAL:  The applicant is requesting a variance for two proposed exterior free-standing roofs over existing decks 
and to construct an additional service structure (“concession stand”), located in the required setbacks, and to 
exceed the number of accessory structures allowed per lot.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map 2: Community Character Map Map 1: Zoning Map 
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Map 1: Aerial Location Map 

Figure 1: Proposed additions noted in orange on the site plan 
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Image showing concept of design for: 
 
1. Metal ribbed roof (24’ x 16’/14’ 
tall) over exiting deck on side of existing 
14’ building. Proposed structure will be 
70 square feet in setback. 
 
2. Metal ribbed roof (24 ’x 16 ’x 20’ x 
18’/10’ tall) over entertainment area. 
Proposed structure will be 36 square feet 
in setback. 
 
  
 
 
 

 
 

 
Image showing concept design for: 
 
3. “Concession stand” (7’ x 16’/ 8’ 
tall). Proposed structure will be 32 
square feet in setback. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Background. The 830+/- square foot restaurant sits on approximately 4,150 square feet, and was previously home 
to Fin’s Corner, vacant in 2024. The property is a triangle shaped parcel, located on the corner of Inlet and Lovell 
Avenues. In 2023, the Atlantic Waste trash compactors were placed at southern tip of the property, at the Inlet 
Avenue and Lovell Avenue intersection, adjacent to this property. The applicant purchased the business and opened 
it as Farace’s Finest in the spring of 2025. The kitchen services and bathroom areas are located inside the structure, 
but the guest seating is all outside. There are temporary shade structures allowing the customers protection from 
the elements. 
  

Picture 1: Concept for roofs over existing decks 

Picture 2: Concept for "concession stand" 
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LAND DEVELOPMENT CODE (LDC) ANALYSIS. The property falls into the C-1 Beach Business district and the South 
End Business (SEB) overlay 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. In the C-1 
district, retail and food/beverage service uses do not have setback requirements except if bordering 
residential uses. There is not a minimum lot size in the C-1 zoning district as it relates to retail, food and 
beverage uses. 

• The SEB overlay 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. Site plans established in the SEB 
overlay prevail over any setbacks in any other part of the LDC. 

 
The LDC defines an accessory structure as a building subordinate to the main building on the same lot and used for 
purposes customarily incidental to the use of the main building. All of the proposed structures are considered to be 
accessory structures. 
 
This project presents LDC conformity issues per Sec. 3-070(A-B). - Permissible structures per lot; accessory 
structures, which necessitate the variance requests: 
 

• On commercial lots, no detached accessory structure shall be located nearer than five feet to any lot line.  
• Only one principle structure and its customary accessory structure are permissible per lot, in C-1 zoning 

districts, the property owner may petition the mayor and council for permission to allow an additional 
principle use structure per lot, provided the following conditions are met: 

o The property is one lot of 4,200 square feet or larger; 
o The proposed use of the additional structure is permitted in the C-1 zone and is compatible with 

the existing or proposed principle structure use; 
o The proposed use of the additional structure will further the needs of the owners or residents of 

the principle structure of the general population; 
o All other requirements of the Land Development Code are met, including but not limited to, 

setback, greenspace, drainage, height limits, etc.; and 
o The permitted additional structure must be restricted to the use approved by the mayor and council 

and may not be changed without approval by the mayor and council. 
 

Picture 3: Current Business Picture 4: Current Business 
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The applicant is proposing to place three accessory structures (two metal ribbed roofs and one “concession stand”) 
onsite, all located in required five foot setbacks, where the LDC limits commercial accessory structures to one, and 
on a lot less than 4,200 square feet. 
 
TYBEE ISLAND 2021-2026 COMPREHENSIVE PLAN UPDATE ANALYSIS. This site falls into the Inland Cottage 
Neighborhood and the Strand/Historic Downtown District character areas of the Comprehensive Plan.  
 

The Inland Cottage neighborhood is a large character area composed of much of the area west of 
Butler Avenue to the Back River and Marsh front 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 and this project: 

• Permit only compatible uses including low density residential, public/institutional and low impact 
commercial. 

• Preserve/restore historic structures whenever possible. 
 

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

 
The following strategies pertain to the Historic Downtown District and this project: 

• Future development and redevelopment should be pedestrian-oriented 
• Beautification and façade improvement projects should be implemented to improve area aesthetics. 
• Encourage the preservation, restoration and adaptive reuse of historic structures through incentives 
• Encourage development/redevelopment of existing vacant properties and under-utilized structure. 
• Preserve/retain buildings that can house small businesses. 

 
Design Guidelines Manual for the South End Business Overlay District. These guidelines serve as recommendations 
only, not requirements, and are included in this staff report for informational purposes as they are not evaluation 
criteria for LDC processes, only for building permit application review. The South End Guideline are intended for 
property owners, City of Tybee Island staff, and the Tybee Island Historic Preservation Commission for use in the 
planning, design, and review of exterior alterations and new construction proposed within the South End overlay 
district.  
 
The South End Guidelines were developed to promote the welfare and vitality of the city’s original commercial and 
resort area and preserve its historic character and identity for future generations. The South End Guidelines briefly 
touch on accessory structures: 

• Accessory Buildings must appear secondary to the principal structure for which they are associated. They 
should be compatible in both material and proportion while maintaining a smaller scale and less prominent 
appearance and location on the parcel. 

• Accessory buildings should be located to the rear of the lot and not dominate the principal structure to 
which they are associated. 

• Accessory buildings should be secondary in height, scale, and mass to the principal structure to which they 
are associated.  

• Accessory buildings should correspond in material and detail to the principal structure to which they are 
associated. 

• Prefabricated metal buildings and trailers should not be visible from the public right-of-way. 
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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. 

 
Per the LDC, a variance means an authorization by the mayor and council granting permission to depart from the 
literal enforcement of this Land Development Code. 
 
Hardship. Hardship is a particularly difficult variance criterion as there can be no hard and fact definition that will 
fit all cases. It is necessary to hear all of the facts and measure each case on its own merits. The applicant bear the 
burden of responsibility for demonstrating that the hardship is not self-created and that the variance requested is 
the minimum necessary to alleviate the hardship without negatively impacting the surrounding area. 
 
In the Land Development Code: 

• Hardship means 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 the Code.  

• Unnecessary hardship is present only where, in the absence of a variance, no feasible use can be 
made of the property. 

 
No permitting requirements of the LDC are waived, modified, or varied by the approval of this variance.  
 
STAFF FINDING. This non-conforming structure combined with the non-conforming irregular lot make 
redevelopment or additions on this site troublesome. Adjacency to the trash compactors and location on an active 
intersection with marked, public street parking along the sides of the adjacent roads makes the proposed structures 
reasonable with the area. While the project does not meet the definition of unnecessary hardship as the lot is 
already developed, there is a level of “hardship” based on the size and shape of the lot and the surrounding 
conditions.  
 
Staff recommends approval. 
 
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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B. SAGIS property card and map 
C. Site plan of proposed changes 
D. Concept review plans 
E. 2007 Survey 





















Site Plan for 1605 Inlet Avenue
















