
 
 
 
 
 
 
 
 

Case #BZA25-000007 
Kiawah Island BZA Meeting of May 19, 2025 

 
 
Applicant/Property Owner:   240 GLEN ABBEY ASSOCIATES LLC 
 
Representative:    Tommy Manuel 

 
Property Location:   240 Glen Abbey  
  
TMS#:      264-14-00-091 
 
Lot Size:     Total: 14,983 sqft (0.34 acres) 
 
Zoning District:    R-1, Residential Zoning District 
        
Request: Variance request for the reduction of the required 

30' rear setback by approximately 227 square feet 
for a proposed screened porch enclosure located at 
240 Glen Abbey, Kiawah Island, SC. 

 
Requirement:   
 
Chapter 12. Land Use Planning and Zoning, Art. II. Zoning, Div. 2. Zoning Map/Districts, Sec. 12-
65. - R-1, Residential District. 
 
Required setbacks: 25' (Front); 15' (Side); 30' (Rear) 
 
Maximum 33% Lot Coverage 
 
The Ordinance defines Setback as “a required minimum distance from the lot line, or street right-
of-way, or OCRM critical line that establishes an area within which a structure shall be erected.” 
The Ordinance defines Rear Setback as, "the setback measured from the rear lot line." 
 
legally nonconforming in regards to setbacks & lot coverage 
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Sec. 12-65. R-1, Residential District. 

(a) Purpose and intent. The purpose of the R-1 zoning district is to promote stable residential neighborhoods 
consisting of low density, detached, single-family dwellings and surrounding parks, golf courses, and open 
spaces. Activities and endeavors which might serve to mitigate against this purpose shall be prohibited or 
strictly regulated.  

(b) District regulations. The following apply to all dwelling units in the R-1 zoning district:  

(1) The maximum density for this district is three dwelling units per acre;  

(2) All required parking shall be enclosed;  

(3) Open storage is prohibited;  

(4) Lot standards (setbacks, lot coverage, etc.) for single-family detached dwellings on existing platted lots 
that are included in article VII of this chapter, the Kiawah Island Property Setback Requirements 
Appendix, dated 7-10-2007, incorporated herein by reference and adopted hereto as said article VII 
shall apply in lieu of the setback requirements in table 2B following subsection (b)(6) of this section;  

(5) Lot standards (setbacks, lot coverage, etc.) for single-family detached dwellings not covered by 
subsection (b)(4) of this section are listed in table 2B following subsection (b)(6) of this section and 
table 2C following section 12-66(b)(8);  

(6) Authorized uses are listed in table 3A in section 12-102(c).  

Table 2B. Lot Standards for R-1 Single-Family Detached Dwellings  
Lot Size  
(square feet)  

Maximum Lot  
Coverage  

Depth 
(feet)  

Width 
(feet)(1)  

Minimum Yard Setbacks  
(feet)  

Maximum Height  

Front(2)  Side(3)(5)  Rear(4)  (stories)  (feet)  
8,000—11,999  40 percent  100  60  25  10  25  2.5  40  
12,000+  33 percent  100  75  25  20  25  2.5  40  
(1) For lots on cul-de-sacs or similar circumstances, the minimum width shall apply at the front yard setback line. 
Cul-de-sac lots shall have a minimum width of 25 feet at the street line. The minimum width of any flag lot may 
be reduced to 20 feet, provided that the minimum width specified in the table is provided at the front building 
setback line.  
(2) On corner and double-frontage lots, front setback standards will apply to each lot line that borders a street 
right-of-way. The rear yard setback shall apply to the opposite side of the principal structure's front main 
entrance. The side yard setback shall apply to the remaining sides.  
(3) A minimum of 15 feet must be provided between structures.  
(4) The minimum yard requirements shall be increased to 30 feet from any lot or parcel boundary which abuts a 
golf course.  
(5) Minimum setbacks in side yard for lots currently in existence and reflected on the current zoning map and 
fronting on Eugenia Avenue the side yard setback shall be ten feet.  

 

(Code 1993, § 12A-205; Ord. No. 2005-08, § 12A-205, 10-12-2005; Ord. No. 2006-10, § 2, 2-6-2007; Ord. No. 2007-
05, § 2(12A-205), 7-10-2007) 

 



GLEN ABBEY (DEVELOPED LANDS) conL
187 20 (lot 186) 15 30 (lagoon)

188 20 (lot 189) 15 (lot 187)
15 (open space)

30 (lagoon)

189 25 (Glen Abbey) 15 (lot 188)
15 (open space)

20 (lot 188)

200 25 (Glen Abbey) 30 (lagoon)
15 (lot 201)

30 (lagoon)

201-211 25 (Glen Abbey) 15 (lots) 30 (lagoon)

212 20 (lot 213) 15 30 (lagoon)

213 25 (Glen Abbey) 15 20 (open space)

214 25 (Glen Abbey) 15 (lot 213)
25 (Glen Abbey)

20 (open space)

215

ar

25 (Glen Abbey) 30 (golf)
20 (lot 216)

20 (lot 216)

216 20 (lot 215) 30 (golf)
20 (lot 217)

20 Got 217)

217 20 (lot 216) 30 (golf)
20 (open space) _

20 (open space)

229 25 (Glen Abbey) 15 (lot 230)
30 (golf)

30 (golf)

230-234 25 (Glen Abbey) 15 (lots) 30 (golf)

235 25 (Glen Abbey) 25 (Augusta Nat)
30 (lagoon)

20 (lot 159)

236 25 (Glen Abbey) 15 (lot 237)
30 (lagoon)

30 (lagoon)

237-244 25 (Glen Abbey) 15 (lots) 30 (golf)

245 25 (Glen Abbey) 15 (lot 244)
15 (bike path)

30 (golf)

246 25 (Glen Abbey) 15 (bike path)
15 (lot 247)

30 (golf)

247-252 25 (Glen Abbey) 15 (lots) 30 (golf)

253 20 (lot 254) 25 (Surfsong Rd)
15 (lot 252)

30 (golf)

254 25 (Glen Abbey) 25 (Surfsong Rd)
15 (lot 253)

20 (lot 253)

GLEN EAGLE (DEVELOPED LANDS)
Lot Front Side Rear
312 25 (Glen Eagle) 25 (Surfsong Rd)

15 (lot 313)
30 (golf)

313-319 25 (Glen Eagle) 15 (lots) 30 (golf)

320 25 (Glen Eagle) 15 30 (lagoon)

321 25 (Glen Eagle) 15 30 (lagoon) 
30 (golf)

322-327 25 (Glen Eagle) 15 (lots) 30 (golf)

328 25 (Glen Eagle) 25 (Surfsong Rd)
15 (lot 327)

30 (golf)

GLOSSY IBIS LANE (DEVELOPED LANDS)
Lot Front Side Rear
700 40 (Glossy Ibis) 50 (Gov. Dr)

30 (lot 701)
30 (marsh)

701 40 (Glossy Ibis) 30 (lot 700)
25 (lot 702)

30 (marsh)

702 40 (Glossy Ibis) 25 30 (marsh)

703 40 (Glossy Ibis) 20 30 (marsh)

704-713 25 (Glossy Ibis) 20 30 (marsh)

714-715 25 (Glossy Ibis) 20 30 (marsh)

716 25 (Glossy Ibis) 20 (lot 715) Contact ARB

717 25 (Glossy Ibis) Contact ARB Contact ARB

718 25 (Glossy Ibis) 20 (lot 717)
20 (lot719)

30 (marsh)

719 25 (Glossy Ibis) 20 (lot 718)
20 (lot 720)

30 (marsh)

741 25 (Glossy Ibis) 20 (lot 742)
20 (easement)

30 (golf)

742-757 25 (Glossy Ibis) 15 30 (golf)

758-760 25 (Glossy Ibis) 15 30 (lot 761)

768 25 (Glossy Ibis) 25 (lot 767)
50 (Glossy Ibis)

50 (Gov. Dr)

GOLDENEYE DRIVE (UNDEVELOPED LANDS)
Lot Front Side Rear
90 25 (Goldeneye)

25 (Bufflehead)
25 30 (lagoon)

91-100 25 (Goldeneye) 25 30 (lagoon)

dvincent
Highlight
237-244

dvincent
Highlight
25 (Glen Abbey)

dvincent
Highlight
15 (lots)

dvincent
Highlight
30 (golf)



Sec. 12-64. - Setbacks.  

Setback means a required minimum distance from the lot line, or street right-of-way, or OCRM 
critical line that establishes an area within which a structure shall be erected.  

(1)  Contextual setbacks. Notwithstanding the front setback requirements of the underlying zoning 
district, the front building line of any structure or addition to a structure may be as close to the 
street as the front building line of a structure located on any lot that is immediately adjacent to 
the subject lot. If the subject lot is located between two developed lots, the front building line of 
the structure that is set back further from the street shall apply to the subject lot.  

(2)  Setbacks on corner and double frontage lots. On corner and double-frontage lots, front setback 
standards will apply to each lot line that borders a street right-of-way. The rear yard setback 
shall apply to the opposite side of the principle structure's front main entrance. The side yard 
setback shall apply to the remaining side(s).  

(3)  Exception to setbacks. Every part of a required setback must be open and unobstructed from 
the ground to the sky except as set out in this subsection.  

Driveways and walkways may be located within any required setback.  

Uncovered stairs or stair landings to building entrances may extend up to five feet into any 
required setback.  

Uncovered, at-grade patios may extend into a required setback; however, they shall maintain a 
minimum ten-foot distance from the property line.  

Uncovered decks may extend up to five feet into any required rear yard setback.  

Sills, belt courses, cornices, buttresses, eaves and other architectural features may extend up 
to two feet into any required setback.  

Walls and retaining walls below three feet in height may be located within required setback.  

In all zoning districts heating, ventilation and air conditioning (HVAC) equipment and associated 
HVAC stands may extend up to five feet into required side or rear setbacks only when all of the following 
conditions are met:  

(1)  The HVAC equipment is replacing existing HVAC equipment which was originally placed below 
an existing structure and/or which HVAC equipment being replaced is now required to be 
elevated to meet the requirements of the Federal Emergency Management Agency (FEMA) and 
the Town of Kiawah Island Building Code;  

(2)  Such HVAC equipment cannot reasonably be accommodated within the setback required by 
otherwise applicable zoning requirements;  

(3)  The property owner has, through regular mail postmarked no later than five days in advance of 
applying for a Zoning Permit, notified the affected adjacent property owner(s) that are adjacent 
to the property line where the proposed HVAC equipment will be located, and has submitted to 
the Planning Director a signed affidavit stating that such property owner has notified the 
affected adjacent property owner(s) and proving each name and address to which notice was 
sent; and  

(4)  A Zoning Permit is approved by the Planning Director.  

(Code 1993, § 12A-204; Ord. No. 2005-08, § 12A-204, 10-12-2005; Ord. No. 2012-03, § 2, 4-3-

2012; Ord. No. 2015-04 , § 2, 4-14-2015)  

http://newords.municode.com/readordinance.aspx?ordinanceid=733441&datasource=ordbank
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Sec. 12-192. Nonconforming structures. 

Nonconforming structures are structures or portions thereof that were lawfully erected or altered, but which 
do not comply with the regulations applicable to new structures in the zoning district in which they are located. 
This section defines the requirements for the extension, enlargement, repair, maintenance, restoration, and 
replacement of nonconforming structures.  

(1) Extension or enlargement. Except as specifically provided in this section, no person may engage in any 
activity that causes an increase in the extent of an existing nonconformity. Physical alteration of 
structures or the placement of new structures on open land is unlawful if such activity results in:  

a. An increase in the total amount of space or building area devoted to a nonconforming use.  

b. Greater nonconformity of dimensional restrictions such as setback requirements, height 
limitations, density requirements, or any other requirements prescribed in this article.  

c. A nonconforming structure may be extended or enlarged to an extent that the costs of the 
extension or enlargement will not exceed 50 percent of the appraised value of the structure at 
the time the extension or enlargement occurs.  

(2) Repair, maintenance, restoration, and replacement. 

 a. If a nonconforming structure is damaged by fire, explosion, act of God, or the public enemy to an 
extent that the costs of repair or restoration will exceed 50 percent of its appraised value of the 
structure at the time the damage occurs, the damaged portions of the structure may be repaired 
or restored to their exact dimensional states (size, shape, building footprint, height, etc.) prior to 
the destruction, provided that it meets all applicable building code requirements.  

b. If a nonconforming structure is destroyed by fire, explosion, act of God, or the public enemy, the 
structure may be replaced with a structure identical in size, shape (building footprint), and 
height, provided it meets all applicable building code requirements.  

c. Repairs may be made to any nonconforming structure so long as the extent of any original 
nonconformity is not increased. Any repairs, renovation, restoration, or replacement of a 
structure pursuant to this section shall require a permit pursuant to Town regulations.  

(3) Definitions. The following words, terms and phrases, when used in this division, shall have the 
meanings ascribed to them in this subsection, except where the context clearly indicates a different 
meaning:  

Appraised value of a structure or improvement means the fair market value of the structure or 
improvement.  

Cost of renovation, repair or restoration means the fair market value of the materials and services 
necessary to accomplish such renovation, repair or restoration. The term "cost of renovation or repair 
or restoration" means the total cost of all such intended work, and no person may seek to avoid the 
intent of this chapter by doing such work incrementally or without compensation.  

(Code 1993, § 12A-603; Ord. No. 94-12, § 2(12A-603, 12A-604), 9-26-1994; Ord. No. 2005-08, § 12A-603, 10-12-
2005) 
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Staff Review: 
The applicant and property owner, 240 Glen Abbey Associates being represented by 
Tommy Manuel, is requesting a variance for the reduction of the required 30' rear setback 
by approximately 227 square feet for a proposed screened porch enclosure located at 
240 Glen Abbey, Kiawah Island, SC. (TMS# 264-14-00-091). The subject property is 
located within the R-1, Residential Zoning District. 
 
The subject property is approximately 14,983 square feet (0.34 acres) in size. The subject 
property is developed and sits adjacent to Turtle Point Golf Course to the north. Based 
on Charleston County records, the home was constructed in 1984. Per Charleston County 
Records, the property was acquired by 240 Glen Abbey Associates in 1984. The adjacent 
properties to the east, the west, and to the south across Glen Abbey are located in the R-
1, Residential Zoning District. Turtle Point Golf Course to the north of the Subject Property 
is located in the Parks and Recreation District within the Resort Overlay Zoning District. 
The subject property is subject to review by the Kiawah Island Architectural Review 
Board. 
 
Pursuant to Sec. 12-65. R-1, Residential District located in the Town of Kiawah Island 
Land Use Planning and Zoning Ordinance, requires a 25’ front yard setback, a 15’ side 
yard setback and a 30’ rear yard setback. The maximum allowable lot coverage for the 
subject property is 33%. The subject property is legally nonconforming to current zoning 
regulations regarding setbacks. 
 
The applicant’s proposed plans include enclosing the existing open deck for a screened-
in porch. The existing lot coverage is approximately 33.7%. The proposed plans will not 
alter the footprint of the residence. Pursuant to the Town of Kiawah Island Land Use 
Planning and Zoning Ordinance Section 12-64. Setbacks, “Uncovered decks may extend 
up to five feet into any required rear yard setback”. The existing open deck is encroaching 
approximately 11.2 feet into the required 30-foot rear setback, which is approximately 6.2 
feet further than the 5-foot administrative relief. The proposed screened porch will 
maintain the same 11.2-foot encroachment as the existing open deck into the required 
30-foot rear setback. The proposed lot coverage is approximately 33.7%. 
 
Pursuant to Sec. 12-64. Description of Zoning and regulations, the allowable increase of 
Maximum Lot Coverage for the subject property is 20% of 33%, or 6.67%. The only items 
that qualify for the allowable increase in maximum lot coverage as determined by the 
Planning Director are: a. Driveways not defined by this ordinance that utilize pervious 
materials. b. Pervious walks and patios. c. Raised courtyards and planters created by 
walls three feet or less above the adjacent grade. The existing lot coverage is 5,049.9 
square feet (33.7%). Some portions of the total lot coverage qualify as allowable 
increases. The proposed plans consist of two raised planters created by walls three feet 
or less above the adjacent grade. The total square footage of planters is approximately 
169.9 square feet (1.1%). Therefore, the lot coverage total is 32.6%. The allowable 
increase is 1.1%. The total lot coverage with the allowable increase totals 33.7%. 
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The Ordinance defines Setback as “a required minimum distance from the lot line, or 
street right-of-way, or OCRM critical line that establishes an area within which a structure 
shall be erected.” The Ordinance defines Rear Setback as, "the setback measured from 
the rear lot line." 
 
The applicant has submitted to the Kiawah Island Architectural Review Board (KIARB) 
for review. The KIARB granted conditional approval on April 6, 2025 stating, “Significant 
trees both in front and at the sides of the property compress the buildable area and 
originally pushed the house to the rear of the lot.  Given this condition, the variance to 
increase the rear setback encroachment was approved. The Porch addition in the 
footprint of the existing deck is approved to continue to the permit submittal...” 
 
Please see the attachments for further information regarding this request. A site visit was 
conducted on May 2, 2025, at which time the following determinations were made 
regarding the Approval Criteria for Variances, as stated in Chapter 12 of the Town of 
Kiawah Island Land Use Planning and Zoning Ordinance, Article II, Division 5, Section 
12-163.(4): 
 
Staff Findings: 
The BZA may grant a variance only if exceptional circumstances exist, and where 
practical difficulty or unnecessary hardship is so substantial, serious, and compelling that 
relaxation of the general restrictions ought to be granted. No variance shall be granted 
unless the applicant shall show and the BZA shall find that: 
   
§ 12-163.(4)a.: There are extraordinary and exceptional conditions pertaining to the     

 particular piece of property; 
Staff Response: There may be extraordinary and exceptional conditions on this 

property. The subject property is legally nonconforming in 
regard to setbacks. Per the applicant’s letter of intent, “We 
contend that the extraordinary and exceptional conditions 
pertaining to this particular piece of property are the result of 
two factors: 1) the original zoning and contemporaneous 
practice of allowing decks to extend beyond rear setbacks, and 
2) the presence of mature trees at the front and right side of the 
property (see site plan) that are believed to have contributed to 
the optimal placement of the home on the lot.”  

 
§ 12-163.(4)b.:  These conditions do not generally apply to other property in the 

vicinity; 
Staff Response: These conditions may be unique to the subject property and 

may not generally apply to other properties in the vicinity. The 
property is located in the R-1 Residential Zoning District. 
Adjacent properties along Glen Abbey are also located in the R-
1 Residential Zoning District. Existing structures in the vicinity 
may or may not have similar encroachments based on current 
setback standards. Per the applicant’s letter of intent, “We 
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contend that, while they are not exclusive to this property, these 
conditions do not generally apply to all other properties in the 
vicinity.” 

 
§ 12-163.(4)c.: Because of these conditions, the application of this Ordinance to the 

particular piece of property would effectively prohibit or unreasonably 
restrict the utilization of the property; 

Staff Response: The application of this Ordinance to the property may prohibit 
or unreasonably restrict the utilization of the property. The 
property is considered nonconforming in regards to setbacks. 
Per the applicant’s letter of intent, “We contend that the 
application of the ordinance to this particular property would 
effectively prohibit and unreasonably restrict the improvement 
and continued utilization of the property.” 

 
 
§ 12-163.(4)d.: The authorization of a variance will not be of substantial detriment to 

adjacent property or to the public good, and the character of the 
zoning district will not be harmed by the granting of the variance; 

Staff Response: The authorization of this variance may not be of substantial 
detriment to the adjacent properties or the public good. The 
proposed additions do not increase the footprint of the existing 
nonconformity.  Per the applicant’s letter of intent, “We contend 
that the authorization of a variance will not be of substantial 
detriment to adjacent properties or to the public good, and the 
character of the zoning district will not be harmed by the 
granting of the variance. We base this contention on three key 
factors: 1) the proposed improvement will occupy the existing 
footprint and will be modest in scale and appropriate to the 
massing and architectural expression of the home, 2) the 
presence of substantial canopy trees at the rear, both on the 
abutting golf course and the property itself, and 3) our desire to 
supplement the property’s existing vegetation with landscaping 
that both enhances and provides additional screening from 
adjacent properties.” 

 
 
§ 12-163.(4)e.: The Board of Zoning Appeals shall not grant a variance the effect of 

which would be to allow the establishment of a use not otherwise 
permitted in a zoning district, to extend physically a nonconforming 
use of land, or to change the zoning district boundaries shown on the 
official zoning map; 

Staff Response: Granting of this variance would not allow the establishment of 
a use not otherwise permitted in this zoning district, extend 
physically a non-conforming use of land, or change the zoning 
district boundaries. Per the applicant’s letter of intent, “We 
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contend that the granting of this variance request will not allow 
the establishment of a use not otherwise permitted in this 
zoning district as such uses are generally permissible, nor 
physically extend a nonconforming use of land as we seek to 
lessen an existing nonconforming encroachment, nor change 
the zoning district boundaries shown on the official zoning 
map.” 

 
§ 12-163.(4)f: The fact that property may be utilized more profitably, should a 

variance be granted, may not be considered grounds for a variance; 
Staff Response:  The BZA may not consider profitability when considering this 

variance request. Per the applicant’s letter of intent, “We 
contend that any profitable utilization of the property is not 
grounds for this variance request.” 

 
§ 12-163.(4)g.: The need for the variance shall not be the result of the applicant’s 

own actions; 
Staff Response: The need for the variance may not be the result of the 

applicant’s own actions. Per the applicant’s letter of intent, “We 
contend that the need for the variance is not the result of the 
applicant’s own actions but rather to existing legally non-
conforming conditions.” 

 
§ 12-163.(4)h.: Granting the variance will not be contrary to the public or 

neighborhood interest nor will not adversely affect other property in 
the vicinity, nor interfere with the harmony, spirit, intent and purpose 
of these regulations; 

Staff Response: Granting of this variance may not be contrary to the public or 
neighborhood interest, may not adversely affect other property 
in the vicinity, nor interfere with the harmony, spirit, intent, and 
purpose of these regulations. The proposed variance reduces 
the existing deck’s encroachment beyond the setback. Per the 
applicant’s letter of intent, “We contend that the variance would 
not be contrary to the public or neighborhood interest. 
Additionally, nor will it adversely affect other properties in the 
vicinity due to the proposed reduction of the existing 
encroachment on the rear setback, the existence of substantial 
vegetation, and the Owner’s desire to supplement with 
additional multi-layered evergreen landscaping, which we 
contend is aligned with the harmony, spirit, intent and purpose 
of these regulations.” 

 
  
§ 12-163.(4)i.: Granting of the variance does not substantially conflict with the 

Comprehensive Plan or the purposes of this Ordinance. 
Staff Response: Granting of the variance may not substantially conflict with the 

Comprehensive Plan or the purposes of the Ordinance. Per the 



Kiawah BZA Meeting of May 19, 2025 
Staff Review, Case # BZA25-000007 

 

Page 5 of 5 

applicant’s letter of intent, “We contend that this variance does 
not substantially conflict with the Town’s Comprehensive Plan 
or the purpose of this Ordinance which aim to create a 
balanced, dynamic, and vibrant community that addresses the 
needs of its aging full-time population, and the diverse part-time 
and visitor demographics.” 

 
 
Board of Zoning Appeals’ Action: 
The Board of Zoning Appeals may approve, approve with conditions or deny Case 
#BZA25-000007 (Variance request for the reduction of the required 30' rear setback by 
approximately 227 square feet for a proposed screened porch enclosure located at 240 
Glen Abbey, Kiawah Island, SC). Based on the BZA’s “Findings of Fact”, unless additional 
information is deemed necessary to make an informed decision.  
 
Should the Board of Zoning Appeals consider approval of this variance request, 
planning staff request the following conditions of approval:  
 

 The applicant shall provide a landscape plan showing adequate buffering 
between the proposed screened porch and the golf course.  
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Town of Kiawah Island
Board of Zoning Appeals

May 19, 2025

Town of Kiawah Island Municipal Center | 4475 Betsy Kerrison Parkway | Kiawah Island, SC 29455

1

CASE# BZA25-000007

Applicant/Property Owner: GSB Holdings LLC

Representative: Tommy Manuel 

Property Location:  240 Glen Abbey

TMS#: 264-14-00-091

Zoning District: R-1, Residential Zoning District 

Lot Size: Total: 14,983 sqft (0.34 acres)

Request: Variance request for the reduction of the required 30' rear 
setback by approximately 227 square feet for a proposed 
screened porch enclosure.

2

1
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CASE# BZA25-000007
Chapter 12. Land Use Planning and Zoning, Art. II. Zoning, Div. 2. Zoning 
Map/Districts, Sec. 12-65. - R-1, Residential District. 

Chapter 12. Land Use Planning and Zoning, Art. II. Zoning, Div. 2. Zoning 
Map/Districts, Sec. 12-192. - Nonconforming structures.

Required setbacks: 25' (Front); 15' (Side); 30' (Rear) 
Maximum 33% Lot Coverage

The Ordinance defines Setback as “a required minimum distance from the lot 
line, or street right-of-way, or OCRM critical line that establishes an area 
within which a structure shall be erected.” The Ordinance defines Rear 
Setback as, "the setback measured from the rear lot line."

3
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5

Case # BZA25-000007
BZA Meeting of May 19, 2025
Subject Property: 240 Glen Abbey– Kiawah Island

Variance request for the reduction of the required 30' rear setback by approximately 227 square feet for a
proposed screened porch enclosure located at 240 Glen Abbey, Kiawah Island, SC.

6

5

6
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Case #BZA-10-16-00162 

Property Front
7

Case #BZA-10-16-00162 

Adjacent Properties
8

7

8
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Case #BZA-10-16-00162 

Adjacent Properties
9

Case #BZA-10-16-00162 

Property Side
10

9
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Case #BZA-10-16-00162 

Subject Property
11

Case #BZA-10-16-00162 

Subject Property
12

11
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Case #BZA-10-16-00162 

Property Rear
13

14

Proposed Site Plan
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Variance Approval Criteria
According to Chapter 12 of the Land Use Planning and Zoning Ordinance of the Town of Kiawah Island Code of 
Ordinances, Section 12-163. Variances (4) Approval Criteria, the Board of Zoning Appeals may grant a variance 
only if exceptional circumstances exist, and where practical difficulty or unnecessary hardship is so substantial, 
serious, and compelling that relaxation of the general restrictions ought to be granted. No variance shall be 
granted unless the applicant shall show and the BZA shall find that:

a) There are extraordinary and exceptional conditions pertaining to the particular piece of property;

b) These conditions do not generally apply to other property in the vicinity;

c) Because of these conditions, the application of this Ordinance to the particular piece of property would
effectively prohibit or unreasonably restrict the utilization of the property;

d) The authorization of a variance will not be of substantial detriment to adjacent property or to the public
good, and the character of the zoning district will not be harmed by the granting of the variance;

15

Variance Approval Criteria

e) The Board of Zoning Appeals shall not grant a variance the effect of which would be to allow the 
establishment of a use not otherwise permitted in a zoning district, to extend physically a nonconforming use of 
land, or to change the zoning district boundaries shown on the official zoning map;

f) The fact that property may be utilized more profitably, should a variance be granted, may not be considered 
grounds for a variance;

g) The need for the variance shall not be the result of the applicant’s own actions;

h) Granting the variance will not be contrary to the public or neighborhood interest nor will not adversely affect 
other property in the vicinity, nor interfere with the harmony, spirit, intent and purpose of these regulations;

i) Granting of the variance does not substantially conflict with the Comprehensive Plan or the purposes of this 
Ordinance.

16
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Town of Kiawah Island 

9

Board of Zoning Appeals Action
The Board of Zoning Appeals may approve, approve with conditions or deny Case #BZA25-000007 (Variance
request for the reduction of the required 30' rear setback by approximately 227 square feet for a proposed
screened porch enclosure located at 240 Glen Abbey, Kiawah Island, SC.) based on the BZA’s “Findings of Fact”,
unless additional information is deemed necessary to make an informed decision.

In granting a variance, the Board of Zoning Appeals may attach to it such conditions regarding the location,
character, or other features of the proposed building, structure, or use as the Board may consider advisable to
protect established property values in the surrounding area, or to promote the public health, safety, or general
welfare.

Should the Board of Zoning Appeals consider approval of this variance request, planning staff request
the following conditions of approval:

 The applicant shall provide a landscape plan showing adequate buffering between the proposed
screened porch and the golf course.

17
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11'-2"

EXISTING PROPOSED
LOT  COVERAGE:

BUILDING:	 	 	 	 	 NO CHANGE
GARAGE:	 	 	 	 	 NO CHANGE
CONC  DRIVE:	 	 	 	 	 NO CHANGE
FRONT  STEPS:	 	 	 	 	 NO CHANGE
FRONT  PORCH:	 	 	 	 	 NO CHANGE
NEW WOOD  DECK:	 	 	 	 276.6 Sq. Ft.
NEW SCREENED  PORCH:		 	 	 360.3 Sq. Ft.
NEW DECK  STEPS:	 	 	 	 33.1 Sq. Ft.
HVAC:	 	 	 	 	 	 NO CHANGE
PLANTERS:	 	 	 	 	 NO CHANGE
TOTAL:	 	 	 	 	 	 5,049.9 Sq.  Ft.

33.7%  COVERAGE (NO CHANGE)

TOTAL AREA OF PROPOSED
ONE-STORY SCREENED PORCH

BEYOND 30' REAR SETBACK:
227 Sq. Ft.

AREA OF REBUILT STAIRS BEYOND
30' REAR SETBACK:

26.4 SF. FT (13.2 Sf. Ft. EACH)

TOTAL AREA OF PROPOSED
ONE-STORY

SCREENED PORCH:
360.3 Sq. Ft.

PROPOSED
SCREENED

PORCH
( 20.3' x 17.75' )

REBUILD
DECK

REBUILD
DECK

VIEW FROM 2ND TEE BOX

VIEW FROM DECK TOWARD RIGHT NEIGHBOR

VIEW FROM DECK TOWARD LEFT NEIGHBOR

VIEW FROM DECK TOWARD GOLF COURSE

VIEW FROM EDGE OF GOLF COURSE

25" OAK

25" OAK











 
TOMMY MANUEL ARCHITECT

LETTER OF INTENT 
TOWN OF KIAWAH VARIANCE APPROVAL CRITERIA:  240 GLEN ABBEY 
(TOKI Land Use Planning & Zoning Ordinance, Sec. 12-163.(4)) 

VARIANCE REQUEST:	 Approval of a one-story screened porch addition to occupy the footprint of an existing 
deck originally constructed beyond the rear building setback. 

A. There are extraordinary and exceptional conditions pertaining to the particular piece of property; 

a. We contend that the extraordinary and exceptional conditions pertaining to this particular piece of property 
are the result of two factors: 1) the original zoning and contemporaneous practice of allowing decks to 
extend beyond rear setbacks, and 2) the presence of mature trees at the front and right side of the 
property (see site plan) that are believed to have contributed to the optimal placement of the home on the 
lot. 

B. These conditions do not generally apply to other property in the vicinity; 

b. We contend that, while they are not exclusive to this property, these conditions do not generally apply to all 
other properties in the vicinity. 

C. Because of these conditions, the application of the ordinance to the particular piece of property would 
effectively prohibit or unreasonably restrict the utilization of the property; 

c. We contend that the application of the ordinance to this particular property would effectively prohibit and 
unreasonably restrict the improvement and continued utilization of the property. 

D. The authorization of a variance will not be of substantial detriment to adjacent property or to the public good, 
and the character of the zoning district will not be harmed by the granting of the variance; 

d. We contend that the authorization of a variance will not be of substantial detriment to adjacent properties 
or to the public good, and the character of the zoning district will not be harmed by the granting of the 
variance. We base this contention on three key factors: 1) the proposed improvement will occupy the 
existing footprint and will be modest in scale and appropriate to the massing and architectural expression 
of the home, 2) the presence of substantial canopy trees at the rear, both on the abutting golf course and 
the property itself, and 3) our desire to supplement the property’s existing vegetation with landscaping that 
both enhances and provides additional screening from adjacent properties. 

E. The Board of Zoning Appeals shall not grant a variance the effect of which would be to allow the establishment 
of a use not otherwise permitted in a zoning district, to extend physically a nonconforming use of land, or to 
change the zoning district boundaries shown on the official zoning map; 

e. We contend that the granting of this variance request will not allow the establishment of a use not 
otherwise permitted in this zoning district as such uses are generally permissible, nor physically extend a 
nonconforming use of land as we seek to lessen an existing nonconforming encroachment, nor change the 
zoning district boundaries shown on the official zoning map. 

F. The fact that property may be utilized more profitably, should a variance be granted, may not be considered 
grounds for a variance; 

f. We contend that any profitable utilization of the property is not grounds for this variance request. 

G. The need for the variance shall not be the result of the applicant’s own actions; 

g. We contend that the need for the variance is not the result of the applicant’s own actions but rather to 
existing legally non-conforming conditions. 

(843) 790-4309
420 E Church Street, Unit 809 

Orlando, FL  32801 MANUELARCHITECTURE.COM

http://MANUELARCHITECTURE.COM


H. Granting the variance will not be contrary to the public or neighborhood interest nor will it adversely affect 
other property in the vicinity, nor interfere with the harmony, spirit, intent and purpose of these regulations; and 

h. We contend that the variance would not be contrary to the public or neighborhood interest. Additionally, nor 
will it adversely affect other properties in the vicinity due to the proposed reduction of the existing 
encroachment on the rear setback, the existence of substantial vegetation, and the Owner’s desire to 
supplement with additional multi-layered evergreen landscaping, which we contend is aligned with the 
harmony, spirit, intent and purpose of these regulations. 

I. Granting of the variance does not substantially conflict with the Comprehensive Plan or the purposes of this 
Ordinance. 

i. We contend that this variance does not substantially conflict with the Town’s Comprehensive Plan or the 
purpose of this Ordinance which aim to create a balanced, dynamic, and vibrant community that 
addresses the needs of its aging full-time population, and the diverse part-time and visitor demographics. 

 

OWNER or OWNER REPRESENTATIVE  ARCHITECT

(Signature) (Signature)

Kevin Nahigian Tommy Manuel, Architect

(Printed name and title) (Printed name and title)

(843) 790-4309
420 E Church Street, Unit 809 

Orlando, FL  32801 MANUELARCHITECTURE.COM
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April 6, 2025 
 
240 Glen Abbey Associates, LLC 
240 Glen Abbey 
Kiawah Island, SC  29455 
 
Re: MAJOR IMPROVEMENT REVIEW and VARIANCE 
 Address: 240 Glen Abbey 
 ARB Action:  Approved 
 
 
To Whom It May Concern, 
 
Thank you for your submittal to the Kiawah Island Architectural Review Board for review 
of Improvements to your home at 240 Glen Abbey.  Significant trees both in front and at 
the sides of the property compress the buildable area and originally pushed the house to the 
rear of the lot.  Given this condition, the variance to increase the rear setback encroachment 
was approved.   The Porch addition in the foorprint of the existing deck is approved to 
continue to the permit submittal with the following comments and conditions in keeping 
with the guidelines:   
L1. A proposed landscape plan, showing revegetation of areas impacted by construction 

and new plantings as needed to meet current ARB Standards and Guidelines, should be 
submitted for review and approval 60 days prior to landscape installation.  Please review 
the landscape requirements of the Design Guidelines. 

L2. Please note that no trees have been approved for removal.  If you propose tree removals 
or major impact to trees, this should be submitted for approval to the ARB. 
 

A1. Our files note unapproved garage doors at the property.  If still in place, approvable doors 
will be required and should be noted on the permit set.   

A2. Please adjust the eave and fascia detail at the rear of the new porch.  Please express the 
eave independently of the fascia. 

A3. Please note that floodlights are discouraged on homes at Kiawah Island.  Please limit the 
use of flood lights to no more than two fixtures, located in areas of pedestrian traffic.  
Alternate exterior lighting may be more appropriate at some existing floodlight locations. 

A4. Please note that exterior light fixtures other than flood lights are required to screen any 
direct view of light bulbs.  Fixtures designed to display light bulbs are required to use 
obscure glass.  All new and existing exterior fixtures at your property should conform to 
this requirement.  Please submit cut sheets for proposed new and replacement fixtures.   

A5. All exterior materials, colors, and other finishes should match those of the existing house. 
If different materials or colors are proposed, please submit a material and color palette for 
approval. Prior to commencement of work, please submit an Onsite Color Review Form 
and provide accessible color samples of proposed materials and finishes onsite for field 
review. Please refer to the Design Guidelines, Designing with Nature, when making color 
selections. The design guidelines can be downloaded at KiawahARB.com. 

A6. Should a total repaint of the home in the current color palette be desired, please note that 
existing colors will need to be evaluated for compliance with ARB guidelines. Should a 



repaint of the home in a new color palette be desired, please submit a color palette for 
approval. Prior to commencement of work, please submit an Onsite Color Review Form 
and provide accessible color samples of proposed materials and finishes onsite for field 
review. Please refer to your neighborhood’s approved colors when making color selections.  

A7. Color Guidelines – Cementitious siding products must be a minimum value of 5 on the 
ARB Value Finder and trim color must be within 3 values of siding color. Bandboards 
must be painted to match either the foundation or the siding color and are not permitted 
to be the trim color. Additionally, corner boards must be painted out in the siding color 
and HVAC stand and any downspouts must be painted out in the color of the material to 
which they are adjacent. Garage doors and garage door trim must be painted to match the 
adjacent cladding.  

A8. Tankless water heaters, if any, are required to be architecturally screened or located in an 
area where they are not visible. 

 
For the Permit Submittal, please submit one (1) digital copy of sealed drawings including a Tree 
Protection Plan, a completed Construction Application Deposit & Agreement Form, 
construction deposits, the Review Fee, and a KICA Encroachment Permit to this office at 
ARB@Kiawah.com. Tree Protection fencing must be installed at time of Permit Submittal. 
When these items are received and Tree Protection fencing is verified, an ARB approval stamp 
and Building Permit will be issued for the project.  
 
Thank you again for your submittal to the Kiawah Island Architectural Review Board. Please 
contact the ARB office if we can be of any assistance during the Permit Process for your home 
improvements. 
 
Sincerely, 

 
 
 
 
 
Jane Maybank, Director 
On behalf of the KIARB 
 
cc: Property File 
encl: Construction Application and Deposit Form 
   
 


