
 
 
 
 
 
 
 
 

Case #BZA25-000015 
Kiawah Island BZA Meeting of October 20, 2025 

 
 
Applicant/Property Owner:   51 Eugenia LLC 
 
Representative:    Scott Koenig of Koenig Homes, LLC 

 
Property Location:   51 Eugenia Ave  
  
TMS#:      209-05-00-005 
 
Lot Size:     Total: 19,999 sqft (.46 acres) 
 
Zoning District:    R-1, Residential Zoning Overlay District 
        
Request: Variance request for the reduction of the required 

15' side setback for approximately 50 square feet for 
a proposed generator stand 

 
Requirement:   
 
Chapter 12. Land Use Planning and Zoning, Art. II. Zoning, Div. 2. Zoning Map/Districts, Sec. 12-
65. - R-1, Residential Zoning District. 
 
Required setbacks: 25' (Front); 15' (Side); Determined by Adjacent Lots (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 Side Setback as, "any setback other than a rear or front setback." 
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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) 
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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.  

(4) HVAC Equipment. 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:  

a. 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;  

b. Such HVAC equipment cannot reasonably be accommodated in compliance with the setback 
required by otherwise applicable zoning requirements;  

c. 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  

d. A zoning permit is approved by the Planning Director.  

(5) Generators. In all zoning districts generators and generator stands may extend up to five feet into 
required side or rear setbacks only when all of the following conditions are met:  
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a. The proposed generator stand is being proposed for an existing home permitted prior to 
November 1, 2022. Generator stands installed at the time of new construction must meet 
required setbacks.  

b. The generator cannot reasonably be accommodated in compliance with the setback required by 
otherwise applicable zoning requirements;  

c. The generator is located to not impede emergency access;  

d. 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 generator 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;  

e. The generator stand is set back a distance of not less than ten feet from the adjacent side or rear 
property line;  

f. The generator stand is adequately screened with plantings as determined by the Planning 
Director; and  

g. 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; Ord. No. 2022-06, § 2(Exh. A), 11-1-2022) 

 



DUNGANNON HALL (DEVELOPED LANDS) coni
79 20 (Dungannon)

15 (lot 78)
10 30 (marsh)

80-Si 20 (Dungannon) 10 30 (marsh)

82 20 (Dungannon)
15 (lot 83)

10 30 (marsh)

83 15 (lot 84) 10 (lot 82)
15 (open space)

30 (marsh)

84 20 (Dungannon) 10 15 (open space)

85 20 (lot 84) 15 (open space)
10 (lot 86)

25 (Gov. Dr)

86 20 (Dungannon) 15 25 (Gov. Dr)

87

r

20 (Dungannon) 10 (lot 86)
20 (Dungannon)

25 (Gov. Dr)

EUGENIA AVENUE (DEVELOPED LANDS)
Lot Front Side Rear
1A 30 40 (P. O. Pool)

10 (lot IB)
30

IB 30 20 (lot 1 A)
10 (lot 3)

30

2-17 25 10 25

19 25 (Eugenia) 15 DeL by adj. lots

21-27 25 10 25

28 25 (Eugenia) 15 30 (lagoon)

29-35 25 10 25

36 25 (Eugenia) 15 30 (lagoon)

37-41 25 10 25
43 A 25 (Eugenia) Al/Vvv

DeL by adj. lots

43B 25 (Eugenia) js \ ° DeL by adj. lots

44A 25 (Eugenia) 10 25

44B 25 (Eugenia) 10 25

45 25 (Eugenia) 10 25

46 25 (Eugenia) 15 20 (open space)

47 25 (Eugenia) 10 25

48 25 (Eugenia) 15 20 (open space)

EUGENIA AVENUE (DEVELOPED LANDS) coni
49-55 25 (Eugenia) 15 DeL by adj. lots

56 25 (Eugenia) 15 20 (open space)

57 25 (Eugenia) 15 DeL by adj. lots

58-60 25 (Eugenia) 10 25

61A 26 (Eugenia) 10 25

61B 25 (Eugenia) 10 25

63 A 25 (Eugenia) 10 25

63B 25 (Eugenia) 10 25

65 25 (Eugenia) 10 25

67 25 (Eugenia) 10 25

69 25 (Eugenia) 10. 25

71 25 (Eugenia) 15 DeL by adj. lots

73 25 (Eugenia) 10 25

75 25 (Eugenia) 10 25

77 25 (Eugenia) 10 25

EVENING BEND (INLET COVE) (DEVELOPED LANDS)
RearLot Front Side

14-15 25 15 20

16 25 15 20

17 20 7 15

18 20 7 15

FALCON POINT (UNDEVELOPED LANDS)
Lot Front Side Rear
1 25 50 (Gov. Dr)

15 (lot 2)
20

2 20 (lot 1) 50 (Gov. Dr)
20 Got 3)

30 (See Graphic)

3 20 20 See Graphic

4 25 20 30 (See Graphic)

5 25 20 See Graphic

6-7 25 15 See Graphic
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Highlight
49-55 25 (Eugenia) 15 DeL by adj. lots
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Town of Kiawah Island
Board of Zoning Appeals

October 20, 2025

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

1

CASE# BZA25-000015

Applicant/Property Owner: 51 Eugenia LLC

Representative: Scott Koenig of Koenig Homes, LLC

Property Location:  51 Eugenia Ave

TMS#: 209-05-00-005

Lot Size: Total: 33,580 sqft (.77 acres)

Zoning District: R-1, Residential Zoning Overlay District

Request: Variance request for the reduction of the required 
15' side setback for approximately 50 square feet 
for a proposed generator stand

2
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CASE# BZA25-000015
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); Determined by Adjacent Lots (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 Side 
Setback as, "any setback other than a rear or front setback
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Case # BZA25-000015
BZA Meeting of October 20, 2025
Subject Property: 51 Eugenia Ave– Kiawah Island

Variance request for the reduction of the required 15' side setback for approximately 50 square feet for a
proposed generator stand
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Case #BZA-10-16-00162 

Property Front
7

Case #BZA-10-16-00162 

Adjacent Properties
8

7
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Case #BZA-10-16-00162 

Adjacent Properties
9

Case #BZA-10-16-00162 

Property Rear
10
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Case #BZA-10-16-00162 

Subject Property
11

12

Proposed Site Plan

11

12



Town of Kiawah Island 

7

13

Proposed Landscaping Plan

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;

14

13

14
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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.

15

Board of Zoning Appeals Action
The Board of Zoning Appeals may approve, approve with conditions or deny Case #BZA25-000015 (Variance
request for the reduction of the required 15' side setback for approximately 50 square feet for a proposed
generator stand located at 51 Eugenia Ave, Kiawah Island, SC (TMS # 209-05-00-005)) 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.

16

15

16
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Staff Review: 
The applicant and property owner, 51 Eugenia LLC, is represented by Scott Koenig of 
Koenig Homes, LLC, in requesting a variance for the reduction of the required 15-foot 
side setback by approximately 50 square feet for the installation of a proposed generator 
stand located at 51 Eugenia Avenue, Kiawah Island, SC (TMS# 209-05-00-005). The 
subject property is located within the R-1, Residential Zoning District of Kiawah Island. 
 
The subject property is approximately 19,999 square feet (0.46 acres) in size. The 
surrounding properties to the west and across Eugenia Ave are also located in the R-1, 
Residential Zoning District. The property bordering the Subject Property to the east 
contains a beach access pathway owned by the Kiawah Island Community Association 
(KICA) (TMS# 207-00-00-006). The subject property is not subject to review by the 
Kiawah Island Architectural Review Board. 
 
The Town of Kiawah Island Land Use Planning and Zoning Ordinance allows a maximum 
lot coverage of 33% for the subject property. 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 
Side Setback as, "any setback other than a rear or front setback." 
 
The Town of Kiawah Island Land Use Planning and Zoning Ordinance states: (5) 
Generators. “In all zoning districts generators and generator stands may extend up to five 
feet into required side or rear setbacks only when all of the following conditions are met:  

a. The proposed generator stand is being proposed for an existing home permitted 
prior to November 1, 2022. Generator stands installed at the time of new 
construction must meet required setbacks. 

b. The generator cannot reasonably be accommodated in compliance with the 
setback required by otherwise applicable zoning requirements; 

c. The generator is located to not impede emergency access; 
d. 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 generator 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; 

e. The generator stand is set back a distance of not less than ten feet from the 
adjacent side or rear property line; 

f. The generator stand is adequately screened with plantings as determined by the 
Planning Director; and 

g. A zoning permit is approved by the Planning Director.” 
 
According to Charleston County records, the home was acquired by the property owner 
in 2011 (Book 0246, Page 743). The Subject Property is currently under construction. A 
zoning permit was approved on August 12, 2024. A building permit was approved on 
October 29, 2024. The permitted plans for the proposed single-family residence did not 
did not include a generator stand.  
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The applicant’s proposed plans include a generator stand on the east side of the home 
inside the left side setback. The proposed generator stand extends approximately 4 ft. 8 
½ inches into the required 15’ side setback. Distance from the proposed generator stand 
and the property line is approximately 10 ft. 3 ½ inches. The dimensions of the proposed 
generator stand are approximately 10 ft. by 5 ft. 6 inches. The total encroachment into 
the required side setback is approximately 50 square feet.  
 
The applicant provided two letters of support from adjacent neighbors at 52 Eugenia Ave 
and 53 Eugenia Ave. 
 
Please see the attachments for additional information regarding this request. A site 
inspection was conducted on October 3, 2025. 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 

pertaining to the property due to the large grand oaks located 
in the front buildable area of the lot, and the existing beach 
access pathway located adjacent to the proposed generator 
stand. Per the applicant’s letter of intent, “Specimen Live Oaks: 
The home was sited back away from several mature live oak 
trees along the front setback in order to preserve them and let 
them better thrive. Protecting these oak trees, along with the 
unsightliness from Eugenia Avenue, eliminates the potential 
remote placement of the generator within the building setback.  
A letter is included from Arbor Care (Danny Milleman) that 
speaks to the reduction of the impact on these grand oaks that 
having the stand located as we are requesting will have.” 

 
§ 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. 
Existing structures in the vicinity may or may not have similar 
encroachments based on current setback standards. The 
adjacent parcel owned by the Kiawah Island Community 
Association creates a unique condition adding an additional 
buffer between the subject property and the adjacent neighbor 
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at 53 Eugenia Ave. Per the applicant’s letter of intent, “the exact 
nature of the situation of the trees on this property does indeed 
present a unique situation. After gaining access to the home 
with a driveway layout and stairs, there is no placement of the 
generator within the setback that would not negatively affect the 
root structures of the grand oaks and also directly impact the 
foliage with exhaust.” 

 
§ 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 51 Eugenia Ave would 
prohibit the construction of the proposed addition as the 
proposed structure would encroach into the required 15 ft. side 
setback. However, it does not unreasonably restrict the 
utilization of the property. Per the applicant’s letter of intent, 
“With increased storm activity and more frequent and extreme 
water rise events, backup power is now an essential 
infrastructure for a residential property, particularly on Kiawah 
Island where power outages during storms are frequent and can 
last for extended periods.” 

 

§ 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 generator stand is positioned on the east side of the 
home. The neighboring property to the east is an existing beach 
access pathway and is currently screened by vegetation. 
Additionally, the applicant has prepared a landscaping plan to 
further increase the screening of the proposed generator stand 
from neighbors. Per the applicant’s letter of intent, “The site 
plan indicates the generator will be heavily screened with 
landscape screening on all sides, and 1x6 Boral shiplap with 1" 
gaps, painted, on all sides, to above the top of the generator, to 
minimize visual impact on 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, “The 
proposed generator installation is an accessory use that is 
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permitted in the residential zoning district.” 
 

§ 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, “This 
variance is sought purely for functional necessity and 
emergency preparedness, not for economic gain.”    

 
§ 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 be the result of the applicant’s 

own actions. Per the applicant’s letter of intent, “All limiting 
factors on the property (grand oaks, mature vegetation, 
topography, existing infrastructure) existed prior to this 
application.” 

 
§ 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: The variance, if granted, may not be contrary to the public or 
neighborhood interest, nor adversely affect other properties in 
the vicinity. The proposed generator stand is located on the left 
side of the residence, adjacent to an existing screened beach 
access pathway. The applicant has also provided a landscaping 
plan designed to further enhance the visual screening of the 
generator stand.  Per the applicant’s letter of intent, “With 
proper screening as shown on the site plan, the generator will 
have minimal impact on neighboring properties.   Our goal is to 
make the generator impossible to see from any neighboring 
home, and difficult if not impossible to see even from the 
boardwalk.” 

  
§ 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. 
 
 
Board of Zoning Appeals’ Action: 
The Board of Zoning Appeals may approve, approve with conditions or deny Case 
#BZA25-000015 (Variance for the reduction of the required 15-foot side setback by 
approximately 50 square feet for the installation of a proposed generator stand located at 
51 Eugenia Avenue, Kiawah Island, SC (TMS# 209-05-00-005) based on the BZA’s 
“Findings of Fact”, unless additional information is deemed necessary to make an 
informed decision.  



 

THE HARRIGAN 
RESIDENCE

51 Eugenia Avenue

Kiawah Island, SC 

PERMIT SET
7.23.24

SHEET NUMBER:

DRAWING NAME

PROJECT TITLE

WARNING: IT IS A VIOLATION OF THE LAW FOR ANY PERSON, 
UNLESS ACTING UNDER THE EXPLICIT DIRECTION OF A 
LICENSED ARCHITECT, TO ALTER THIS ITEM IN ANY WAY.

SEAL & SIGNATURE

DATE:

5.28.25

DRAWN BY:

RDL

PROJECT NO.:

02.16

GENERATOR STAND
8.25.25

 SITE PLAN

A-100EXISTING SITE PLAN   A1 SCALE:  1" = 10'-0"

SECONDARY LOT COVERAGE

PRIMARY DRIVES + WALKS

NON-BUILDABLE AREA

LEGEND
CONTOUR LINE WITH ELEVATION

24" + DIAMETER OAK

12" + DIAMETER OAK

BUILDABLE AREA

10 

LOT COVERAGE CALCULATIONS:

LOT SIZE:               19,999 SF

HIGHLAND AREA:               19,999 SF

MAX. ALLOWABLE LOT COVERAGE            6,599 SF (33%)

MIN. OPEN SPACE:               11,999 SF (60%)

BUILDING FOOTPRINT:   2,384 SF

SCREENED + COVERED:                               1,215 SF

OPEN DECKING + STAIRS:               1,140 SF

PRIMARY DRIVE + WALKS:   1,742 SF

RAISED PLANTERS:                                              0 SF

POOL + SPA:                                                          0 SF

HVAC STAND : (GEOTHERMAL)         0 SF

GENERATOR STAND :          55 SF

TOTAL LOT COVERAGE :   6,536 SF 

HIGHLAND AREA:               19,999 SF 

LOT COVERAGE %:                                             32.7%

SECONDARY ELEMENTS SF:                           310 SF

PRIMARY + SECONDARY TOTAL %:                  34.5%
(not to exceed 39.67%)

A1

GENERAL NOTES:

1. REFERENCE PLAT BOOK J, PAGE 122

2. ELEVATIONS AND CONTOURS REFER TO MEAN SEA 
LEVEL.

3. TMS NUMBER 209-05-00-005

4. TOTAL AREA OF PROPERTY IS 19,999 SF OR .45 
ACRES.

5. PROPERTY APPEARS TO BE LOCATED IN FLOOD 
ZONE VE, ELEVATION 12. SHOWN ON COMMUNITY 
PANEL 45019C-0805K DATED JANUARY 29, 2021.
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GENERATOR STAND
8.25.25

 SITE PLAN

A-100EXISTING SITE PLAN   A1 SCALE:  1" = 10'-0"

SECONDARY LOT COVERAGE

PRIMARY DRIVES + WALKS

NON-BUILDABLE AREA

LEGEND
CONTOUR LINE WITH ELEVATION

24" + DIAMETER OAK

12" + DIAMETER OAK

BUILDABLE AREA

10 

LOT COVERAGE CALCULATIONS:

LOT SIZE:               19,999 SF

HIGHLAND AREA:               19,999 SF

MAX. ALLOWABLE LOT COVERAGE            6,599 SF (33%)

MIN. OPEN SPACE:               11,999 SF (60%)

BUILDING FOOTPRINT:   2,384 SF

SCREENED + COVERED:                               1,215 SF

OPEN DECKING + STAIRS:               1,140 SF

PRIMARY DRIVE + WALKS:   1,742 SF

RAISED PLANTERS:                                              0 SF

POOL + SPA:                                                          0 SF

HVAC STAND : (GEOTHERMAL)         0 SF

GENERATOR STAND :          55 SF

TOTAL LOT COVERAGE :   6,536 SF 

HIGHLAND AREA:               19,999 SF 

LOT COVERAGE %:                                             32.7%

SECONDARY ELEMENTS SF:                           310 SF

PRIMARY + SECONDARY TOTAL %:                  34.5%
(not to exceed 39.67%)

A1

GENERAL NOTES:

1. REFERENCE PLAT BOOK J, PAGE 122

2. ELEVATIONS AND CONTOURS REFER TO MEAN SEA 
LEVEL.

3. TMS NUMBER 209-05-00-005

4. TOTAL AREA OF PROPERTY IS 19,999 SF OR .45 
ACRES.

5. PROPERTY APPEARS TO BE LOCATED IN FLOOD 
ZONE VE, ELEVATION 12. SHOWN ON COMMUNITY 
PANEL 45019C-0805K DATED JANUARY 29, 2021.
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8'-6" MSL GARAGE SLAB

8'-0" MSL AVERAGE NATURAL GRADE

16" O.W. 
TRUSS

20" O.W. 
TRUSS

9'
-3

 1 2"
1'

-5
 1 2"

11
'-0

 1 4"
20

'-6
 1 4"

45
'-6

"

52'- 7 1/8 " MSL TOP OF RIDGE LINE

17'- 9 1/2" MSL BOT. FIRST FLR TRUSS 

19'-3" MSL TOP OF FIRST FLR SUBFLR 

30'- 3 1/4" MSL BOT. SECOND FLR. TRUSS 

32'- 0 3/4/" MSL TOP OF SECOND FLR SUBFLR 

STUCCO FOUNDATION

PVC BAND BOARD

BORAL SIDING

PVC WINDOW + DOOR TRIM

IMPACT RATED WINDOW UNIT

EXPOSED RAFTERS

PVC FASCIA TRIM

STANDING SEAM COPPER ROOFING,

18" SPACING BETWEEN SEAMS

3-1/2" VERTICAL BORAL SHIPLAP, PAINTED

STUCCO CHIMNEY
CAST STONE CHIMNEY CAP

CAST STONE CHIMNEY POT

MAHOGANY GARAGE DOOR PVC NEWEL POSTS, POWDER COATED ALUMINUM

BALUSTERS + WOOD RAIL CAP

1'
-9

 1 2"

BB

54'-0" MSL MAX BLDG HT - BASE BUILDING HEIGHT (40'-0" FROM AE -14')

VE 12'-0" MSL BASE FLOOD ELEVATION (PER 88 DATUM)

BBHE (BASE BUILDING HEIGHT ELEVATION)
AE 14'-0" MSL BASE FLOOD ELEVATION (PER 2004 MAP)

B B AA

VE 13'-0" MSL DESIGN FLOOD ELEVATION (PER 88 DATUM)

GENERATOR STAND : 5-1/2" BORAL 
SLATS WITH 1" GAP, PAINTED TO 

MATCH STUCCO

NORTH ELEVATION (FROM EUGENIA AVENUE)  A1 SCALE:  1/4" = 1'-0" A-200
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GENERATOR STAND
8.25.25

STANDING SEAM COPPER ROOFING,

18" SPACING BETWEEN SEAMS

3-1/2" VERTICAL SHIPLAP, BORAL SIDING

@ SECOND FLOOR

STUCCO CHIMNEY
CAST STONE CHIMNEY CAP

CAST STONE CHIMNEY POT

EXPOSED RAFTERS

PVC FASCIA TRIM

COPPER GUTTERS + DOWNSPOUTS

IMPACT RATED WINDOW UNIT
PVC WINDOW TRIM

BORAL SIDING @ FIRST FLOOR

PVC NEWEL POSTS, POWDER COATED ALUMINUM

BALUSTERS + WOOD RAIL CAP

STANDING SEAM COPPER AWNING

STUCCO FOUNDATION

PVC BAND BOARD
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30'- 3 1/4" MSL BOT. SECOND FLR. TRUSS 

32'- 0 3/4/" MSL TOP OF SECOND FLR SUBFLR 
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 1 2"

54'-0" MSL MAX BLDG HT - BASE BUILDING HEIGHT (40'-0" FROM AE -14')

VE 12'-0" MSL BASE FLOOD 
ELEVATION (PER 88 DATUM)

BBHE (BASE BUILDING 
HEIGHT ELEVATION)

AE 14'-0" MSL BASE FLOOD 
ELEVATION (PER 2004 MAP)

VE 13'-0" MSL DESIGN FLOOD 
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Arborist Report 

Location:  51 Eugenia Ave, Kiawah Island, SC 29455.             9-2-25 

Regarding:  Assessment/Recommendation of generator/stand location on property. 

Assessment:  Meeting on site to look at potential locations for generator location and stand with relation or 
potential impact to trees on site. 

In terms of potential impact to the existing native and mature trees on the lot, location the generator where it 
will not impact the mature trees on site would be ideal from a tree or Certified Arborist perspective.  The 
front portion of the lot has a large number of mature trees, of which the home and driveway were designed 
around to minimize impact to both the Tree Canopies and Critical Root Zones (CRZs) of the trees.   

To this point the project has been a good model of not impacting the mature trees at the front portion of the 
lot and designing around them to have as little impact as possible.   

My recommendation as a Certified Arborist is to try to place the generator location where it will not impact 
tree canopy, or critical root zone (CRZ).  An additional factor with a generator is the exhaust or emissions 
that will be displaced when running and the potential impact that exhaust can have to tree canopy. 

If possible, my recommendation for generator location would on the side of the house where there are not 
potential impacts to the existing native trees that are mature and have been diligently designed around to 
preserve maintain the health of the trees and canopy the best as can be.  

 

Any questions please contact me. Thank you,   

Danny Milleman  
Arbor Care 
I.S.A. Certified Arborist # S. O. 5307A 
 
 



 

 

LETTER OF INTENT 

Board of Zoning Appeals Variance Application 

Date: 9/8/25 

Town of Kiawah Island Board of Zoning Appeals 
Town of Kiawah Island Municipal Center 
4475 Betsy Kerrison Parkway 
Kiawah Island, SC 29455 

RE: Variance Request for Side Building Setback Encroachment - Generator Installation 
Property Address: 51 Eugenia Avenue, Kiawah Island, SC 
Tax Map Number: 209-05-00-005 
Property Owner: 51 Eugenia LLC, Elliott and Terrell Harrigan 

 

PROJECT DESCRIPTION 

I am respectfully requesting a variance from the Town of Kiawah Island Land Use Planning 
and Zoning Ordinance to allow for the installation of a residential backup generator that will 
encroach into the required side building setback. Based on the site plan, the proposed 
generator will be located approximately 10-0" from the left side property line, requiring a 
variance of approximately 5-0” from the required 15-foot side setback requirement. 

The generator is essential for providing backup power during storm events and power 
outages, which are common occurrences on Kiawah Island. The proposed location shown 
on the site plan is the most feasible option due to the unique constraints of the property 
and the significant specimen oak trees at the front.   The existing natural buƯer to the left 
side of the property, including the wide beach access between our home and the neighbor 
(53 Eugenia).    We also intend to fully shield the generator stand from view with additional 
plantings on all three sides. 

 

VARIANCE CRITERIA ANALYSIS 



Pursuant to Chapter 12 of the Town of Kiawah Island Land Use Planning and Zoning 
Ordinance, Section 12-163(4), I respectfully submit the following responses to each 
variance approval criterion: 

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

There are extraordinary and exceptional conditions pertaining to this particular piece of 
property that necessitate this variance request: 

 Building Configuration: The existing home's design and orientation leave no room 
within the setback adjacent to the structure to place the generator stand 

 Specimen Live Oaks: The home was sited back away from several mature live oak 
trees along the front setback in order to preserve them and let them better thrive.    
Protecting these oak trees, along with the unsightliness from Eugenia Avenue, 
eliminates the potential remote placement of the generator within the building 
setback.   A letter is included from Arbor Care (Danny Milleman) that speaks to the 
reduction of the impact on these grand oaks that having the stand located as we are 
requesting will have.  

These conditions create unique challenges that severely limit the available area for 
generator installation while maintaining proper clearances and accessibility 

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

 Although similar conditions may indeed exist on other properties, the exact nature 
of the situation of the trees on this property does indeed present a unique situation.    
After gaining access to the home with a driveway layout and stairs, there is no 
placement of the generator within the setback that would not negatively aƯect the 
root structures of the grand oaks and also directly impact the foliage with exhaust. 

(c) Because of these conditions, the application of the ordinance to the particular piece of 
property would eƯectively prohibit or unreasonably restrict the utilization of the property 

Because of these extraordinary conditions, strict application of the ordinance to this 
particular property would eƯectively prohibit or unreasonably restrict the reasonable 
utilization of the property: 

 Essential Infrastructure Need: With increased storm activity and more frequent and 
extreme water rise events, backup power is now an essential infrastructure for a 
residential property, particularly on Kiawah Island where power outages during 
storms are frequent and can last for extended periods 



 No Alternative Locations: Due to the mature tree preservation requirements, 
existing infrastructure, and topographical constraints, there are no other feasible 
locations on the property where a generator could be installed in compliance with 
setback requirements and still preserve the majestic oaks along the road and right 
of way. 

 Safety and Code Compliance: The proposed location is the only area that allows 
proper clearances from the structure, utilities, and vegetation while maintaining 
required access for maintenance and safety 

 Reasonable Use Restriction: Without backup power capability, the property's utility 
and habitability during emergency situations would be severely compromised.   
Most specifically, Woodwork and other finishes inside the home would be subject to 
extreme movement and mold growth without power to run dehumidification and 
conditioning equipment after an extended storm outage. 

(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 

The authorization of this 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: 

 Appropriate Screening: The site plan indicates the generator will be heavily 
screened with landscape screening on all sides, and 1x6 Boral shiplap with 1" gaps, 
painted, on all sides, to above the top of the generator, to minimize visual impact on 
adjacent properties 

 Existing Screening:   We picked the location partially because existing heavy foliage 
already heavily blocks sight and sound.   Of course, we would add substantially 
more. 

 Minimal Encroachment: The variance request is for approximately 50 SF – 5” X10’0”.   
We will keep the stand as tight to the home structure as possible without touching 
to translate vibration.    We had originally designed the stand at 8’x12’, but wanted to 
minimize impact, so we consulted with the generator manufacturer to get the 
smallest footprint allowed and still maintain generator warranty.   We plan to have 
the generator scale depicted in 3D with frame sticks in place for the board to see in 
person if helpful. 

 Noise Considerations: Modern generators operate at acceptable noise levels and 
will only operate during power outages or brief once-weekly testing periods.   



 Impact from the road:   Having the generator away from the grand oak trees also has 
a benefit to everyone in the neighborhood – that it will be even better screened from 
the homes across the road and people passing by.     

 Property Values: The installation will not negatively impact adjacent property values 
and demonstrates responsible property ownership and emergency preparedness 

 District Character: The design of the stand maintains the residential character of the 
district and is consistent with other residential improvements 

 Safety Enhancement: The generator improves property safety and emergency 
preparedness, benefiting the broader community 

 We have an email of support from the most impacted private neighbor – the 
Savarese family at 53 Eugenia.     

(e) The Board of Zoning Appeals shall not grant a variance the eƯect 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 oƯicial zoning map 

This variance request does not seek to: 

 Allow establishment of a use not otherwise permitted in the zoning district 

 Extend physically a nonconforming use of land 

 Change zoning district boundaries shown on the oƯicial zoning map 

The proposed generator installation is an accessory use that is permitted in the residential 
zoning district. 

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

The fact that the property may be utilized more profitably is not a consideration for this 
variance request. This variance is sought purely for functional necessity and emergency 
preparedness, not for economic gain.     

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

The need for this variance is not the result of the owner’s own actions: 

 Pre-existing Conditions: All limiting factors on the property (grand oaks, mature 
vegetation, topography, existing infrastructure) existed prior to this application 



 Compliance Intent: This variance request is made in advance of any physical 
improvements and demonstrates intent to comply with applicable regulations 

 Standard Infrastructure Need: The desire to install backup power generation is a 
reasonable and standard residential improvement, not a self-created hardship 

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

Granting this variance will not be contrary to the public or neighborhood interest and will 
not adversely aƯect other property in the vicinity: 

 Community Resilience: Backup power generation enhances community resilience 
during emergency situations, which is particularly important on Kiawah Island 

 Responsible Development: The installation demonstrates responsible property 
ownership and emergency preparedness 

 Minimal Impact: With proper screening as shown on the site plan, the generator will 
have minimal impact on neighboring properties.   Our goal is to make the generator 
impossible to see from any neighboring home, and diƯicult if not impossible to see 
even from the boardwalk. 

 Regulatory Compliance: The installation will comply with all other applicable 
building codes, safety requirements, and manufacturer specifications 

 Most importantly, though, the Harrigans truly care about their neighborhood.    

 They took care in not overbuilding on the lot with the design of the home itself 
– overall height and HSF are smaller than most of the new homes built on the 
street.   And they were careful not to go any further toward the beach with the 
siting to block neighbors’ views.    

 They have a long history on Kiawah, and specifically on Eugenia.   I asked 
them to give me a quick synopsis.    I just think it’s important to show that 
they only want to positively impact this neighborhood. 

“I first came to Kiawah around 1965. My parents were friends with the 
Sosnowskis who had a home at 69 (?) Eugenia. Reverend Sosnowski was the 
assistant minister at St Philips where we went to church ( i still do!). 
Sometime in the late 60s the Royals sold some cattle to my late Uncle Arthur 
Ravenel. My recollection is he was allowed to keep the cattle on the island 
for a period of time. Once he took my cousins and me to the island to ride 



Shetland ponies. 
In 1977 my parents bought a lot at 46 Eugenia avenue. The built house which 
was completed January of 1979. We always had a large family Thanksgiving 
at Kiawah. 
In 2003 my wife and I bought 51 Eugenia. The house was originally built by 
John Walpole who was one of the large tomato farmers on Johns Island. 
The house was built in 1975 (?). He had the old wooden pilings. We had it 
evaluated by 3 structural engineers who all said they was increasingly at risk 
of coming down. 
After length discussion we decided to tear it down and build a new home for 
the next generation. Our 3 children and growing number of grandchildren will 
enjoy many years (3 and counting)” 

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

Granting this variance does not substantially conflict with the Town of Kiawah Island 
Comprehensive Plan or the purposes of the Zoning Ordinance: 

 Infrastructure Goals: The Comprehensive Plan supports adequate infrastructure to 
serve residential development and community resilience 

 Environmental Protection: The variance allows installation while preserving the 
health of the mature oaks at the alternative remote sitings.     Should a mature Live 
Oak tree die from the impacts, we believe that would be a much bigger impact to the 
neighborhood.    

 Orderly Development: The variance supports orderly development by allowing 
necessary infrastructure while maintaining setback protections to the greatest 
extent possible 

 Public Safety: Emergency power generation supports public safety objectives during 
severe weather events common to the area 

 

CONCLUSION 

Based on the analysis above, I respectfully submit that this variance request meets all 
required criteria under South Carolina law and the Town of Kiawah Island Zoning 
Ordinance. The extraordinary conditions unique to this property – specifically the house 
siting and extensive mature Live Oak trees - make strict compliance with setback 



requirements impossible without negative eƯects to the grand trees, while the proposed 
variance will have minimal impact on adjacent properties and the community. 

The generator will be appropriately screened as shown on the site plan and will serve an 
important safety function for the property and broader community resilience.    The most 
impacted private neighbor has given support, as well. 

I respectfully request the Board of Zoning Appeals grant this variance to allow the 
installation of the proposed generator at the location shown on the attached site plan. 

Thank you for your consideration of this request. I am available to answer any questions 
and provide additional information as needed. 

Respectfully submitted, 

 

Scott Koenig 
President of Koenig Homes 
3690 Betsy Kerrison Parkway 
Suite 4B 
Johns Island, SC 29455 
(843) 212-2009 
scott@koenigbuilt.com 
 

On behalf of: 

Elliott and Terrell Harrigan 
51 Eugenia Avenue 
Kiawah Island, SC 29455 
(804) 366-1245 
harrigan@theharrigans.info 

Date: 8/9/25 

 

ATTACHMENTS 

  Site Plan showing existing conditions and proposed generator location 

  Elevations from architect showing generator from each head-on direction. 

 Preliminary Landscape Plan to show plant buƯers 

 Current approved plat of the property 



  Current recorded deed to the property 

  Restrictive Covenants AƯidavit 

  Letter from Danny Milleman at Arbor Care 

  Support Email from the Savarese Family (53 Eugenia) 

  Support Email from Bob Rummel (52 Eugenia) 

 Photographs of the proposed installation area 

 Inspiration Pictures of other similar setups. 
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LOT COVERAGE CALCULATIONS:

LOT SIZE:               19,999 SF

HIGHLAND AREA:               19,999 SF

MAX. ALLOWABLE LOT COVERAGE            6,599 SF (33%)

MIN. OPEN SPACE:               11,999 SF (60%)

BUILDING FOOTPRINT:   2,384 SF

SCREENED + COVERED:                               1,215 SF

OPEN DECKING + STAIRS:               1,140 SF

PRIMARY DRIVE + WALKS:   1,742 SF

RAISED PLANTERS:                                              0 SF

POOL + SPA:                                                          0 SF

HVAC STAND : (GEOTHERMAL)         0 SF

GENERATOR STAND :          55 SF

TOTAL LOT COVERAGE :   6,536 SF 

HIGHLAND AREA:               19,999 SF 

LOT COVERAGE %:                                             32.7%

SECONDARY ELEMENTS SF:                           310 SF

PRIMARY + SECONDARY TOTAL %:                  34.5%
(not to exceed 39.67%)

A1

GENERAL NOTES:

1. REFERENCE PLAT BOOK J, PAGE 122

2. ELEVATIONS AND CONTOURS REFER TO MEAN SEA 
LEVEL.

3. TMS NUMBER 209-05-00-005

4. TOTAL AREA OF PROPERTY IS 19,999 SF OR .45 
ACRES.

5. PROPERTY APPEARS TO BE LOCATED IN FLOOD 
ZONE VE, ELEVATION 12. SHOWN ON COMMUNITY 
PANEL 45019C-0805K DATED JANUARY 29, 2021.
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17'- 9 1/2" MSL BOT. FIRST FLR TRUSS 
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VE 13'-0" MSL DESIGN FLOOD ELEVATION (PER 88 DATUM)

GENERATOR STAND : 5-1/2" BORAL 
SLATS WITH 1" GAP, PAINTED TO 

MATCH STUCCO
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BALUSTERS + WOOD RAIL CAP

STANDING SEAM COPPER AWNING

STUCCO FOUNDATION

PVC BAND BOARD
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