
 

 

 

 

  

Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516  

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM  Monday, September 21, 2026 - Train Depot, 614 Broad Street, Beaufort, NC 28516 

Monthly Meeting 

 
 

 

Call to Order 

Roll Call 

Agenda Approval 

Minutes Approval 

1. PB Draft Minutes 081726 

Public Comment 

New Business 

1. Case 26-10 – Rezoning 374 Highway 101 from R-20 to B-1 with LUP FLUM 

amendment from Suburban Residential to Village Commercial 

2. Case 26-11 – Rezoning 404 Highway 101 from R-20 to B-1 with LUP FLUM 

amendment from Suburban Residential to Village Commercial 

3. Case 26-20 – Rezoning the RC-5 portion of 125 Bunch Road and 472 Highway 101 

(R-20) to B-1, with LUP FLUM amendments from Rural/Working Lands to Village 

Commercial 

4. Case 26-24 – LDO Amendment – State Law Compliance for Off-Street Parking 

Minimums 

Commission / Board Comments 

Staff Comments 

Adjourn 
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Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516 

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 
Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, August 17th, 2026  

Train Depot, 614 Broad Street 

Minutes 

 
 

 

 

Call to Order 

Chair Neve called the August 17th, 2026 Planning Board meeting to order at 6:00 p.m. 

 

Roll Call 

 

The Secretary conducted the roll call for the meeting. 

 

Members Present: Ryan Neve, Chair; Tammy Hunsucker, Vic Fasolino, Clark Patton, Jeff Vreugdenhil, Cameron White  

 

Members Absent: George Stanziale, Vice-Chair 

 

A quorum was declared with six members present. 

 

Town Staff Present:  

 

Kyle Garner, Planning Director   Brad Fockler, Code Enforcement Officer 

Charlie Rocci, Senior Planner   Arey Grady, Town Attorney 

Michelle Eitner, Planner    Laurel Anderson, Board Secretary 

 

Agenda Approval 

 

Member Patton made the motion to approve the agenda and Member White made the second. Chair Neve took a vote that was 

unanimously approved. 

 

Voting yea: Chair Neve, Vic Fasolino, Tammy Hunsucker, Clark Patton, Jeff Vreugdenhil, Cameron White 

 

Minutes Approval 

 

1. PB Draft Minutes 072026 
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Member Patton made the motion to approve the minutes as presented and Member Fasolino made the second. Chair Neve 

took a vote that was unanimously approved. 

 

Voting yea: Chair Neve, Vic Fasolino, Tammy Hunsucker, Clark Patton, Jeff Vreugdenhil, Cameron White 

 

Public Comment 

 

Chair Neve then asked if anyone would like to speak.  There were no public comments. 

 

New Business 

 

1. Case #26-21 - Rezoning - 214 Elm Street from R-8 to RS-5  

Mrs. Eitner presented the rezoning application for 214 Elm Street, located at the southeast corner of Broad and Elm Streets. 

The property, owned and applied for by Jerry Cox, is currently zoned Residential Medium (R-8). The applicant requested a 

rezoning to RS-5. She noted that the property is not within a special flood hazard area and that the surrounding future land 

use classification - Traditional Neighborhood Residential - encompasses both R-8 and RS-5 zoning districts, meaning no 

amendment to the Future Land Use Map (FLUM) would be required. 

Key distinctions between the two zoning districts were summarized: RS-5 has shorter setbacks but introduces a 50% 

impervious surface coverage limitation not present under R-8, and RS-5 permits fewer uses, with single-family dwellings 

being the only permitted dwelling type (accessory dwelling units are allowed as a special use, but multifamily is not). A 

conceptual subdivision plat was included in the packet showing a possible three-lot configuration under RS-5 zoning, provided 

for reference only; such a subdivision would be statutorily exempt from board review. 

The applicant, Jerry Cox, addressed the board and explained that following the death of his mother, who previously owned 

the property, he determined it was not financially feasible to retain it. He confirmed the rezoning request is contingent on 

interest from a potential buyer. Board members clarified that the property, which was originally four platted lots now merged 

into one, could support three conforming RS-5 lots under the proposed zoning - compared to two conforming R-8 lots under 

existing zoning. 

Board discussion centered on the concern raised by Member Fasolino regarding the precedent of introducing RS-5 zoning 

into a predominantly R-8 block and noted that rezoning to RS-5 could create a precedent. Mr. Cox argued that the current R-

8 was not consistent with the size of the other lots in the neighborhood. Other members and the Chair noted that similar 

rezonings had previously been approved, that the RS-5 district was envisioned for this type of application when it was created, 

and that the property is directly across the street from existing RS-5 zoning. A few board members agreed that the proposal 

was consistent with the character and development patterns of the surrounding neighborhood. Mrs. Eitner confirmed that the 

future land use designation does not distinguish between the two districts, supporting a finding of plan consistency. 

Following discussion, the board voted to recommend approval and directed staff to draft a resolution of plan consistency 

stating that the amendment is in accordance with the Beaufort Comprehensive CAMA Land Use Plan and is reasonable and 

in the public interest because it is in the character of the nearby neighborhood. Mrs. Eitner explained the resolution would be 

prepared and signed by the Chair prior to transmittal to the Board of Commissioners, where a public hearing would be held 

following the required notice period. 

Member Hunsucker made the motion to approve the application and Member Patton made the second. Chair Neve took a vote 

that was approved and motion carried 4-2. 

 

Voting yea: Chair Neve, Tammy Hunsucker, Clark Patton, Cameron White 

 

Voting nay: Vic Fasolino, Jeff Vreugdenhil 

 

2. Case #26-22 – Special Use Permit – 1323 Front Street Accessory Dwelling Unit 
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Mrs. Eitner presented a special use permit application for an accessory dwelling unit (ADU) at 1323 Front Street. The property, 

owned by AER Commercial Properties, LLC, is located within the R-8 zoning district, which allows ADUs as a special use. 

The subject structure falls within the AE-8 Special Flood Hazard Area. The applicant, Blue Green Construction, is also serving 

as the contractor for a single-family home currently under construction on the site. 

Mrs. Eitner explained that when the building permit was initially submitted, the contractor had included an ADU in the plans. 

Staff advised that an SUP was required and recommended removing the ADU from the permitted plans and proceeding with 

construction of the single-family home while the SUP was pursued. Under the current building permit, the space above the 

attached three-car garage - connected to the primary residence by an enclosed elevated skywalk - is designated as a bonus 

room. If the SUP is approved, the applicant would modify the building permit to add a bedroom, bathroom, and kitchenette 

to that space, thereby constituting an ADU. 

Mrs. Eitner and the board confirmed that the presence of a kitchen is the defining characteristic that elevates use to an ADU 

under the Land Development Ordinance (LDO), as opposed to a simple bonus room or additional bedroom. No change to the 

approved building footprint, setbacks, exterior appearance, or site plan is proposed. 

The applicant's representative, Bruce Brotzman of Blue Green Construction, presented the request and walked the board 

through each of the required findings under Section 20 of the LDO (findings A through G), addressing allowable use, 

application completeness, plan conformity, traffic and access adequacy, property value impact, compatibility, and public 

health and safety. He noted that the garage and ADU are accessible from an existing alley extending from Gerald Street, that 

a power pole obstructing the alley had already been relocated to the northwest corner of the lot, and that emergency vehicle 

access is available via that alley. 

Board discussion touched on the nature and ownership of the alley. Mr. Garner clarified that the alleys in this area are dedicated 

recorded alleys of record that became part of the town through annexation but are not maintained by the town and are generally 

considered private rear-access alleys. Town Attorney Grady noted that the town retains ownership rights and does not lose 

them through adverse possession, and that adjoining property owners independently hold access rights in the nature of an 

easement. 

The board noted that the lot is non-conforming in width, which reduces the required side yard setbacks to six feet per Section 

11 of the LDO. No additional footprint, height increase, or exterior modification is proposed as part of this request. Emergency 

services had reviewed the application and returned no comments or concerns. 

The board found the application to meet the required findings and voted to recommend approval to the Board of 

Commissioners. 

Member White made the motion to recommend approval as presented and Member Fasolino made the second. Chair Neve took 

a vote that was unanimously approved. 

Voting yea: Chair Neve, Vic Fasolino, Tammy Hunsucker, Clark Patton, Jeff Vreugdenhil, Cameron White 

 

3. Case #26-23 – Special Use Permit – 102 Beaufort Walk Accessory Dwelling Unit  

Mrs. Eitner presented a special use permit application for an ADU at 102 Beaufort Walk. The property is owned by Joseph 

and Anna Colucci; the applicant is their daughter, Christina Colucci. The property is located within the Transitional (TR) 

zoning district, which allows ADUs as special uses, and is not within a special flood hazard area. Mrs. Eitner noted that 

because the property is not in a residential district, the compatibility standards of Section 20 do not apply, and only required 

findings A through G are relevant. 

The applicant, Christina Colucci, then presented the proposal. The ADU would be constructed as a second-story addition 

above the existing attached garage. The addition would include a small kitchenette, sleeping area, bathroom, and access to 

loft storage via a non-fixed ladder. A staircase on the side of the structure would provide private exterior access to the ADU, 

and a small balcony over the garage was also proposed. The exterior finish and architectural character would be designed to 

match the existing home seamlessly. 4
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The applicant noted that the existing driveway would be widened to accommodate side-by-side parking for both the primary 

residence and the ADU, and that street parking is also available on the Beaufort Walk cul-de-sac. She confirmed that the 

addition would remain within all applicable setback requirements and height limitations, and that no change to the existing 

building footprint was proposed. The impervious surface increase from the widened driveway was calculated at approximately 

14%, which falls below the 15% exemption threshold. 

Board discussion clarified the somewhat unusual site configuration: 102 Beaufort Walk is physically attached to the adjacent 

property (7B) by a small garage-like connector structure, a characteristic common to several homes on the cul-de-sac. The 

proposed addition and all improvements are confined to the 102 Beaufort Walk parcel. The board confirmed that setback 

requirements were met even accounting for the new staircase, and that the proposal conforms to the applicable dimensional 

standards. 

The board found the application to satisfy all required findings for a special use permit and voted to recommend approval to 

the Board of Commissioners. 

Member Fasolino made the motion to recommend approval as the application meets the standards of required findings for a 

special use permit and Member Vreugdenhil made the second. Chair Neve took a vote that was unanimously approved. 

Voting yea: Chair Neve, Vic Fasolino, Tammy Hunsucker, Clark Patton, Jeff Vreugdenhil, Cameron White 

Commission/Board Comments 

Member Vreugdenhil offered a substantive observation regarding non-conforming lot provisions under Section 11 of the 

LDO. He noted that the predetermined setback reductions afforded to non-conforming lots - particularly the reduction of the 

front setback from 25 feet to 15 feet - are more generous than what would typically be allowed through a variance process in 

many other ordinances, which commonly cap variances at no more than 10% of the applicable standard. He suggested this 

discrepancy, particularly in the front yard, warrants reconsideration as part of the Universal Development Ordinance (UDO) 

update. 

Member Fasolino seconded this observation and noted it as a useful point to carry into the UDO process. He also inquired 

about the landscaping plans for the center of the new traffic circle on Highway 101. Mr. Garner confirmed that the center 

island is planned to feature grass and low shrubs for visibility. 

Chair Neve thanked the applicants for their presentations and reminded board members of the upcoming joint Planning Board 

and Board of Commissioners session on the UDO, scheduled for the following Monday at 4:00 PM. He also shared that after 

an extensive road trip through areas with numerous roundabouts, he was confident the new traffic circle in Beaufort would 

function well. Chair Neve additionally acknowledged the broader policy discussion around whether non-conforming lot width 

should generate concessions in front and rear setbacks, and indicated this would be a worthy item for UDO review. 

Staff Comments 

Mrs. Eitner reinforced the importance of the joint UDO session, noting that both the Planning Board and the Board of 

Commissioners would be present. The session would include a presentation from the UDO consultant on Module 4 of the 

steering committee's work, followed by a community conversation with posters and open dialogue. She encouraged all board 

members to attend and emphasized the collaborative format of the session. 

Chair Neve also used the occasion to formally acknowledge the retirement of Planning Director Mr. Garner, expressing 

appreciation for his years of service and guidance to both the board and the town.  

Adjourn 

 

Member Patton made the motion to adjourn and Member Vreugenhil made the second. Chair Neve took a vote that was 

unanimously approved. 
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Voting yea: Chair Neve, Vic Fasolino, Tammy Hunsucker, Clark Patton, Jeff Vreugdenhil, Cameron White 

 

Chair Neve then declared the meeting adjourned at 7:20 p.m. 

 

 

 

 

 

 

 

Ryan Neve, Chair 

 

 

 

 

 

 

 

Laurel Anderson, Board Secretary
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Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516  

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, September 21, 2026 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-10 – Rezoning 374 Highway 101 from R-20 
to B-1 with LUP FLUM amendment from Suburban 
Residential to Village Commercial 

 

BRIEF SUMMARY: 

To consider a request to rezone 374 Highway 101 from R-20 to B-1 and amend the 
Future Land Use Map designation from Suburban Residential to Village Commercial, 
and to provide a recommendation to the Board of Commissioners. 

 

REQUESTED ACTION: 

Presentation and discussion of proposed rezoning  

Recommendation to the Board of Commissioners to approve or deny the zoning map 
amendment and associated Future Land Use Map amendment 

Decision on Resolution of Plan Consistency  

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 
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Case No: 26-10 Rezoning – 374 Highway 101 R-20 to B-1 with FLUM Change             Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: September 21, 2026 

Case No. 
26-10 – Request to change the zoning district of 374 Highway 101 from R-20 to B-1 

with Future Land Use Map classification change of Suburban Residential to Village 

Commercial 

  

THE REQUEST:  
To consider a request to rezone 374 Highway 101 from R-20 to B-1 and amend the 

Future Land Use Map designation from Suburban Residential to Village 

Commercial, and to provide a recommendation to the Board of Commissioners. 

INFORMATION:   

Location: 

Applicant: 

Property Owner: 

Town Limits: 

Current Zoning District:  

Requested Zoning District:  

Current Future Land Use: 

Requested Future Land Use:  

Flood Zone: 

Size: 

Existing Land Use: 

374 Highway 101 (PIN 730611567208000) 

Josh Edmondson, Tidewater Associates Inc.  

R & L of Beaufort LLC (via Lyle Gardner, Manager) 

Extraterritorial Jurisdiction (current annexation request pending) 

R-20 Residential Single-Family District  

B-1 General Business District 

Suburban Residential (no NIZ) 

Village Commercial  

X zone in effective & preliminary FIRMs (not Special Flood Hazard Area) 

0.33 acres 

Vacant 

OPTIONS:   

1. Recommend approval of the zoning map amendment with FLUM change as presented 

2. Recommend denial of the zoning map amendment with FLUM change  

3. Table the recommendation pending additional information necessary to make a decision  
 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application Package  

• Attachment E – LDO Section 7.A R-20 & Section 9.C B-1  

• Attachment F – Comprehensive and CAMA Land Use Plan Future Land Use Map & Classifications 

• Attachment G – Draft Resolution of Consistency  
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Case No: 26-10 Rezoning – 374 Highway 101 R-20 to B-1 with FLUM Change                      Page 2 of 2 

STAFF COMMENTS: 

 

Josh Edmondson of Tidewater Associates, Inc., agent for property owner R & L of Beaufort, LLC, has 

requested a zoning map amendment for 374 Highway 101 from R-20 to B-1, with amendment to the 

Comprehensive and CAMA Land Use Plan Future Land Use Map (FLUM) classification from Suburban 

Residential to Village Commercial.  

 

This is a general rezoning request and is not tied to a specific development proposal. In reviewing the request, 

the Planning Board should consider whether the B-1 district and the range of uses allowed within that district 

are appropriate for the property and surrounding area. The Board should also consider the relationship of the 

proposed zoning to nearby zoning and development, and whether the requested Village Commercial Future 

Land Use Map classification is appropriate for the property. 

 

If approved by the Board of Commissioners, the Future Land Use Map amendment will also be subject to the 

applicable State review and certification process for amendments to the Town’s certified CAMA Land Use 

Plan. 
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Please be advised that email addresses have been removed by staff from this
application & attachments to protect the applicant from Al spam emails .13
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Rezoning Justification 
 

1. Will this proposal place all property similarly situated in the area in the same 
category, or in appropriate complementary categories?  
 
In review of the Town of Beaufort’s Land Development Ordinance, the B-1 classification 
would be an appropriate and complementary category to those existing classifications in 
the area. The permitted uses are identical to those of the adjacently zoned B-1 property. 
Furthermore, the B-1 classification is established to provide for a variety of sales and 
service facilities to the general public. This is a benefit to those residentially zoned 
parcels in the area by providing access to goods and services.  
 
Within this area there are various zoning classifications including R-20, R-8, RC-5 and 
B-1 that are situated in such a way to complement each other as existing development or 
future development.  
 

2. Under this proposal, will all uses permitted under the proposed district classification 
be in the general public interest and not merely in the interest of an individual or 
small group? 
 
The uses permitted in the proposed zoning classification would allow commercial growth 
to serve the community by providing opportunity for additional retail, food and service 
industries to be established.  
 

3. Are all uses permitted under the proposed new district classification appropriate for 
the area included in the proposed change?  
 
In reviewing the table of permitted uses and the existing B-1 district classifications of 
adjacent parcels, it can be found that uses are appropriate for the area. Those adjacent 
parcels with the identical classification allow the exact same uses. This is a benefit for the 
area that has residentially zoned properties.  
 

4. Will the character of the neighborhood be materially or adversely affected by any 
use permitted in the proposed change? 
 
In review of the zoning classifications in this area of Beaufort and others similarly 
situated, it seems to be common for the B-1 district to be located adjacent to residentially 
zoned properties. As this development pattern is prevalent in Beaufort, there is 
precedence that the requested zoning change will not materially or adversely affect the 
character of the area. It seems to bolster these areas in a positive way.  
 

5. Is the proposed change in accord with the Beaufort Comprehensive & CAMA Land 
Use Plan?  
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According to the Beaufort Comprehensive & CAMA Land Use Plan, this area is 
designated as the Suburban Residential Future Land Use. The plan states “Typical uses, 
primarily single family detached residential, with an occasional mix of other highly 
compatible residential uses scattered throughout, including duplexes, accessory 
dwellings, and garage apartments. Sometimes, but more rarely, there may also be duplex 
neighborhoods.” The requested change in zoning to B-1 would not be consistent with this 
land use classification but the requested zoning change does appear to be consistent for 
this area. Therefore, a change to the Future Land Use classification is warranted.  
 
The appropriate Future Land Use classification as supported by the goals, policies and 
actions stated in the Beaufort Comprehensive & CAMA Land Use Plan is Village 
Commercial. The plan states “Typical uses, smaller footprint, lower intensity, 
neighborhood serving commercial, retail, services, or offices. Pedestrian-serving uses 
(boutique shops or fitness studios, personal care, arts) are more appropriate than 
automobile-oriented uses (vehicle or machinery repair, rental and service, commercial 
nurseries or lumber yards, fast food restaurants, drive-thru banks, etc.) Upper story 
dwellings (aka live/work) are also appropriate. If context appropriate, institutional uses 
(churches, schools, hospitals, government buildings, etc.). On parcels directly adjacent to 
this area, multi-family residential may be appropriate, potentially providing customers for 
local businesses. Higher density residential development, whether as detached or low-
impact attached residential is usually appropriate within a ¼ mile walking distance of 
these areas.” 
 
This future land use category seems to support the change in zoning to B-1. The goals, 
policies and actions below support the change in future land use and zoning 
classifications: 
 
Objective 2.1: Reduce vulnerability by utilizing guidance from the Future Land Use Map 
(FLUM) to focus growth and public infrastructure investments away from flood-prone 
areas toward higher ground. 
 
Objective 3.1: Encourage efforts to make housing more diverse and affordable. 

Action 3.1.2.2: Encourage or require multiple housing types within a single 
development. 

Objective 3.3: Respect existing neighborhood fabric and encourage infill that fits its 
context . 

Objective 3.4: Increase walkability in neighborhoods. 
 
Objective 5.2: Continue to support existing small businesses and encourage new local 
businesses.  
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Objective 5.4: Continue to support the Michael J. Smith Airfield as an asset to Beaufort’s 
economy.  
 
Objective 5.7: Preserve spaces for commercial, retail, service and nonresidential 
businesses while also being responsive to the strong demand for conversion of these 
properties to residential use.  
 
Objective 7.1: Preserve the character of Beaufort’s built environment. 
 
Objective 7.8: Continue to beautify Beaufort.  
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Land Development Ordinance for the Town of Beaufort

68 
 

SECTION 7 Residential Zoning Districts 

A) R-20 Residential Single-Family District. 
This residential district is intended to maintain a compatible mixture of single-family residential 
and bona fide farm uses with a density of two families per acre in accordance with the North 
Carolina State Board of Health recommendations for residential areas without public water and 
public sewer, and to prevent the development of blight and slum conditions. 

1) Minimum Lot Size. 
All lots in this district shall be a minimum of twenty thousand square feet (20,000 ft2). 

2) Minimum Lot Width. 
All lots in the R-
minimum building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.    
 

Table 7-1 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
R-20 30 feet 25 feet 15 feet 40 feet 

Table 7-2 Corner Lot Requirements 

District 
Designated Front  

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way)  

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation 

R-20 30 feet 30 feet 25 feet 15 feet 40 feet 

Table 7-3 Double Frontage Lot Requirements 

District 
Designated Front 

(Right-of-Way)  
Setback 

Designated Rear 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation 

R-20 30 feet 25 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including 
but not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 

25
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Land Development Ordinance for the Town of Beaufort

69 
 

 

5) Permitted Uses.
Agritourism  
Antenna Co-Location on Existing 

Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Athletic Field, Private 
Carport 
Club, Lodge, or Hall 
Community Garden 
Dock 
Dwelling, Single-Family 
Family Care Homes  
Farming, General 
Forestry 
Garage, Private Detached 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Group Home 

Home Occupation 
Manufactured Home 
Neighborhood Recreation Center 

Indoor/Outdoor, Private 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Park, Public 

 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 
Satellite Dish Antenna 
Shed 
Swimming Pool (Personal Use) 
Temporary Construction Trailer 
Utility Minor 
Vehicle Charging Station 

6) Special Uses. (Special Uses requirements may be found in Section 20 of this Ordinance). 
Accessory Dwelling Unit 
Bed & Breakfast 
Boat Sales/Rentals 
Cemetery/Graveyard 
Concealed (Stealth) Antennae & 

Towers 
Day Care/Child Care Home 
Dry Boat Storage 
Golf Course, Privately Owned 
Golf Driving Range 
Kennel, Indoor Operation Only 
Kennel, Indoor /Outdoor Operation 
Marina 
Museum 
Office: Small Business 
Other Free Standing Towers 
Outdoor Amphitheater, Public 
Preschool 
Public Safety Station 
School, K-12 
School, Post-Secondary 
Utility Facility 
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Land Development Ordinance for the Town of Beaufort 

 
 

C) B-1 General Business District. 
The General Business District is established as the zoning district in which a wide variety of sales 
and service facilities may be provided to the general public. This district will be located throughout 
the Town's planning and development regulation jurisdiction.  

1) Minimum Lot Size. 
All lots in the B-1 district shall be a minimum of five thousand square feet (5,000 ft2). 

2) Minimum Lot Width. 
All lots in the B-1 district shall have a minimum lot width of sixty feet (60’) at the minimum 
building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.   

Table 9-5 Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
B-1 30 feet 15 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including but 
not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 

5) Permitted Uses.
Amusement Establishment 
Antenna Co-Location on Existing Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Bed & Breakfast 
Boat Sales/Rentals 
Car Wash 
Club, Lodge, or Hall 
Commercial Indoor Recreation Facility 
Community Garden 
Concealed (Stealth) Antennae & Towers 
Convenience Store 
Day Care Center 
Dock 
Dry Boat Storage 
Financial Institution 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Hospital 
Hotel or Motel 
Kennel, Indoor Operation Only 
Library 

Liquor Store 
Moped/Golf Cart Sales/Rentals 
Mortuary/Funeral Home/Crematorium 
Motor Vehicle Sales/Rentals 
Museum 
 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Office: Business, Professional, or Medical 
Other Building-Mounted Antennae & 

Towers 
Outdoor Retail Display/Sales 
Park, Public 
Parking Lot 
Parking Structure 
Personal Service Establishment 
Pool Hall or Billiard Hall 
Produce Stand/Farmers’ Market 
Public Safety Station 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 
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Restaurant with Drive-Thru Service 
Restaurant with Indoor Operation 
Retail Store 
Satellite Dish Antenna 
Signs, Commercial Free-Standing 
Tavern/Bar/Pub with Indoor Operation 

Temporary Construction Trailer 
Theater, Small 
Transportation Facility 
Utility Minor 
Vehicle Charging Station 
Vehicle Service 

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance). 
Adult-Oriented Retail Establishment 
Commercial Outdoor Amphitheater 
Commercial Outdoor Recreation 

Facility 
Commercial Waterfront Facility 
Gas/Service Station  
Golf Driving Range 
Hazardous Material Storage 
Kennel, Indoor/Outdoor Operation 
Manufacturing, Light 
Marina 
Microbrewery 
Microdistillery 

Mini-Storage  
Mixed Use 
Outdoor Amphitheater, Public 
Outdoor Storage 
Preschool 
Restaurant with Outdoor Operation 
School, K-12 
School, Post-Secondary 
Tavern/Bar/Pub with Outdoor Operation 
Theater, Large 
Utility Facility 
Wholesale Establishment
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larger lots or shared open spaces and 

idential density than in the Traditional 
Neighborhood. The neighborhoods are still 

households probably depend primarily 

exist. Residential densities typically range 

there are shared open spaces, amenities, 

borhoods with larger lots, open space 

communal.

other highly compatible residential 
uses scattered throughout, including 
duplexes, accessory dwellings, and 
garage apartments. Sometimes, but 
more rarely, there may also be duplex 
neighborhoods.

Institutional uses (churches, 

Accessory dwellings

residential, patio homes, or small 

occasionally.

High
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tenant compound, but sometimes larger 
geographic stretches may also be appro
priate. Sites, structures, and streets are 

pulled up to the street, with parking in 
the rear, especially at busy intersections 

but automobiles are accommodated, and 

personal care, arts) are more appro

Institutional uses (churches, 

buildings, etc.).

may be appropriate, potentially 

businesses.
Higher density residential 

is usually appropriate within a ¼ 

areas.

High
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options is important to being accessible 

Examples of Village Commercial
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TOWN OF BEAUFORT PLANNING BOARD 
 

RESOLUTION OF PLAN CONSISTENCY 

 

 WHEREAS, the North Carolina General Assembly has given the Town of Beaufort (“Town”) the 

authority to adopt and amend zoning and development regulation ordinances, of which the zoning map is 

part, for the purpose of promoting the health, safety, and general welfare of its citizens; 

 WHEREAS, N.C.G.S. §160D-604(d) requires the Town of Beaufort Planning Board shall advise 

and comment on whether the proposed action is consistent with the Town of Beaufort Comprehensive and 

CAMA Land Use Plan that has been adopted and any other officially adopted plan that is applicable, and 

provide a written recommendation to the Board of Commissioners that addresses plan consistency and other 

matters as deemed appropriate by the Planning Board; and  

 WHEREAS, a request has been made for the Town to amend the Town of Beaufort Zoning Map to 

reflect B-1 General Business District for 374 Highway 101 (PIN 730611567208000) instead of the current 

R-20 Residential Single-Family District, with associated amendment to the Comprehensive and CAMA 

Land Use Plan Future Land Use Map classification for same property from Suburban Residential to Village 

Commercial; and 

WHEREAS, the Planning Board has in fact met to consider and evaluate the proposed amendments 

during their regularly scheduled meeting on September 21, 2026; and 

NOW THEREFORE, BE IT HEREBY RESOLVED, that the Planning Board finds that the 

proposed B-1 zoning IS NOT consistent with the property's current Suburban Residential Future Land Use 

Map classification. The Planning Board further finds that the proposed rezoning IS / IS NOT reasonable 

and in the public interest because _________________________________________________________. 

The Planning Board RECOMMENDS / DOES NOT RECOMMEND approval of the requested 

zoning map amendment from R-20 to B-1. The Planning Board RECOMMENDS / DOES NOT 

RECOMMEND amending the Future Land Use Map classification from Suburban Residential to Village 

Commercial in conjunction with the zoning map amendment. 

 This Resolution is effective upon its adoption this 21st day of September 2026. 

 

      TOWN OF BEAUFORT PLANNING BOARD 
 

      _________________________________ 

      _________________________, Chairman 

ATTEST: 
 

______________________________ 

________________________, Secretary 
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Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516  

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, September 21, 2026 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-11 – Rezoning 404 Highway 101 from R-20 
to B-1 with LUP FLUM amendment from Suburban 
Residential to Village Commercial 

 

BRIEF SUMMARY: 

To consider a request to rezone 404 Highway 101 from R-20 to B-1 and amend the 
Future Land Use Map designation from Suburban Residential to Village Commercial, 
and to provide a recommendation to the Board of Commissioners. 

 

REQUESTED ACTION: 

Presentation and discussion of proposed rezoning 

Recommendation to the Board of Commissioners to approve or deny the zoning map 
amendment and associated Future Land Use Map amendment 

Decision on Resolution of Plan Consistency 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 
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Case No: 26-11 Rezoning – 404 Highway 101 R-20 to B-1 with FLUM Change             Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: September 21, 2026 

Case No. 
26-11 – Request to change the zoning district of 404 Highway 101 from R-20 to B-1 

with Future Land Use Map classification change of Suburban Residential to Village 

Commercial 

  

THE REQUEST:  
To consider a request to rezone 404 Highway 101 from R-20 to B-1 and amend the 

Future Land Use Map designation from Suburban Residential to Village 

Commercial, and to provide a recommendation to the Board of Commissioners. 

INFORMATION:   

Location: 

Applicant: 

Property Owner: 

Town Limits: 

Current Zoning District:  

Requested Zoning District:  

Current Future Land Use: 

Requested Future Land Use:  

Flood Zone: 

 

Size: 

Existing Land Use: 

404 Highway 101 (PIN 730611566676000) 

Josh Edmondson, Tidewater Associates Inc 

Beaufort Crossing LLC (via Lyle Gardner, Manager) 

Extraterritorial Jurisdiction (current annexation request pending) 

R-20 Residential Single-Family District  

B-1 General Business District 

Suburban Residential (no NIZ) 

Village Commercial  

Shaded X zone in effective FIRM & X zone in preliminary FIRM (not 

Special Flood Hazard Area) 

2.21 acres 

Vacant 

OPTIONS:   

1. Recommend approval of the zoning map amendment with FLUM change as presented 

2. Recommend denial of the zoning map amendment with FLUM change  

3. Table the recommendation pending additional information necessary to make a decision  
 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application Package  

• Attachment E – LDO Section 7.A R-20 & Section 9.C B-1  

• Attachment F – Comprehensive and CAMA Land Use Plan Future Land Use Map & Classifications 

• Attachment G – Draft Resolution of Consistency  
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Case No: 26-11 Rezoning – 404 Highway 101 R-20 to B-1 with FLUM Change                      Page 2 of 2 

STAFF COMMENTS: 

 

Josh Edmondson of Tidewater Associates, Inc., agent for property owner Beaufort Crossing, LLC, has 

requested a zoning map amendment for 404 Highway 101 from R-20 to B-1, with amendment to the 

Comprehensive and CAMA Land Use Plan Future Land Use Map (FLUM) classification from Suburban 

Residential to Village Commercial.  

 

This is a general rezoning request and is not tied to a specific development proposal. In reviewing the request, 

the Planning Board should consider whether the B-1 district and the range of uses allowed within that district 

are appropriate for the property and surrounding area. The Board should also consider the relationship of the 

proposed zoning to nearby zoning and development, and whether the requested Village Commercial Future 

Land Use Map classification is appropriate for the property.  

 

If approved by the Board of Commissioners, the Future Land Use Map amendment will also be subject to the 

applicable State review and certification process for amendments to the Town’s certified CAMA Land Use 

Plan. 

 

 
 

37

2.



NC CGIA, Microsoft, Vantor

´Case 26-11 404 Highway 101 Rezoning R-20 to B-1
Vicinity Map

0 525 1,050262.5 Feet

38

2.



NC CGIA, Vantor

Zoning Districts

Tax_Parcel_Data

Centerlines

BeaufortOverlayMay26

Overlay Districts

A-ED

A-RE

LOSC

Zoning Districts

ZONING DISTRICTS

B-1 General Business
District

B-W Business
Waterfront District

CS-MU Cedar Street
Mixed-Use District

H-BD Historic Business
District

H-WBD Historic
Waterfront Business
District

I-W Industrial
Warehouse District

L-I Light Industrial
District

OS Open Space District

PUD Planned Unit
Development

R-20 Residential Single-
Family District

R-8 Residential Medium
Density District

R8-A Residential Single-
Family Waterfront
District

R8-MH Residential
Manufactured Home
Park/Recreational
Vehicle Park District

RC-5 Residential Cluster
Development District

ROW Right-Of-Way

RS-5 Residential Single-
Family 5 Development
District

TCA Townhomes,
Condominiums,
Apartments District

TR Transitional District

´

0 525 1,050262.5 Feet

Case 26-11 404 Highway 101 Rezoning R-20 to B-1
Zoning Map

39

2.



40

2.



41

2.



Rezoning Justification 
 

1. Will this proposal place all property similarly situated in the area in the same 
category, or in appropriate complementary categories?  
 
In review of the Town of Beaufort’s Land Development Ordinance, the B-1 classification 
would be an appropriate and complementary category to those existing classifications in 
the area. The permitted uses are identical to those of the adjacently zoned B-1 property. 
Furthermore, the B-1 classification is established to provide for a variety of sales and 
service facilities to the general public. This is a benefit to those residentially zoned 
parcels in the area by providing access to goods and services.  
 
Within this area there are various zoning classifications including R-20, R-8, RC-5 and 
B-1 that are situated in such a way to complement each other as existing development or 
future development.  
 

2. Under this proposal, will all uses permitted under the proposed district classification 
be in the general public interest and not merely in the interest of an individual or 
small group? 
 
The uses permitted in the proposed zoning classification would allow commercial growth 
to serve the community by providing opportunity for additional retail, food and service 
industries to be established.  
 

3. Are all uses permitted under the proposed new district classification appropriate for 
the area included in the proposed change?  
 
In reviewing the table of permitted uses and the existing B-1 district classifications of 
adjacent parcels, it can be found that uses are appropriate for the area. Those adjacent 
parcels with the identical classification allow the exact same uses. This is a benefit for the 
area that has residentially zoned properties.  
 

4. Will the character of the neighborhood be materially or adversely affected by any 
use permitted in the proposed change? 
 
In review of the zoning classifications in this area of Beaufort and others similarly 
situated, it seems to be common for the B-1 district to be located adjacent to residentially 
zoned properties. As this development pattern is prevalent in Beaufort, there is 
precedence that the requested zoning change will not materially or adversely affect the 
character of the area. It seems to bolster these areas in a positive way.  
 

5. Is the proposed change in accord with the Beaufort Comprehensive & CAMA Land 
Use Plan?  
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According to the Beaufort Comprehensive & CAMA Land Use Plan, this area is 
designated as the Suburban Residential Future Land Use. The plan states “Typical uses, 
primarily single family detached residential, with an occasional mix of other highly 
compatible residential uses scattered throughout, including duplexes, accessory 
dwellings, and garage apartments. Sometimes, but more rarely, there may also be duplex 
neighborhoods.” The requested change in zoning to B-1 would not be consistent with this 
land use classification but the requested zoning change does appear to be consistent for 
this area. Therefore, a change to the Future Land Use classification is warranted.  
 
The appropriate Future Land Use classification as supported by the goals, policies and 
actions stated in the Beaufort Comprehensive & CAMA Land Use Plan is Village 
Commercial. The plan states “Typical uses, smaller footprint, lower intensity, 
neighborhood serving commercial, retail, services, or offices. Pedestrian-serving uses 
(boutique shops or fitness studios, personal care, arts) are more appropriate than 
automobile-oriented uses (vehicle or machinery repair, rental and service, commercial 
nurseries or lumber yards, fast food restaurants, drive-thru banks, etc.) Upper story 
dwellings (aka live/work) are also appropriate. If context appropriate, institutional uses 
(churches, schools, hospitals, government buildings, etc.). On parcels directly adjacent to 
this area, multi-family residential may be appropriate, potentially providing customers for 
local businesses. Higher density residential development, whether as detached or low-
impact attached residential is usually appropriate within a ¼ mile walking distance of 
these areas.” 
 
This future land use category seems to support the change in zoning to B-1. The goals, 
policies and actions below support the change in future land use and zoning 
classifications: 
 
Objective 2.1: Reduce vulnerability by utilizing guidance from the Future Land Use Map 
(FLUM) to focus growth and public infrastructure investments away from flood-prone 
areas toward higher ground. 
 
Objective 3.1: Encourage efforts to make housing more diverse and affordable. 

Action 3.1.2.2: Encourage or require multiple housing types within a single 
development. 

Objective 3.3: Respect existing neighborhood fabric and encourage infill that fits its 
context . 

Objective 3.4: Increase walkability in neighborhoods. 
 
Objective 5.2: Continue to support existing small businesses and encourage new local 
businesses.  
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Objective 5.4: Continue to support the Michael J. Smith Airfield as an asset to Beaufort’s 
economy.  
 
Objective 5.7: Preserve spaces for commercial, retail, service and nonresidential 
businesses while also being responsive to the strong demand for conversion of these 
properties to residential use.  
 
Objective 7.1: Preserve the character of Beaufort’s built environment. 
 
Objective 7.8: Continue to beautify Beaufort.  
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Land Development Ordinance for the Town of Beaufort

68 
 

SECTION 7 Residential Zoning Districts 

A) R-20 Residential Single-Family District. 
This residential district is intended to maintain a compatible mixture of single-family residential 
and bona fide farm uses with a density of two families per acre in accordance with the North 
Carolina State Board of Health recommendations for residential areas without public water and 
public sewer, and to prevent the development of blight and slum conditions. 

1) Minimum Lot Size. 
All lots in this district shall be a minimum of twenty thousand square feet (20,000 ft2). 

2) Minimum Lot Width. 
All lots in the R-
minimum building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.    
 

Table 7-1 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
R-20 30 feet 25 feet 15 feet 40 feet 

Table 7-2 Corner Lot Requirements 

District 
Designated Front  

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way)  

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation 

R-20 30 feet 30 feet 25 feet 15 feet 40 feet 

Table 7-3 Double Frontage Lot Requirements 

District 
Designated Front 

(Right-of-Way)  
Setback 

Designated Rear 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation 

R-20 30 feet 25 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including 
but not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 
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Land Development Ordinance for the Town of Beaufort

69 
 

 

5) Permitted Uses.
Agritourism  
Antenna Co-Location on Existing 

Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Athletic Field, Private 
Carport 
Club, Lodge, or Hall 
Community Garden 
Dock 
Dwelling, Single-Family 
Family Care Homes  
Farming, General 
Forestry 
Garage, Private Detached 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Group Home 

Home Occupation 
Manufactured Home 
Neighborhood Recreation Center 

Indoor/Outdoor, Private 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Park, Public 

 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 
Satellite Dish Antenna 
Shed 
Swimming Pool (Personal Use) 
Temporary Construction Trailer 
Utility Minor 
Vehicle Charging Station 

6) Special Uses. (Special Uses requirements may be found in Section 20 of this Ordinance). 
Accessory Dwelling Unit 
Bed & Breakfast 
Boat Sales/Rentals 
Cemetery/Graveyard 
Concealed (Stealth) Antennae & 

Towers 
Day Care/Child Care Home 
Dry Boat Storage 
Golf Course, Privately Owned 
Golf Driving Range 
Kennel, Indoor Operation Only 
Kennel, Indoor /Outdoor Operation 
Marina 
Museum 
Office: Small Business 
Other Free Standing Towers 
Outdoor Amphitheater, Public 
Preschool 
Public Safety Station 
School, K-12 
School, Post-Secondary 
Utility Facility 
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C) B-1 General Business District. 
The General Business District is established as the zoning district in which a wide variety of sales 
and service facilities may be provided to the general public. This district will be located throughout 
the Town's planning and development regulation jurisdiction.  

1) Minimum Lot Size. 
All lots in the B-1 district shall be a minimum of five thousand square feet (5,000 ft2). 

2) Minimum Lot Width. 
All lots in the B-1 district shall have a minimum lot width of sixty feet (60’) at the minimum 
building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.   

Table 9-5 Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
B-1 30 feet 15 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including but 
not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 

5) Permitted Uses.
Amusement Establishment 
Antenna Co-Location on Existing Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Bed & Breakfast 
Boat Sales/Rentals 
Car Wash 
Club, Lodge, or Hall 
Commercial Indoor Recreation Facility 
Community Garden 
Concealed (Stealth) Antennae & Towers 
Convenience Store 
Day Care Center 
Dock 
Dry Boat Storage 
Financial Institution 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Hospital 
Hotel or Motel 
Kennel, Indoor Operation Only 
Library 

Liquor Store 
Moped/Golf Cart Sales/Rentals 
Mortuary/Funeral Home/Crematorium 
Motor Vehicle Sales/Rentals 
Museum 
 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Office: Business, Professional, or Medical 
Other Building-Mounted Antennae & 

Towers 
Outdoor Retail Display/Sales 
Park, Public 
Parking Lot 
Parking Structure 
Personal Service Establishment 
Pool Hall or Billiard Hall 
Produce Stand/Farmers’ Market 
Public Safety Station 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 

56

2.

Michelle Eitner
Text Box
Case # 26-11 - 404 Highway 101 Rezoning Request from R-20 to B-1
Requested Zoning District Standards (page 1 of 2)



Land Development Ordinance for the Town of Beaufort 

 
 

Restaurant with Drive-Thru Service 
Restaurant with Indoor Operation 
Retail Store 
Satellite Dish Antenna 
Signs, Commercial Free-Standing 
Tavern/Bar/Pub with Indoor Operation 

Temporary Construction Trailer 
Theater, Small 
Transportation Facility 
Utility Minor 
Vehicle Charging Station 
Vehicle Service 

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance). 
Adult-Oriented Retail Establishment 
Commercial Outdoor Amphitheater 
Commercial Outdoor Recreation 

Facility 
Commercial Waterfront Facility 
Gas/Service Station  
Golf Driving Range 
Hazardous Material Storage 
Kennel, Indoor/Outdoor Operation 
Manufacturing, Light 
Marina 
Microbrewery 
Microdistillery 

Mini-Storage  
Mixed Use 
Outdoor Amphitheater, Public 
Outdoor Storage 
Preschool 
Restaurant with Outdoor Operation 
School, K-12 
School, Post-Secondary 
Tavern/Bar/Pub with Outdoor Operation 
Theater, Large 
Utility Facility 
Wholesale Establishment
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larger lots or shared open spaces and 

idential density than in the Traditional 
Neighborhood. The neighborhoods are still 

households probably depend primarily 

exist. Residential densities typically range 

there are shared open spaces, amenities, 

borhoods with larger lots, open space 

communal.

other highly compatible residential 
uses scattered throughout, including 
duplexes, accessory dwellings, and 
garage apartments. Sometimes, but 
more rarely, there may also be duplex 
neighborhoods.

Institutional uses (churches, 

Accessory dwellings

residential, patio homes, or small 

occasionally.

High
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tenant compound, but sometimes larger 
geographic stretches may also be appro
priate. Sites, structures, and streets are 

pulled up to the street, with parking in 
the rear, especially at busy intersections 

but automobiles are accommodated, and 

personal care, arts) are more appro

Institutional uses (churches, 

buildings, etc.).

may be appropriate, potentially 

businesses.
Higher density residential 

is usually appropriate within a ¼ 

areas.

High
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options is important to being accessible 

Examples of Village Commercial
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TOWN OF BEAUFORT PLANNING BOARD 
 

 

RESOLUTION OF PLAN CONSISTENCY 
 

 

 WHEREAS, the North Carolina General Assembly has given the Town of Beaufort (“Town”) the 

authority to adopt and amend zoning and development regulation ordinances, of which the zoning map is 

part, for the purpose of promoting the health, safety, and general welfare of its citizens; 

 WHEREAS, N.C.G.S. §160D-604(d) requires the Town of Beaufort Planning Board shall advise 

and comment on whether the proposed action is consistent with the Town of Beaufort Comprehensive and 

CAMA Land Use Plan that has been adopted and any other officially adopted plan that is applicable, and 

provide a written recommendation to the Board of Commissioners that addresses plan consistency and other 

matters as deemed appropriate by the Planning Board; and  

 WHEREAS, a request has been made for the Town to amend the Town of Beaufort Zoning Map to 

reflect B-1 General Business District for 404 Highway 101 (PIN 730611566676000) instead of the current 

R-20 Residential Single-Family District, with associated amendment to the Comprehensive and CAMA 

Land Use Plan Future Land Use Map classification for same property from Suburban Residential to Village 

Commercial; and 

WHEREAS, the Planning Board has in fact met to consider and evaluate the proposed amendments 

during their regularly scheduled meeting on September 21, 2026; and 

NOW THEREFORE, BE IT HEREBY RESOLVED, that the Planning Board finds that the 

proposed B-1 zoning IS NOT consistent with the property's current Suburban Residential Future Land Use 

Map classification. The Planning Board further finds that the proposed rezoning IS / IS NOT reasonable 

and in the public interest because _________________________________________________________. 

The Planning Board RECOMMENDS / DOES NOT RECOMMEND approval of the requested 

zoning map amendment from R-20 to B-1. The Planning Board RECOMMENDS / DOES NOT 

RECOMMEND amending the Future Land Use Map classification from Suburban Residential to Village 

Commercial in conjunction with the zoning map amendment. 

 This Resolution is effective upon its adoption this 21st day of September 2026. 

 

      TOWN OF BEAUFORT PLANNING BOARD 
 

      _________________________________ 

      _________________________, Chairman 

ATTEST: 
 

______________________________ 

________________________, Secretary 
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Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516  

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, September 21, 2026 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-20 – Rezoning the RC-5 portion of 125 
Bunch Road and 472 Highway 101 (R-20) to B-1, 
with LUP FLUM amendments from Rural/Working 
Lands to Village Commercial 

 

BRIEF SUMMARY: 

To consider a request to rezone the RC-5 portion of 125 Bunch Road and all of 472 
Highway 101 to B-1 and amend the Future Land Use Map designation for both 
properties from Rural/Working Lands to Village Commercial, and to provide a 
recommendation to the Board of Commissioners. 

 

REQUESTED ACTION: 

Presentation and discussion of proposed rezoning 

Recommendation to the Board of Commissioners to approve or deny the zoning map 
amendments and associated Future Land Use Map amendments 

Decision on Resolution of Plan Consistency 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 
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Case No: 26-20 Rezoning – 125 Bunch Rd (RC-5) & 472 Highway 101 (R-20) to B-1 with FLUM Change             Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: September 21, 2026 

Case No. 26-20 – Rezoning the RC-5 portion of 125 Bunch Road and 472 Highway 101 (R-20) to 

B-1, with LUP FLUM amendments from Rural/Working Lands to Village Commercial 

  

THE REQUEST:  

To consider a request to rezone the RC-5 portion of 125 Bunch Road and all of 472 

Highway 101 to B-1 and amend the Future Land Use Map designation for both 

properties from Rural/Working Lands to Village Commercial, and to provide a 

recommendation to the Board of Commissioners. 

INFORMATION:   

Location: 

Applicant: 

Property Owner: 

Town Limits: 

Current Zoning District:  

Requested Zoning District:  

Current Future Land Use: 

Requested Future Land Use:  

Flood Zone: 

Size: 

 

 

Existing Land Use: 

125 Bunch Road (PIN 730611664893000) 

Josh Edmondson of Tidewater Associates Inc 

R & L of Beaufort LLC (via Lyle Gardner, Manager) 

Within Beaufort  

RC-5 Residential Cluster Development & B-1 General Business 

B-1 General Business  

Rural/Working Lands (no NIZ) 

Village Commercial  

X zone in effective & preliminary FIRMs (not Special Flood Hazard Area) 

Total parcel = 21.8a. Currently has split zoning between RC-5 (8.23a) and B-

1 (13.57a). The request is to rezone the RC-5 portion to B-1 so that the entire 

parcel is B-1.  

Vacant (former farmland) 

Location: 

Applicant: 

Property Owner: 

Town Limits: 

Current Zoning District:  

Requested Zoning District:  

Current Future Land Use: 

Requested Future Land Use:  

Flood Zone: 

Size: 

Existing Land Use: 

472 Highway 101 (PIN 730607578502000) 

Josh Edmondson of Tidewater Associates Inc 

R & L of Beaufort LLC (via Lyle Gardner, Manager) 

Within Beaufort 

R-20 Residential Single-Family with A-ED Airport Environmental Overlay  

B-1 General Business with A-ED Airport Environmental Overlay  

Rural/Working Lands (no NIZ) 

Village Commercial  

X zone in effective & preliminary FIRMs (not Special Flood Hazard Area) 

17.85 acres 

Vacant (former farmland) 

OPTIONS:   

1. Recommend approval of the zoning map amendments with FLUM changes as presented 

2. Recommend denial of the zoning map amendments with FLUM changes  

3. Table the recommendation pending additional information necessary to make a decision  
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Case No: 26-20 Rezoning – 125 Bunch Rd (RC-5) & 472 Highway 101 (R-20) to B-1 with FLUM Change                      Page 2 of 2 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application Package  

• Attachment E – LDO Section 7.E RC-5 & Section 7.A R-20 & Section 9.C B-1  

• Attachment F – Comprehensive and CAMA Land Use Plan Future Land Use Map & Classifications 

• Attachment G – Draft Resolution of Consistency  

 

STAFF COMMENTS: 

 

Josh Edmondson of Tidewater Associates, Inc., agent for property owner R & L of Beaufort, LLC, has 

requested zoning map amendments for 125 Bunch Road (RC-5) and 472 Highway 101 (R-20) to B-1 with 

Future Land Use Map classification changes of Rural/Working Lands to Village Commercial. 

 

Staff notes that the applicant’s rezoning justification references the Suburban Residential Future Land Use 

classification. The adopted Future Land Use Map identifies both subject properties as Rural/Working Lands, 

which is the classification used for staff review of this request. 

 

This is a general rezoning request and is not tied to a specific development proposal. In reviewing the request, 

the Planning Board should consider whether the B-1 district and the range of uses allowed within that district 

are appropriate for the property and surrounding area. The Board should also consider the relationship of the 

proposed zoning to nearby zoning and development, and whether the requested Village Commercial Future 

Land Use Map classification is appropriate for the property. Given the size of the area proposed for rezoning, 

the Board should also consider whether the scale and extent of B-1 zoning requested is appropriate for the 

surrounding area and consistent with the intent of the proposed Village Commercial Future Land Use 

classification. 

 

If approved by the Board of Commissioners, the Future Land Use Map amendment will also be subject to the 

applicable State review and certification process for amendments to the Town’s certified CAMA Land Use 

Plan. 
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Rezoning Justification 
 

1. Will this proposal place all property similarly situated in the area in the same 
category, or in appropriate complementary categories?  
 
In review of the Town of Beaufort’s Land Development Ordinance, the B-1 classification 
would be an appropriate and complementary category to those existing classifications in 
the area. The permitted uses are identical to those of the adjacently zoned B-1 property. 
Furthermore, the B-1 classification is established to provide for a variety of sales and 
service facilities to the general public. This is a benefit to those residentially zoned 
parcels in the area by providing access to goods and services.  
 
Within this area there are various zoning classifications including R-20, R-8, RC-5 and 
B-1 that are situated in such a way to complement each other as existing development or 
future development.  
 

2. Under this proposal, will all uses permitted under the proposed district classification 
be in the general public interest and not merely in the interest of an individual or 
small group? 
 
The uses permitted in the proposed zoning classification would allow commercial growth 
to serve the community by providing opportunity for additional retail, food and service 
industries to be established.  
 

3. Are all uses permitted under the proposed new district classification appropriate for 
the area included in the proposed change?  
 
In reviewing the table of permitted uses and the existing B-1 district classifications of 
adjacent parcels, it can be found that uses are appropriate for the area. Those adjacent 
parcels with the identical classification allow the exact same uses. This is a benefit for the 
area that has residentially zoned properties.  
 

4. Will the character of the neighborhood be materially or adversely affected by any 
use permitted in the proposed change? 
 
In review of the zoning classifications in this area of Beaufort and others similarly 
situated, it seems to be common for the B-1 district to be located adjacent to residentially 
zoned properties. As this development pattern is prevalent in Beaufort, there is 
precedence that the requested zoning change will not materially or adversely affect the 
character of the area. It seems to bolster these areas in a positive way.  
 

5. Is the proposed change in accord with the Beaufort Comprehensive & CAMA Land 
Use Plan?  
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According to the Beaufort Comprehensive & CAMA Land Use Plan, this area is 
designated as the Suburban Residential Future Land Use. The plan states “Typical uses, 
primarily single family detached residential, with an occasional mix of other highly 
compatible residential uses scattered throughout, including duplexes, accessory 
dwellings, and garage apartments. Sometimes, but more rarely, there may also be duplex 
neighborhoods.” The requested change in zoning to B-1 would not be consistent with this 
land use classification but the requested zoning change does appear to be consistent for 
this area. Therefore, a change to the Future Land Use classification is warranted.  
 
The appropriate Future Land Use classification as supported by the goals, policies and 
actions stated in the Beaufort Comprehensive & CAMA Land Use Plan is Village 
Commercial. The plan states “Typical uses, smaller footprint, lower intensity, 
neighborhood serving commercial, retail, services, or offices. Pedestrian-serving uses 
(boutique shops or fitness studios, personal care, arts) are more appropriate than 
automobile-oriented uses (vehicle or machinery repair, rental and service, commercial 
nurseries or lumber yards, fast food restaurants, drive-thru banks, etc.) Upper story 
dwellings (aka live/work) are also appropriate. If context appropriate, institutional uses 
(churches, schools, hospitals, government buildings, etc.). On parcels directly adjacent to 
this area, multi-family residential may be appropriate, potentially providing customers for 
local businesses. Higher density residential development, whether as detached or low-
impact attached residential is usually appropriate within a ¼ mile walking distance of 
these areas.” 
 
This future land use category seems to support the change in zoning to B-1. The goals, 
policies and actions below support the change in future land use and zoning 
classifications: 
 
Objective 2.1: Reduce vulnerability by utilizing guidance from the Future Land Use Map 
(FLUM) to focus growth and public infrastructure investments away from flood-prone 
areas toward higher ground. 
 
Objective 3.1: Encourage efforts to make housing more diverse and affordable. 

Action 3.1.2.2: Encourage or require multiple housing types within a single 
development. 

Objective 3.3: Respect existing neighborhood fabric and encourage infill that fits its 
context . 

Objective 3.4: Increase walkability in neighborhoods. 
 
Objective 5.2: Continue to support existing small businesses and encourage new local 
businesses.  
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Objective 5.4: Continue to support the Michael J. Smith Airfield as an asset to Beaufort’s 
economy.  
 
Objective 5.7: Preserve spaces for commercial, retail, service and nonresidential 
businesses while also being responsive to the strong demand for conversion of these 
properties to residential use.  
 
Objective 7.1: Preserve the character of Beaufort’s built environment. 
 
Objective 7.8: Continue to beautify Beaufort.  
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PIN15 OWNER MAIL_ADD MAIL_CITY MAIL_STATE MAIL_ZI5 MAIL_ADD2 PhysicalAd
730607583035000 BEAUFORT MHC AIRPORT AUTHORITY  BEAUFORT NC 28516 PO BOX 875 0
730607674813000 R & L OF BEAUFORT LLC 7706 SIX FORKS ROAD RALEIGH NC 27615  550 HWY 101
730611569374000 CALVARY BAPTIST CHURCH 119 BUNCH ROAD BEAUFORT NC 28516  119 BUNCH RD
730611566676000 FINCH,GRAHAM M ETUX PATRICIA 404 HIGHWAY 101 BEAUFORT NC 28516  404 HWY 101
730611567902000 WOODRING,AMANDA JUNE 192 PIVER ROAD BEAUFORT NC 28516  107 JUNEBUG LN
730611569086000 GILLIKIN,DEBORAH F ETVIR 134 BUNCH ROAD BEAUFORT NC 28516  134 BUNCH RD
730611576007000 HUNNINGS,RICHARD EARL 142 FAMILY LN BEAUFORT NC 28516  142 FAMILY LN
730611573304000 GILLIKIN,GLORIA B L/T 255 JOSEPHINE LANE BEAUFORT NC 28516  458 HWY 101
730611577082000 HUNNINGS,ANNA KATHERINE 160 FAMILY LANE BEAUFORT NC 28516  160 FAMILY LN
730611650973000 NC DEPT OF TRANSPORTATION 1546 MAIL SERVICE CENTER RALEIGH NC 27611  148 BUNCH RD
730611574189000 EUBANKS,JOHN MELVIN 134 FAMILY LN BEAUFORT NC 28516  134 FAMILY LN
730611575255000 HUNNINGS,RICHARD C ETAL 142 FAMILY LANE BEAUFORT NC 28516  0
730611577132000 HUNNINGS,RICHARD E ETAL JONES 148 FAMILY LANE BEAUFORT NC 28516  148 FAMILY LN
730611660429000 CALVARY BAPTIST CHURCH 119 BUNCH RD BEAUFORT NC 28516  0
730611666002000 CARTERET COUNTY 302 COURTHOUSE SQUARE BEAUFORT NC 28516 SUITE 200 1234 HWY 70 BEAUFORT
730612765951000 MERCER BUILDING & DESIGN INC 106D PROFESSIONAL PARK DR BEAUFORT NC 28516  0
730615649861000 COUNTY OF CARTERET 302 COURTHOUSE SQUARE BEAUFORT NC 28516 SUITE 200 110 CARRAWAY DR
730607578502000 R & L OF BEAUFORT LLC 7706 SIX FORKS ROAD RALEIGH NC 27615  472 HWY 101
730607588178000 BEAUFORT MHC AIRPORT AUTHORITY  BEAUFORT NC 28516 PO BOX 875 0
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E) Residential Cluster (RC-5) Development District. 
This zoning district is established as a medium to high density district encouraging the practice of 
residential cluster development designed to conserve land, create useable open space, reduce 
building and infrastructure costs, and provide for more attractive and functional communities. The 
regulations of this district are designed to provide greater open space and other amenities while 
relaxing minimum yard and similar regulations which would apply to a traditional district. Uses in 
this district which require potable water or sanitary sewer must be connected to both municipal 
water and municipal sewer. 

1) Minimum Lot Size. 

All lots in the RC-5 district shall be a minimum of five thousand square feet (5,000 ft2).  The 
overall density of each cluster development shall not exceed eight units per acre regardless of 
the minimum lot area required per dwelling or unit herein. 

2) Minimum Lot Width. 
All lots in the RC-
building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.    

             Table 7-13 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way)  

Setback 
Rear Setback Side Setback 

Building Height 
Limitation 

RC-5 20 feet 30 feet 5 feet* 35 feet 

          Table 7-14 Corner Lot Requirements 

District 
Designated Front 

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way) 

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation 

RC-5 20 feet 10 feet 30 feet 5 feet* 35 feet 

               Table 7-15 Double Frontage Lot Requirements 

District 
Front Setback 
(Right-of-Way)  

Setback 

Rear Setback 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation 

RC-5 20 feet 30 feet 5 feet* 35 feet 

 

*Zero lot line housing in the RC-5 district is permitted for one interior lot line provided each 
of the conditions below are met: 

a) The final subdivision plat designates placement of the dwelling unit on one of the side lot 
lines; 

b) No two detached single-family dwelling units shall utilize the zero-lot line provision on a 
common lot line; 

c) The remaining side yard shall not be less than the sum of the two side yard setbacks 
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normally required; and, 

d) The dwelling unit wall abutting the zero lot line side yard shall be a solid structural and 
fire-rated wall with no windows, doors, or other openings.  

e) A ten-
development.  A structure, whether it is the principal or accessory structure, shall not 
encroach upon this required setback distance.  Within said setback, the Town may require 
as a part of its site plan review, the establishment of a reasonable buffer to protect and 
maintain the character of adjacent uses (see Section 10 of this Ordinance for more 
information). 

f) A zero side yard setback may be permitted on one side of each lot subject to the following 
provisions: 

i) The minimum building separation for the side yard opposite the zero lot line shall 

constructed, or a minimum ten feet 
line, whichever is greater; 

ii) A five-

the deed restrictions, recorded plat, and/or covenants of the adjoining lot and shall 
ensure ready access to the lot line wall at reasonable periods of the day for normal 
maintenance; and, 

iii) Preliminary and final site development plans shall indicate the proposed envelope 
location of the dwellings, driveways, and parking arrangements for each lot.  The 
final site development plans shall include a draft of the proposed encroachment and 
maintenance easements within the covenants or on the proposed final plat for 
review and approval by the Town.   

iv) Upon the recording of the final plat in the Register of Deeds office, a copy of the 
completed covenants must be submitted with the final plat. A copy of the covenants 

Inspections Department. 

4) Accessory Building Setback Requirements. 
An unattached accessory structure may be located in a rear yard provided it is located at a 

y-five percent (25%) of the 
total lot area is covered by the accessory building.  On a reversed corner lot or double frontage 
lot, no accessory building shall extend beyond the front yard line of the lot located to the rear 
of the lot on which the accessory building is being proposed. 

5) Permitted Uses. 
 Antenna Co-Location on Existing 

Towers 
Athletic Field, Public 
Carport 
Community Garden 
Dock 
Dwelling, Duplex/Townhome 
Dwelling, Single-Family 
Family Care Homes 

Garage, Private Detached 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Home Occupation 
Neighborhood Recreation Center, 
 Indoor/Outdoor, Private 
Neighborhood Recreation Center, 

Public  
Park, Public 
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Public Safety Station 
Public Utility Facility  
Resource Conservation Area 
Shed 

Swimming Pool (Personal Use) 
Temporary Construction Trailer 
Utility Minor 
Vehicle Charging Station 

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance). 
Athletic Field, Private 
Bed & Breakfast 
Concealed (Stealth) Antennae & Towers 
Golf Course, Privately-Owned 
Golf Driving Range 
Marina 
Outdoor Amphitheater, Public 

Preschool 
Religious Institution 
Satellite Dish Antenna 
School, Post-Secondary 
Transportation Facility 
Utility Facility 

7) Owners Association Required. 
The establishment of an owners association shall be mandatory for all residential cluster 
developments. 

a) The  association shall be organized and established as a legal entity prior to the 
conveyance of any lot or living unit in the residential cluster development. 

b) The  association membership shall be mandatory for each owner of a lot or living 
unit. 

c) The  association shall have the authority to assess its members to produce revenues 
to cover the expenses of the association and such assessments will be secured by a lien. 

d) The association shall be responsible for the payment of premiums for liability insurance, 
taxes, maintenance of recreational or other facilities located in common areas, payment of 
assessment for public and private capital improvements made to or for the benefit of the 
common areas, maintenance of any private street, and for such other purposes as the 
organizing documents provide. 

e) The residential cluster development will be subject to the North Carolina Planned 
Community Act regardless of the number of lots therein.  

8) Common Walls. 
Common walls between individual residences shall be party walls. Provisions for the 
maintenance and restoration of common walls, in the event of destruction or damages, shall be 
established. 

9) Open Space. 
a) Open space shall be set aside for the use, benefit, and enjoyment of all residents of the 

cluster development and shall either be dedicated to the private use of the residents or 
 which is 

restricted in any way so it may not be available for the use, benefit, and enjoyment of all 
residents of the cluster development at the time of lot sales or any time thereafter shall not 
qualify as open space. 

b) The open space in the cluster development shall be computed upon the following 
percentages of the overall area based upon the number of dwelling units per gross acre of 
cluster development as follows: 
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Table 7-16 Open Space Requirements
Number of Dwelling Units Per Gross Acre Required Percentage of Open Space 

3 units or less 20% 
4-6 units 21-30% 
7-8 units 31-45% 

c) To qualify as open space, land 
rights-of-way, drives, parking areas, or structures other than recreational structures, and be 
one contiguous tract containing not less than ten thousand square feet (10,000 ft2) or four 
percent (4%) of the project area whichever is greater, exclusive of streets, parking areas, 
and utility easements.  Street rights-of-way, drives, parking areas, buffer zones, and utility 
areas/easements may qualify as open space and be counted towards the percentage of open 
space required for each development provided the street rights-of-way, drives, parking 
areas, and utility areas/easements shall not compromise more than two-thirds of the 
required open space for each development unless the percentage is varied or waived by the 
BOC upon recommendation by the Planning Board in accordance with the variance 
standards set forth in Section 21(I) of this Ordinance.  Such variances shall be freely 
allowed if any two or more of the following criteria are found to exist: 

i) To provide flexibility in design to take the greatest advantage of natural land, water, 
trees, environmental, and historical features; 

ii) To provide for the creation of compatible arrangements which give the homebuyer 
greater choice in selecting his/her living environment; 

iii) To provide sufficient freedom for the developer to submit plans which embody a 
creative approach to the use of lands and related physical development as well as 
utilize innovative techniques to enhance the visual character of the development; 

iv) To provide for the efficient use of land which may result in smaller street and utility 
networks, better maintenance and upkeep of sewage disposal systems, and reduced 
development and maintenance costs; 

v) To include compatible or associated uses which complement the residential area 
within the cluster development;  

vi) To simplify the procedures for obtaining approval of proposed development 
through expeditious review of proposed land use, site layout, public needs, health 
and safety factors; and/or, 

vii) To minimize expenditures of public funds for services and maintenance of streets, 
roads, central sewage systems and similar utilities, and to provide the efficient 
investment of community resources. 

10) Preliminary and Final Review Procedures and Approvals. 
The owner/developer of a new residential cluster development shall follow all requirements 
set forth in Section 18 of this Ordinance. However, before proceeding to the building phase 
of the development, the Town must issue to the owner/developer, a preliminary plat approval 
pursuant to Chapter 34, Subdivision Regulations. 

11) Parking and Loading. 
Two off-street parking spaces shall be provided per dwelling unit. 

12) Signs. 
The regulations for signs in an RC-5 district shall be as contained within Section 16 of this 
Ordinance. 
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SECTION 7 Residential Zoning Districts 

A) R-20 Residential Single-Family District. 
This residential district is intended to maintain a compatible mixture of single-family residential 
and bona fide farm uses with a density of two families per acre in accordance with the North 
Carolina State Board of Health recommendations for residential areas without public water and 
public sewer, and to prevent the development of blight and slum conditions. 

1) Minimum Lot Size. 
All lots in this district shall be a minimum of twenty thousand square feet (20,000 ft2). 

2) Minimum Lot Width. 
All lots in the R-
minimum building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.    
 

Table 7-1 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
R-20 30 feet 25 feet 15 feet 40 feet 

Table 7-2 Corner Lot Requirements 

District 
Designated Front  

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way)  

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation 

R-20 30 feet 30 feet 25 feet 15 feet 40 feet 

Table 7-3 Double Frontage Lot Requirements 

District 
Designated Front 

(Right-of-Way)  
Setback 

Designated Rear 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation 

R-20 30 feet 25 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including 
but not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 
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5) Permitted Uses.
Agritourism  
Antenna Co-Location on Existing 

Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Athletic Field, Private 
Carport 
Club, Lodge, or Hall 
Community Garden 
Dock 
Dwelling, Single-Family 
Family Care Homes  
Farming, General 
Forestry 
Garage, Private Detached 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Group Home 

Home Occupation 
Manufactured Home 
Neighborhood Recreation Center 

Indoor/Outdoor, Private 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Park, Public 

 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 
Satellite Dish Antenna 
Shed 
Swimming Pool (Personal Use) 
Temporary Construction Trailer 
Utility Minor 
Vehicle Charging Station 

6) Special Uses. (Special Uses requirements may be found in Section 20 of this Ordinance). 
Accessory Dwelling Unit 
Bed & Breakfast 
Boat Sales/Rentals 
Cemetery/Graveyard 
Concealed (Stealth) Antennae & 

Towers 
Day Care/Child Care Home 
Dry Boat Storage 
Golf Course, Privately Owned 
Golf Driving Range 
Kennel, Indoor Operation Only 
Kennel, Indoor /Outdoor Operation 
Marina 
Museum 
Office: Small Business 
Other Free Standing Towers 
Outdoor Amphitheater, Public 
Preschool 
Public Safety Station 
School, K-12 
School, Post-Secondary 
Utility Facility 
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C) B-1 General Business District. 
The General Business District is established as the zoning district in which a wide variety of sales 
and service facilities may be provided to the general public. This district will be located throughout 
the Town's planning and development regulation jurisdiction.  

1) Minimum Lot Size. 
All lots in the B-1 district shall be a minimum of five thousand square feet (5,000 ft2). 

2) Minimum Lot Width. 
All lots in the B-1 district shall have a minimum lot width of sixty feet (60’) at the minimum 
building line. 

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.   

Table 9-5 Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
B-1 30 feet 15 feet 15 feet 40 feet 

4) Accessory Building Setback Requirements. 
All accessory buildings shall comply with all setback provisions of this Ordinance, including but 
not limited to Section 2(F), Section 6 and Section 15 of this Ordinance. 

5) Permitted Uses.
Amusement Establishment 
Antenna Co-Location on Existing Tower 
Aquaculture  
Assisted Living  
Athletic Field, Public 
Bed & Breakfast 
Boat Sales/Rentals 
Car Wash 
Club, Lodge, or Hall 
Commercial Indoor Recreation Facility 
Community Garden 
Concealed (Stealth) Antennae & Towers 
Convenience Store 
Day Care Center 
Dock 
Dry Boat Storage 
Financial Institution 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Hospital 
Hotel or Motel 
Kennel, Indoor Operation Only 
Library 

Liquor Store 
Moped/Golf Cart Sales/Rentals 
Mortuary/Funeral Home/Crematorium 
Motor Vehicle Sales/Rentals 
Museum 
 
Neighborhood Recreation Center, 

Public 
Nursing Home 
Office: Business, Professional, or Medical 
Other Building-Mounted Antennae & 

Towers 
Outdoor Retail Display/Sales 
Park, Public 
Parking Lot 
Parking Structure 
Personal Service Establishment 
Pool Hall or Billiard Hall 
Produce Stand/Farmers’ Market 
Public Safety Station 
Public Utility Facility 
Religious Institution 
Resource Conservation Area 
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Restaurant with Drive-Thru Service 
Restaurant with Indoor Operation 
Retail Store 
Satellite Dish Antenna 
Signs, Commercial Free-Standing 
Tavern/Bar/Pub with Indoor Operation 

Temporary Construction Trailer 
Theater, Small 
Transportation Facility 
Utility Minor 
Vehicle Charging Station 
Vehicle Service 

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance). 
Adult-Oriented Retail Establishment 
Commercial Outdoor Amphitheater 
Commercial Outdoor Recreation 

Facility 
Commercial Waterfront Facility 
Gas/Service Station  
Golf Driving Range 
Hazardous Material Storage 
Kennel, Indoor/Outdoor Operation 
Manufacturing, Light 
Marina 
Microbrewery 
Microdistillery 

Mini-Storage  
Mixed Use 
Outdoor Amphitheater, Public 
Outdoor Storage 
Preschool 
Restaurant with Outdoor Operation 
School, K-12 
School, Post-Secondary 
Tavern/Bar/Pub with Outdoor Operation 
Theater, Large 
Utility Facility 
Wholesale Establishment
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Beaufort Comprehensive & CAMA Land Use Plan Adopted: October 9, 2023

Map Title: Shift + ctrl + left click to add it
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although some suburban areas may 

dential density, although the Town may 

etc.). 

more urban or suburban contexts within 
Town. This indicates that although these 

areas should be minimized as it will be susceptible to coastal and climate hazards.

residential. Schools, hospitals, and other 

residential attractors should be discour

etc.)

High
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Beaufort Comprehensive & CAMA Land Use Plan Adopted: October 9, 2023

main highways.

these areas, it is important to ensure that appropriate street connections are made so 

Examples of Rural/Working Lands. 
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tenant compound, but sometimes larger 
geographic stretches may also be appro
priate. Sites, structures, and streets are 

pulled up to the street, with parking in 
the rear, especially at busy intersections 

but automobiles are accommodated, and 

personal care, arts) are more appro

Institutional uses (churches, 

buildings, etc.).

may be appropriate, potentially 

businesses.
Higher density residential 

is usually appropriate within a ¼ 

areas.

High
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Beaufort Comprehensive & CAMA Land Use Plan Adopted: October 9, 2023

options is important to being accessible 

Examples of Village Commercial
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TOWN OF BEAUFORT PLANNING BOARD 
 
 

RESOLUTION OF PLAN CONSISTENCY 
 

 

 WHEREAS, the North Carolina General Assembly has given the Town of Beaufort (“Town”) the 

authority to adopt and amend zoning and development regulation ordinances, of which the zoning map is 

part, for the purpose of promoting the health, safety, and general welfare of its citizens; 

 WHEREAS, N.C.G.S. §160D-604(d) requires the Town of Beaufort Planning Board shall advise 

and comment on whether the proposed action is consistent with the Town of Beaufort Comprehensive and 

CAMA Land Use Plan that has been adopted and any other officially adopted plan that is applicable, and 

provide a written recommendation to the Board of Commissioners that addresses plan consistency and other 

matters as deemed appropriate by the Planning Board; and  

 WHEREAS, a request has been made for the Town to amend the Town of Beaufort Zoning Map to 

reflect B-1 General Business for 125 Bunch Road (PIN 730611664893000) instead of the current RC-5 

Residential Cluster Development zoning on approximately 8.23 acres of the property, and 472 Highway 

101 (PIN 730607578502000) instead of the current R-20 Residential Single-Family, with associated 

amendments to the Comprehensive and CAMA Land Use Plan Future Land Use Map classification for 

same properties from Rural/Working Lands to Village Commercial; and 

WHEREAS, the Planning Board has in fact met to consider and evaluate the proposed amendments 

during their regularly scheduled meeting on September 21, 2026; and 

NOW THEREFORE, BE IT HEREBY RESOLVED, that the Planning Board finds that the 

proposed B-1 zoning IS NOT consistent with the properties’ current Rural/Working Lands Future Land 

Use Map classification. The Planning Board further finds that the proposed rezoning IS / IS NOT 

reasonable and in the public interest because _________________________________________________. 

The Planning Board RECOMMENDS / DOES NOT RECOMMEND approval of the requested 

zoning map amendments from RC-5 and R-20 to B-1. The Planning Board RECOMMENDS / DOES 

NOT RECOMMEND amending the Future Land Use Map classification from Rural/Working Lands to 

Village Commercial in conjunction with the zoning map amendments. 

 This Resolution is effective upon its adoption this 21st day of September 2026. 

 

      TOWN OF BEAUFORT PLANNING BOARD 
 

      _________________________________ 

      _________________________, Chairman 

ATTEST: 
 

______________________________ 

________________________, Secretary 
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Town of Beaufort, NC 

701 Front St. - P.O. Box 390 - Beaufort, N.C. 28516  

252-728-2141 - 252-728-3982 fax - www.beaufortnc.org 

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, September 21, 2026 – Train Depot  

 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-24 – LDO Amendment – State Law 
Compliance for Off-Street Parking Minimums 

 

BRIEF SUMMARY: 

House Bill 162, enacted as Session Law 2026-39 this July, changes State law 
regarding minimum parking requirements. Beginning January 1, 2027, the Town may 
no longer require a minimum number of off-street parking spaces for certain historic 
properties, including properties within National Register or local historic districts and 
certain individually designated or listed historic properties. 

Staff is proposing text amendments to LDO Section 13, Parking Requirements, to 
add the required exemptions while keeping the Town’s existing parking requirements 
in place elsewhere. The proposed amendment identifies the historic properties where 
minimum parking requirements will no longer apply. The proposed amendment 
language was prepared by the Town Attorney and is intended to make the minimum 
changes necessary to bring the Town’s parking regulations into compliance with the 
new State law while retaining existing parking requirements where permitted. 

One implementation issue remains: State law refers specifically to an “off-street 
parking lot,” while the Town’s ordinance does not clearly distinguish between a 
parking lot, a residential driveway, or other small off-street parking areas. Staff will 
review this issue and the full range of properties affected by the new law with the 
Planning Board. This amendment is separate from the ongoing UDO Update Project 
and will be incorporated into the UDO when that project reaches the parking 
requirements section. 

Attachments include the proposed Section 13 text amendments, Session Law 2026-
39 establishing the new limitations on local parking requirements, a State Historic 
Preservation Office map showing the historic districts and other affected historic 
properties, and a draft Resolution of Plan Consistency for Planning Board action. 
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REQUESTED ACTION: 

Presentation and discussion of proposed amendments  

Recommendation to Board of Commissioners to approve or deny the amendments 

Decision on Resolution of Plan Consistency  

EXPECTED LENGTH OF PRESENTATION:  

30 Minutes 

SUBMITTED BY:  

Michelle Eitner, Town Planner 
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SECTION 13  Parking Requirements 

A) Intent; Exemptions.  
1) Intent. 

These regulations are intended to provide off-street parking, stacking, and loading facilities in 

proportion to the need created by each use. These regulations are intended to provide for 

accommodation vehicles in a functionally and aesthetically satisfactory manner and to 

minimize external effects on adjacent land uses.  

2) Application; Exclusion as to Certain Districts. 

These regulations apply to all zoning districts except the Historic Business District and the 

Historic Waterfront Business District. 

3) Exemptions. 

Pursuant to North Carolina General Statute § 160D-702(c)(2a), the regulations in this Section 

shall not be construed to require an off-street parking lot to meet a minimum number of parking 

spaces per development or structure, regardless of use, for any property 

a. which is located within the boundaries of a National Register Historic District; 

b. which is located within the boundaries of the Town’s Local Historic District; 

c. which is individually listed in the National Register of Historic places; 

d. which is individually designated as a local historic landmark; 

e. which is on the Study List of the National Register of Historic places as maintained 

by the North Carolina State Historic Preservation Office or a national or State 

historic landmark; or 

f. which is within a district on the Study List for the National Register of Historic 

Places as maintained by the North Carolina State Historic Preservation Office or a 

national or State historic landmark. 

B) Number of Parking Spaces Required.  

1) Limitations. 

For any mixed-use development created after the adoption of this Ordinance which cannot 

meet the residential off-street parking requirement for their proposed development, the 

owner/developer shall be required to contribute $10,000 per parking space needed into a 

parking fund which will be used by the Town to acquire property as it becomes available for 

off-street parking for these residential purposes. 

2) Presumptions. 

The presumptions established by this section are established in all other zoning districts:  

a) A development must comply with the parking standards set forth in subsection 13(B)(4) of 

this section to satisfy the requirement stated in Section 13(B)(1); and,  

b) Any development which meets these standards is in compliance. However, Table 13-1 of 

this section is only intended to establish a presumption of parking demand and should be 

flexibly administered, as provided in Section 13(C). 

3) Standards. 

Standards set forth in Table 13-1 of this section are indicated by the respective land uses 

associated within the development. When a determination of the number of parking spaces 

required by this table results in a fractional parking space, any fraction of one-half or less may 

be disregarded, while a fraction in excess of one-half shall be counted as one additional parking 

space.  
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4) Table of Parking Requirements.  

Table 13-1 of this section shall prescribe the number of parking spaces required for the 

respective uses when the existing or proposed development is less than twenty-five thousand 

square feet (25,000 ft2).  For all existing, proposed, or combination thereof of development 

which is twenty-five thousand square feet (25,000 ft2) or more, there shall be a corresponding 

twenty percent (20%) decrease in the number of parking spaces required for this actual use.  

Table 13-1 of this section cannot and does not cover every possible situation which may arise. 

Therefore, in cases not specifically covered, the Zoning Administrator is authorized to 

determine the parking requirements using the following table as a guide.  
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GENERAL ASSEMBLY OF NORTH CAROLINA 

SESSION 2025 

 

SESSION LAW 2026-39 

HOUSE BILL 162 

 

 

*H162-v-5* 

AN ACT TO RESTRICT LOCAL GOVERNMENTS FROM REGULATING CERTAIN 

ASPECTS OF OFF-STREET PARKING SPACES AND TO MODIFY THE AUTHORITY 

OF CERTAIN LOCAL GOVERNMENTS TO REQUIRE STORMWATER CONTROL 

FOR REDEVELOPED PROPERTY. 

 

The General Assembly of North Carolina enacts: 

 

PART I. PROHIBITING CERTAIN ZONING AND DEVELOPMENT LIMITATIONS 

RELATED TO OFF-STREET PARKING 

SECTION 1.(a)  G.S. 160D-702 reads as rewritten: 

"§ 160D-702.  Grant of power. 

… 

(c) A zoning or other development regulation shall not do any of the following: 

(1) Set a minimum square footage of any structures subject to regulation under 

the North Carolina Residential Code. 

(2) Require a an off-street parking space to be larger than 9 feet wide by 20 feet 

long unless the parking space is designated for handicap, parallel, or diagonal 

parking. 

(2a) Require an off-street parking lot to meet a minimum number of parking spaces 

per development or structure, regardless of occupancy or use. The limitations 

of this subdivision shall not, however, apply to local governments located in 

the coastal area, as those terms are defined under G.S. 113A-103, except with 

respect to the following properties located in the coastal area: 

a. Within the boundaries of a National Register Historic District or a 

local historic district. 

b. That are either (i) individually listed in the National Register of 

Historic Places or (ii) individually designated as a local historic 

landmark. 

c. Individual properties on the Study List for the National Register of 

Historic Places as maintained by the North Carolina State Historic 

Preservation Office or a national or State historic landmark, or 

properties located within a district on the Study List for the National 

Register of Historic Places as maintained by the North Carolina State 

Historic Preservation Office or a national or State historic landmark. 

(3) Require additional fire apparatus access roads into developments of one- or 

two-family dwellings that are not in compliance with the required number of 

fire apparatus access roads into developments of one- or two-family dwellings 

set forth in the Fire Code of the North Carolina Residential Code for One- and 

Two-Family Dwellings. 

(4) Establish or require pavement design standards for public roads or private 

roads that are more stringent than the minimum pavement design standards 

adopted by the Department of Transportation. 
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…." 

SECTION 1.(b)  This section becomes effective January 1, 2027. 

 

PART II. MODIFY THE AUTHORITY OF CERTAIN LOCAL GOVERNMENTS TO 

REQUIRE STORMWATER CONTROL FOR REDEVELOPED PROPERTY 

SECTION 2.(a)  G.S. 143-214.7 reads as rewritten: 

"§ 143-214.7.  Stormwater runoff rules and programs. 

… 

(a1) Definitions. – The following definitions apply in this section: 

(1) Built-upon area. – As defined in G.S. 143-214.7D. 

(2) Development. – Any land-disturbing activity that increases the amount of 

built-upon area or that otherwise decreases the infiltration of precipitation into 

the subsoil. When additional development occurs at a site that has existing 

development, the built-upon area of the existing development shall not be 

included in the density calculations for additional stormwater control 

requirements, and stormwater control requirements cannot be applied 

retroactively to existing development, unless otherwise required by federal 

law. 

(2)(3) Redevelopment. – Any land-disturbing activity that does not result in a net 

increase in built-upon area and that provides greater or equal stormwater 

control to that of the previous development. 

… 

(b3) Stormwater runoff rules and programs shall not require private property owners to 

install new or increased stormwater controls for (i) preexisting development existing built-upon 

area or (ii) redevelopment activities that do not remove or decrease existing stormwater controls. 

When a preexisting development is redeveloped, either in whole or in part, increased stormwater 

controls shall only be required for the amount of impervious surface being created that exceeds 

the amount of impervious surface that existed before the redevelopment, irrespective of whether 

the impervious surface that existed before the redevelopment is to be demolished or relocated 

during the development activity. When development or redevelopment occurs at a site that has 

existing built-upon area, (i) the existing built-upon area shall not be included in the density 

calculations for additional stormwater control requirements, irrespective of whether the existing 

built-upon area is to be demolished, relocated, replaced, or remains in place during development 

activity, (ii) the existing built-upon area at the site is not subject to additional stormwater control 

requirements under this section, regardless of whether the existing built-upon area is demolished, 

relocated, replaced, or remains in place during the development activity, (iii) for purposes of 

determining the size of the area for which stormwater control measures are required for a 

development or redevelopment, built-upon area that existed before the development or 

redevelopment shall be applied on a square-foot-for-square-foot basis to reduce the built-upon 

area for which stormwater control measures are required, and (iv) stormwater control 

requirements cannot be applied retroactively to existing built-upon area, unless otherwise 

required by federal law. A property owner may elect to treat the stormwater resulting from the 

net increase in built-upon area above the preexisting existing built-upon area at the development 

or redevelopment for the purpose of exceeding allowable density under the applicable water 

supply watershed rules as provided in G.S. 143-214.5(d3). This subsection applies to all local 

governments regardless of the source of their regulatory authority. Local governments shall 

include the requirements of this subsection in their stormwater ordinances. 

… 

(b8) A local government may offer nonmandatory incentives that waive building, zoning, 

connection, or other regulations or fees; provide additional tax and financial benefits; or institute 
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other incentives for development or redevelopment that implements additional stormwater 

control measures beyond those required by this section and rules adopted thereunder. 

…." 

SECTION 2.(b)  Each local government that implements a stormwater management 

program shall amend its stormwater ordinance to conform to G.S. 143-214.7(b3), as amended by 

subsection (a) of this section, within 12 months of the effective date of this section. Any local 

stormwater ordinance that is inconsistent with G.S. 143-214.7(b3), as amended by subsection (a) 

of this section, is void and unenforceable on and after that date. A local government may adopt, 

amend, or repeal ordinance provisions implementing G.S. 143-214.7(b8) at any time after the 

effective date of this section. 

SECTION 2.(c)  This section is effective when it becomes law and applies to 

stormwater rules and stormwater program amendments adopted on or after that date. 

 

PART III. EFFECTIVE DATE 

SECTION 3.  Except as otherwise provided, this act is effective when it becomes 

law. 

In the General Assembly read three times and ratified this the 1st day of July, 2026. 

 

 

 s/  Rachel Hunt 

  President of the Senate 

 

 

 s/  Destin Hall 

  Speaker of the House of Representatives 

 

 

 s/  Josh Stein 

  Governor 

 

 

Approved 3:04 p.m. this 6th day of July, 2026 
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Historic Beaufort, North Carolina 
Map by NC State Historic Preservation Office 

 

 

Note: “Determined Eligible” (DOE) status alone is not identified as an affected historic-property category under G.S. 160D-702(c)(2a). 
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TOWN OF BEAUFORT PLANNING BOARD 
 
 

RESOLUTION OF PLAN CONSISTENCY 
 

 

 WHEREAS, the North Carolina General Assembly has given the Town of Beaufort (“Town”) the 

authority to adopt and amend zoning and development regulation ordinances, of which the zoning map is 

part, for the purpose of promoting the health, safety, and general welfare of its citizens; 

 WHEREAS, N.C.G.S. §160D-604(d) requires the Town of Beaufort Planning Board shall advise 

and comment on whether the proposed action is consistent with the Town of Beaufort Comprehensive and 

CAMA Land Use Plan that has been adopted and any other officially adopted plan that is applicable, and 

provide a written recommendation to the Board of Commissioners that addresses plan consistency and other 

matters as deemed appropriate by the Planning Board; and  

 WHEREAS, amendments to Section 13, Parking Requirements, of the Land Development 

Ordinance have been initiated to bring the Town’s regulations into compliance with changes to State law 

enacted through Session Law 2026-39; and 

WHEREAS, the Planning Board has in fact met to consider and evaluate the proposed amendments 

during their regularly scheduled meeting on September 21, 2026; and 

NOW THEREFORE, BE IT HEREBY RESOLVED, that the Planning Board finds that the proposed 

amendments to Section 13 of the Land Development Ordinance ARE / ARE NOT consistent with the 

Beaufort Comprehensive and CAMA Land Use Plan and ARE / ARE NOT reasonable and in the public 

interest because the amendments bring the Town’s development regulations into compliance with State law 

while retaining existing parking requirements where permitted. 

The Planning Board RECOMMENDS / DOES NOT RECOMMEND approval of the proposed 

amendments. 

 This Resolution is effective upon its adoption this 21st day of September 2026. 

 

      TOWN OF BEAUFORT PLANNING BOARD 
 

      _________________________________ 

      _________________________, Chairman 

ATTEST: 
 

______________________________ 

________________________, Secretary 
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