
 

 

 

 

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 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026 

Train Depot, 614 Broad Street 

________________________________________________________________________________ 

 

Call to Order/Pledge of Allegiance 

Roll Call 

Agenda Approval 

Items of Consent 

1. Meeting Minutes: September 14, 2026 

2. SUP Order: Case #26-22 Special Use Permit, 1323 Front Street ADU 

3. Board of Commissioners 2027 Meeting Schedule  

4. Special Event Permit Application- Rolling on Middle 

5. Special Event Permit Application- Wobble Down Front 

6. Special Event Permit Application- Pirate Invasion 2026 

7. Special Event Permit Application- Race to the North Pole 2026 

8. Authorization to Terminate Debris Agreement: Garner Debris Disposal Site 

9. Daily and Disaster Debris Disposal Site Agreements: Adam Willis 

10. Resolution: Speed Limit Reduction on Carraway Drive 

Public Hearing 

1. Case #26-24: LDO Amendment–                                    M. Eitner                                                                
State Law Compliance for Off-Street Parking Minimums 

2. Voluntary Annexation Request: 374, 388, 404, and 550 Highway 101  E. Lewis 

3. Case #26-10: Rezoning Request, 374 Highway 101, from R-20 to B-1  M. Eitner 

4. Case #26-11: Rezoning Request, 404 Highway 101, from R-20 to B-1  M Eitner 

5. Case #26-20: Rezoning Request, the RC-5 portion of 125 Bunch Road and            M. Eitner               
472 Highway 101, (R-20) to B-1 

 

Public Comment 
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New Business 

1. Parks and Recreation Advisory Board Appointments     E. Lewis 

2. Carteret County Museum Donation Pieces     M. Zapp 

Manager Report 

Mayor/Commissioner 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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM – Monday, October 12, 2026  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 

 

 

AGENDA CATEGORY:               Items of Consent 

SUBJECT: Meeting Minutes: September 14, 2026 

 
 

REQUESTED ACTION: 

Review and approve the attached draft minutes for the following BOC meeting: 

 September 14, 2026, Regular Meeting 

 

SUBMITTED BY: 

Jennifer Welborn, Community Engagement Director/Deputy Town Clerk  
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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 

Board of Commissioners Regular Meeting  
6:00 PM Monday, September 14, 2026 

Train Depot, 614 Broad Street 
DRAFT 

____________________________________________________________________________ 
 

Call To Order 

Mayor Harker called the meeting to order at 6:00 PM and led the Pledge of Allegiance. 

Roll Call 

Elizabeth Lewis, Town Clerk, called the roll.  

PRESENT:  

Mayor Harker 
Mayor Pro Tem Gillikin  
Commissioner Cooper 
Commissioner LoPiccolo  
Commissioner Matthews  
Commissioner Spiegler  
 
ABSENT: None 

Agenda Approval 

Mayor Harker amended the agenda to remove the second quasi-judicial proceeding, Case #26-
23 Special Use Permit: 102 Beaufort Walk Accessory Dwelling Unit, due to an applicant request 
to move the item to the Board’s November 9, 2026, agenda. Mayor Harker asked for approval of 
the agenda as amended.  

Commissioner Gillikin made a motion to approve the agenda as amended. The motion carried 
unanimously with a (5-0) vote. 

Items of Consent  

1. Meeting Minutes: August 10 & 24, 2026 

2. Carteret County Special Response Team Mutual Aid Agreement 

3. Special Event Permit Application- ECHS Homecoming Parade 2026 
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4. Special Event Permit Application- Dia De Los Muertos (Day of the Dead) Festival 2026 

5. Special Event Permit Application- Loaves & Fishes Run for Recovery 2026 

6. Special Event Permit Application- Santa's House 2026 

7. Special Event Permit Application- Christmas Parade 2026 

8. Volunteer Board Appointment Schedule- Proposed Standardization 

9. Amendment to Installment Financing Contract- Beaufort Town Docks Fuel Tanks 

Commissioner Gillikin made a motion to approve all Items of Consent. The motion carried 
unanimously with a (5-0) vote. 
 
Presentations 
 

1. Beaufort Housing Authority- FY 2025 Audit Report 

Zeb Hough, Executive Director of the Beaufort Housing Authority, presented the Authority’s audit 
for the fiscal year ending September 30, 2025, and provided an update on operational, financial, 
and housing initiatives. 

Hough reported that the Authority’s total net position increased by approximately $45,000 during 
the fiscal year, ending at just under $2 million. He also reviewed corrective actions and operational 
changes implemented since he joined the Authority in November 2025. These included resolving 
a fidelity bond deficiency, improving budget monitoring, restructuring staff responsibilities, 
completing agency-wide physical and financial assessments, rewriting governing and financial 
policies, and establishing the Authority’s first resident council. He noted that physical 
assessments identified approximately ten years of deferred capital improvements and that the 
Authority is working to address current maintenance needs while continuing long-term planning 
for the Rental Assistance Demonstration, or RAD, conversion. 

Hough reviewed the Authority’s strategy for improving its housing portfolio, including recurring 
housekeeping inspections, more comprehensive unit turns, infrastructure upgrades, and 
proactive capital planning. He noted that the average unit turnaround time was approximately 53 
days compared with a 14-day public housing standard because many units require substantial 
rehabilitation rather than routine patching and painting. He emphasized that the Authority is 
continuing to improve existing units while pursuing long-term redevelopment opportunities and 
state and federal funding. 

Commissioner Cooper asked about occupancy restrictions for individuals recently released from 
incarceration. Hough explained that the current policy generally prohibits individuals with a violent 
felony from residing in Authority properties for three years, while allowing administrative discretion 
in certain mitigating circumstances.  

Commissioner Matthews inquired about financing for future renovations and redevelopment. 
Hough said a final financing plan had not yet been established and that the Authority was actively 
pursuing state and federal funding while negotiations with development partners continued. 
Commissioner Matthews also confirmed that property values shown in the audit were based on a 
2018 appraisal.  

Commissioner Gillikin asked whether the existing 100 housing units remained the priority, and 
Hough confirmed that they did.  
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Mayor Harker thanked Hough for the update and recognized the Authority’s efforts to address the 
audit findings, improve existing units, and strengthen governance. 

Public Hearing 

1. Case #26-15: Rezoning- 309 Pollock Street R-8 to TCA  

Mayor Harker explained that she had a direct financial interest in 309 Pollock Street and requested 
to be recused from discussion and action on the item.  

Commissioner Cooper made a motion to recuse Mayor Harker from the meeting. 

The motion carried unanimously with a (5-0) vote. 

Mayor Pro Tem Gillikin presided over the item. 
 
Commissioner LoPiccolo made a motion to open the public hearing at 6:23 PM. 
 
The motion carried unanimously with a (5-0) vote. 

Senior Planner, Charlie Rocci, presented Case #26-15, including public notices, staff comments, 
similar cases, Future Land Use Plan consistencies, details of the rezoning, and Planning Board 
recommendations. He explained that the vacant 0.25-acre parcel at 309 Pollock Street is currently 
zoned R-8 and is classified as Traditional Neighborhood Residential on the CAMA Future Land 
Use Map. The parcel is approximately 55 feet wide and is nonconforming with the R-8 minimum 
lot width requirement. The requested TCA zoning would allow higher-density residential uses and 
would require a corresponding Future Land Use Map amendment to Compact/Multi-Family 
Neighborhood. Rocci reviewed surrounding zoning and land uses, including nearby TCA and 
Cedar Street Mixed Use properties, and noted that 312 Pollock Street had been rezoned from R-
8 to TCA in 2022. He also reported that the Planning Board voted 2-2 on the request, resulting in 
no formal recommendation to the Board of Commissioners. 

The Board discussed the relationship between the requested rezoning and the Future Land Use 
Map, the character of Pollock Street, nearby higher-density zoning, and the broader implications 
of rezoning individual parcels.  
 
Commissioner Cooper expressed concern that allowing townhomes or condominiums on the 
parcel could alter the existing residential character and lead to additional similar requests.  
 
Commissioner Spiegler also expressed concern about changing zoning one parcel at a time 
rather than through a broader review of the Future Land Use Plan.  
 
Commissioners Gillikin, LoPiccolo, and Matthews discussed the property’s proximity to the Cedar 
Street Mixed Use District and other higher-density zoning and noted that the area already reflects 
a transition between zoning districts. 
 
The Board also discussed public notice requirements. Rocci confirmed that notice letters were 
mailed twice to property owners within 100 feet of the parcel because the item had previously 
been tabled, a sign was posted on the property, and notice was published twice in the Carteret 
County News-Times.  
 
The applicant, Jack Taylor, was present but the Board did not have questions for him. 
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Public Comments: 
 
Kathy Meredith: 315 Pollock Street, Beaufort, NC, spoke in support of the request. She described 
nearby vacant and rental properties and said she believed development of the parcel could 
improve the appearance and cohesiveness of the area. 
 
Commissioner Cooper stated that not all the houses on the street are rental properties and there 
was brief discussion regarding the status of renovations or potential demolition of nearby 
structures.  

Commissioner LoPiccolo motioned to close the public hearing at 6:53 PM. 

The motion carried unanimously with a (5-0) vote. 

Following the public hearing, the Board continued its discussion of neighborhood character, 
density, walkability, and the role of the Future Land Use Plan. Town Attorney Arey Grady advised 
that the Board could first act on the Future Land Use Map amendment and then consider the 
rezoning and required plan-consistency statement. 
 
Commissioner LoPiccolo made a motion to reclassify 309 Pollock Street on the Future Land Use 
Map from Traditional Neighborhood Residential to Compact/Multi-Family Neighborhood.  
 
The motion carried with a (3-2) vote with Commissioners Cooper and Spiegler opposed. 
 
Commissioner LoPiccolo then made a motion to adopt the required plan-consistency statement, 
finding that the rezoning of 309 Pollock Street from R-8 to TCA was consistent with the Town of 
Beaufort Comprehensive and CAMA Land Use Plan as amended, and to approve the rezoning.  
 
The motion carried with a (3-2) vote with Commissioners Cooper and Spiegler opposed. 
 
Commissioner Cooper made a motion for Mayor Harker to return to the meeting. 

The motion carried unanimously with a (5-0) vote. 

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

Commissioner Gillikin motioned to open the public hearing at 7:02 PM. 

The motion carried unanimously with a (5-0) vote. 

Town Planner Michelle Eitner reviewed details about Case #26-21 rezoning, including public 
notices, staff comments, and Planning Board recommendations. She explained that the property 
at 214 Elm Street is currently zoned R-8 and the applicant requested rezoning to RS-5. The 
property and surrounding area are classified as Traditional Neighborhood Residential on the 
Future Land Use Map, so no land use map amendment was required. Eitner reviewed the 
dimensional standards and permitted uses for both districts and noted that RS-5 allows shorter 
setbacks, requires a 50 percent impervious coverage limit, and allows fewer permitted and special 
uses. A potential three-lot subdivision concept was included for reference, but Eitner explained 
that the rezoning itself would not approve a subdivision or future development plan. The Planning 
Board’s recommendation was clarified during the meeting as a 4-2 vote in favor of the rezoning. 
 
The applicant was present and did not provide additional comments. 
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Public Comments: 
 
There were no public comments at this time.  
 
Commissioner Gillikin made a motion to close the public hearing at 7:06 PM. 
The motion carried unanimously with a (5-0) vote. 
 
During deliberation, Commissioner Gillikin discussed the size of the potential lots compared with 
surrounding properties and stated that the resulting lot sizes would generally fit the neighborhood.  
 
Commissioner Spiegler and Commissioner Cooper expressed concern about changing zoning on 
individual parcels and the precedent created by repeated parcel-by-parcel rezoning requests.  
 
Commissioner LoPiccolo and Commissioner Gillikin noted that RS-5 development could remain 
similar in character to the surrounding single-family neighborhood. 
 
Commissioner LoPiccolo made a motion to adopt the zoning map amendment as presented and 
rezone 214 Elm Street from R-8 to RS-5.  
 
The motion carried with a (3-2) vote with Commissioners Cooper and Spiegler opposed.  

Quasi-Judicial Proceedings 

1. Case #26-22 Special Use Permit: 1323 Front Street Accessory Dwelling Unit  

Mayor Harker asked for a motion to open the evidentiary hearing for Case #26-22.  

Commissioner Gillikin made a motion to open the evidentiary hearing.  

The motion carried unanimously with a (5-0) vote.  

Mayor Harker reviewed the procedures governing quasi-judicial hearings and advised that the 
Board's decision must be based upon competent, material, and substantial evidence presented 
during the hearing and contained within the record. She explained that the Board was acting in a 
quasi-judicial capacity and that testimony would be taken under oath. Mayor Harker further 
advised that the hearing would be conducted in accordance with applicable provisions of North 
Carolina General Statutes, including N.C.G.S. §160D-406 and §160D-1402, and that testimony 
should focus on factual evidence and applicable ordinance standards rather than personal 
preferences or opinions.  

Town Clerk Elizabeth Lewis administered the oath to all individuals intending to provide testimony 
during the hearing, including Michelle Eitner, Town Planner; Bruce Brotzman, BlueGreen 
Construction; David Selleck, BlueGreen Construction; John Way, attorney representing 1325 
Front Street property owners; and Blake Flowers. Mayor Harker invited any additional witnesses 
not called by staff or the applicant to come forward and be sworn in. No additional witnesses came 
forward at that time, and no parties with standing requested qualification.  

Mayor Harker asked all Board members to disclose any ex parte communications, conflicts of 
interest, or other reasons that would prevent them from providing fair and impartial consideration 
of the application. None were disclosed.  
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Staff Presentation 

Town Planner, Michelle Eitner, presented the request for a Special Use Permit for an accessory 
dwelling unit at 1323 Front Street.  

The property is located in the R-8 zoning district and within the AE8 Special Flood Hazard Area. 
A single-family residence is currently under construction on the property. Eitner explained that the 
contractor originally proposed an accessory dwelling unit during building permit review. To allow 
construction of the primary residence to proceed while the Special Use Permit was considered, 
the area above the attached garage was permitted as a bonus room. Approval of the Special Use 
Permit would allow the applicant to modify the building permit and complete that space as an 
accessory dwelling unit.  

Eitner reviewed public notice requirements, the Planning Board’s recommendation for approval, 
and the applicable Special Use Permit findings and residential compatibility standards.  

She requested that Exhibits A through H and her presentation be entered into the record.  

Mayor Harker accepted the evidence as presented. 

Questions from the Board to Staff 

The Board did not have any questions for staff at this time. 

Applicant Presentation 

Bruce Brotzman, President of BlueGreen Construction, appeared on behalf of the property owner 
and requested approval of the Special Use Permit. Brotzman explained that the request would 
not increase the approved building footprint, setbacks, height, or alter the exterior architectural 
design.  

The area above the garage was currently designated as storage or bonus space and, if approved, 
would be finished with a bedroom, three-piece bathroom, and kitchenette.  

Brotzman addressed the required findings for approval and stated that the accessory dwelling 
unit would remain subordinate to the principal residence, would use existing access and 
circulation, would be compatible with the surrounding residential area, and would comply with 
applicable building and safety requirements. 

Board Questions for Applicant 

Commissioner Matthews and Commissioner LoPiccolo asked about rear access to the garage 
and accessory dwelling unit through the alley behind the property. Commissioner Spiegler asked 
about access from Sea View. 

Testimony from David Selleck, who was also with BlueGreen Construction, established that the 
alley is Town-owned but not Town-maintained and extends on the Town’s records from Gerald 
Street toward Seaview Street.  

Eitner stated that the application had been reviewed by the Town’s Technical Review Committee, 
including the Fire Chief and Fire Marshal, and no concerns were submitted regarding emergency 
access. 
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Additional Witness Testimony 

Blake Flowers, 1315 Front Street, testified as a witness regarding the alley and stated that he and 
neighboring property owners would prefer for the alley to extend fully from Gerald Street to 
Seaview Street. He described existing obstructions that currently limit through access.  
 
Mayor Harker and Town Attorney Grady advised that the broader alley concern was separate 
from the Special Use Permit before the Board and could be addressed with Town staff outside 
the proceeding. 
 
John Way, 1325 Front Street, testified as an adjoining property owner. He stated that he and his 
brother, Brady, had no objection to the proposed accessory dwelling unit and asked that 
applicable setbacks and building height requirements be verified. 
 
Commissioner Gillikin made a motion to close the evidentiary hearing for Case #26-22. The 
motion carried unanimously with a (5-0) vote. 

Applicant’s Response to Testimony 

There was no applicant response testimony at this time. 

Board Deliberation  

There was no additional discussion at this time. 

Conditions of Approval 

Commissioner LoPiccolo made a motion to approve the required Findings of Fact A through G. 
and to approve the Special Use Permit for Case #26-22 as presented. 

The motion carried unanimously with a (5-0) vote. 

2. Case #26-23 Special Use Permit: 102 Beaufort Walk Accessory Dwelling Unit  

This item was tabled to the November 9, 2026, agenda at the adoption of the meeting agenda.  

Public Comment 

Robert Harper: 111 Fulford Street, Beaufort, NC, had signed up to speak but was not in 
attendance when called. 

Suzanne Lea: 206 Ocean Street, Beaufort, NC, commented on the recent joint Board of 
Commissioners and Planning Board Unified Development Ordinance (UDO) work session. She 
discussed Senate Bill 382 and restrictions related to downzoning and expressed concern about 
the relationship between future development standards, impervious surfaces, groundwater, and 
the Town’s drinking water supply. Mayor Harker responded that protection of the Town’s drinking 
water supply remains a priority consideration as the UDO process continues. 
 
Bucky Oliver: 2401 Front Street, Beaufort, NC, stated that he was strongly in favor of planning 
and would even say he was generationally so, and therefore, was very much in favor of the UDO 
project. However, he said he deeply respected the difficulty the Commissioners now have in 
assuring that no “taking” occurs, especially through subtle or perhaps unnoticed ordinances 
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affecting less wealthy, whose principal asset is their generational home. He explained that this 
was why he was taking the rare opportunity to speak that evening. 
 
He stated that he had deep concerns with the consultants delivering a draft filled with easily 
discovered internal contradictions and recommendations that continue to violate the state law 
referenced by the previous speaker [SB 382]. Oliver went on to say that he was not confident that 
Articles V and VI, as drafted, could survive review or rewrite, especially by the original authors. 
He noted that he was aware of a number of preliminary reviews, including his own, which he was 
willing to provide, that identified those internal contradictions, referenced violations of existing 
state law prohibiting downzoning, included potential takings, and left many matters to the 
discretion of the Commissioners, which he believed was unsupported by Chapter 160D (of the 
North Carolina General Statutes). 
 
Oliver stated that he was at a loss to explain the consultant’s submittal, especially its quality 
considering the fees paid. He then challenged the Board to two things: First, to identify provisions 
that not only violate state law, including Senate Bill 382, but also constitute “takings” in violation 
of Federal and North Carolina law and affect the basic property rights of perhaps a thousand 
Beaufort property owners. Second, he asked the Board to assess the financial impact of property 
value demotion, including the resulting impact on future Town and County revenues. He 
concluded by noting that, failing such reflection, legal and other challenges had been threatened 
and that he had heard of them, and thanked the Board for their courtesy. 
 

Old Business 

1. Petition for Annexation- Beaufort Crossing; Certificate of Sufficiency 

Assistant Town Manager and Town Clerk, Elizabeth Lewis, presented the results of her 
investigation of four petitions for voluntary annexation for properties located at 374, 388, 404, and 
550 Highway 101. She emphasized that consideration of the petitions did not constitute approval 
of rezoning, a development project, water or sewer capacity, or any future development permit. 
The four parcels total approximately 16.78 acres and are contiguous to the Town’s existing 
primary corporate limits. 

Lewis reported that the petitions contained adequate boundary descriptions, the required owner 
signatures and ownership information, and met the statutory requirements for sufficiency. She 
also provided preliminary information indicating approximately $1,693.93 in annual Town property 
tax revenue based on the properties as they currently exist. The applicant estimated potential 
future water and sewer demand at approximately 24,750 gallons per day for the four parcels, 
although no formal water and sewer allocation request had been submitted. Ms. Lewis 
recommended scheduling the required public hearing for October 12, 2026. 

Commissioner Cooper and Commissioner Spiegler asked about available water and wastewater 
capacity. Town Engineer Sam Bell explained that the estimated wastewater demand for the four 
parcels represented approximately 1.65 percent of the wastewater treatment plant’s total 
capacity, increasing estimated usage from approximately 61.2 percent to 62.9 percent.  

Commissioner LoPiccolo inquired about Pump Station No. 9, which Bell explained had been 
operating with reduced capacity while repairs were underway. Bell reported that a replacement 
pump had arrived and was expected to improve available capacity once repairs were complete.  
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Mayor Harker clarified that the capacity discussion related only to the four parcels proposed for 
annexation and not to a larger future development concept. 

Commissioner Gillikin made a motion to schedule the public hearing on the voluntary annexation 
petitions associated with 374, 388, 404, and 550 Highway 101 for their October 12, 2026, regular 
meeting. 

The motion carried unanimously with a (5-0) vote. 

Mayor Harker, Town Manager Zapp, and the Board thanked Town Engineer Sam Bell for his 
service to the Town and community and wished him and his family well as he prepared to leave 
his position with the Town of Beaufort. 

New Business 

1. Crystal Coast Lady Dock Rebuild  

Public Works Director Mark Eakes requested direction from the Board regarding the railing design 
for the Crystal Coast Lady dock so staff could proceed with the remaining construction. Staff had 
previously planned to install the same two-rail design used along the commercial dock area, which 
meets applicable code requirements. Construction of the dock itself was underway, but railing 
materials had not been ordered while staff sought final direction from the Board. 

Commissioner Spiegler summarized concerns raised by Crystal Coast Lady operator George 
Aswad regarding the open spacing in a two-rail system on a dock that extends directly over the 
water. She supported adding another 1-2 horizontal railings so the openings would be no greater 
than approximately six to eight inches.  

Commissioner Cooper also supported an additional rail based on the dock’s proximity to the 
water.  

Commissioner LoPiccolo emphasized the importance of the Board acting collectively and 
following established processes when revisiting prior decisions. He expressed concern about 
individual Board members potentially redirecting staff after the Board had already taken action 
and stressed that any changes should come back before the full Board in a public meeting. He 
also asked whether any specific safety concerns had been identified with the previously approved 
dock railing design. Town Manager Zapp reviewed the history of the emergency repair and 
explained that the two-rail design met code, but staff had paused the railing work while additional 
feedback was gathered so the work could be completed correctly the first time. 

Eakes estimated that one additional horizontal railing would cost approximately $750 and would 
result in gaps of approximately seven inches between the rails. He advised that staff would verify 
the final spacing with the Building Inspector before proceeding.  

The Board also discussed the prior use of safety netting, potential entanglement concerns 
associated with the netting, and whether the vertical support posts should extend above the top 
rail to remain consistent with the existing commercial dock railing design. 

Commissioner Spiegler made a motion to add one additional horizontal railing at the Crystal Coast 
Lady dock so that the openings between rails would be approximately six to eight inches or less, 
with the vertical support posts raised in a manner similar to the existing commercial dock railing 
design, subject to staff verification of applicable code and safety requirements.  
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The motion carried unanimously with a (5-0) vote. 

2. Additional Entrance at the Commercial Docks (east end)  

Public Works Director Mark Eakes requested clarity regarding an additional opening in the 
recently installed railing near Perry Barrow's kiosk at the east end of the commercial docks. Town 
Manager Zapp explained that staff had coordinated with the commercial dock operators before 
the improvements were installed and had received concurrence with the original design. Following 
installation, Mr. Barrow requested that an additional entrance be restored based on how 
pedestrian traffic was functioning in the area. Staff advised that the railing could be reconfigured 
and the concrete modified to create an ADA-compliant entrance at least 48 inches wide with a 
code-compliant transition from the sidewalk to the dock. 

The Board discussed the requested opening, pedestrian circulation, safety, the cost of modifying 
recently completed work, and the precedent created when individual operators request changes 
to Town-owned facilities. Other commercial operators had also expressed concerns about 
pedestrian flow in the area. Eakes estimated approximately $500 in materials plus in-house labor 
to complete the modification.  

Commissioners Matthews and LoPiccolo expressed concern about making changes shortly after 
construction and emphasized the need to address dock improvements through a comprehensive 
capital planning process and a consistent policy for operator-requested modifications.  

Commissioners Spiegler and Gillikin emphasized that actual pedestrian patterns had differed from 
expectations and that an additional entrance could improve circulation and provide another means 
of access.  

Town Manager Zapp noted that keeping the existing passageway clear was the immediate safety 
priority and that Town and Docks staff were continuing to address broader consistency and 
operational issues, including dock boxes, tents, tables, and shared space. 

Commissioner Spiegler made a motion to add an additional entrance near Perry Barrow's kiosk 
at the commercial operators' dock in accordance with the specifications presented by staff and 
applicable Town requirements.  

The motion carried with a (3-2) vote with Commissioners Matthews and LoPiccolo opposed.  

3. Consideration of Windsail/Shading at Commercial Docks  

Town Manager Zapp and Public Works Director Mark Eakes presented the Board with a concept 
for providing shade at the commercial docks. They explained that shade had been provided in 
the previous dock configuration using wooden posts and shade material, but that the prior design 
could not simply be reinstalled under current code requirements. Public Works developed a 
removable post and bracket system that could attach to the existing railing. Zapp explained that 
the concept had been reviewed with engineering and inspections staff and was designed to meet 
applicable wind requirements while allowing the posts to be removed during severe weather or 
outside of the summer season. Although the immediate request involved the east end of the 
commercial dock area, staff noted that any approved system could eventually be expanded and 
standardized throughout the commercial docks area. 

The Board discussed the need for shade, visitor and employee comfort, consistency of 
appearance, applicable code and permitting requirements, and whether the project should be 
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incorporated into the Town's capital improvement and budgeting process before installation. It 
was noted that a CAMA permit may be required. Commissioners also discussed the work already 
underway through a small group of the Beaufort Waterfront Operations and Finance Committee 
to research shade, signage, and other standardized commercial dock improvements.  

Commissioner Spiegler supported allowing the BWOF committee to continue its research and 
return with recommendations, especially since it was towards the end of the summer season. 

Commissioner LoPiccolo emphasized that he was not opposed to shade but did not support 
committing funds or proceeding with installation without cost information and appropriate capital 
improvement budget planning.  

Commissioner Gillikin emphasized that the research should begin with the engineered concept 
developed by Public Works rather than starting over with a different design. 

No formal action was taken.  

The Board supported allowing BWOF to continue researching the item, including costs, permitting 
requirements, standardization, and capital planning considerations, using the Public Works 
engineered concept as a starting point.  

The item will return to the Board for a final decision after additional information is collected. 

Manager Report 

Town Manager Matt Zapp referred the Board to the written Manager Report and highlighted 
several current projects and community initiatives. He reported that the Campen Road widening 
project had been completed, thermoplastic striping had been installed, and the project finished 
under budget. Two digital speed feedback signs had also been ordered for the area. Zapp then 
provided an update on NCDOT’s Highway 101 and Live Oak Street Roundabout project. He 
reported that the next phase of construction began that day and would create traffic impacts 
through approximately mid-November. Then the following phase was expected from mid-
November through approximately late May 2027. Staff was coordinating with NCDOT and 
preparing social media, website, signage, news media, and direct-mail communications for 
residents and property owners likely to be affected by detours or increased traffic. 
 
Zapp thanked staff for the successful summer Rock the Docks concert series and the first Rock 
the Docks First Friday event, noting additional sponsorship revenue and recognizing the Public 
Works team for modifications to the mobile stage that created additional sponsorship 
opportunities. He also highlighted a new F3 Marina navigation video for boaters entering the 
Beaufort Town Docks, employee spotlights recognizing Police Lieutenants Halsey and Bedsole, 
Parks and Recreation Advisory Board applications being accepted through September 18, and 
the recent September 11 remembrance ceremony. Zapp recognized the popularity of the Mayor's 
Porch Talks and the Beaufort Minute video series and reported that the Town's communications 
efforts were reaching approximately one million people per month. Looking ahead, he noted 
continued work on the USDA infrastructure and paving work expected to continue through mid-
December, the Beaufort Waterfront Operations and Finance Committee, parks and recreation 
initiatives, and the Town's growing special event schedule. 
 
Zapp also recognized Town Engineer Sam Bell's service and noted that the Town was actively 
recruiting for the Engineer position and other vacancies. 
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Mayor/Commissioner Comments 

Commissioner LoPiccolo thanked Town staff for their work and recognized Town Engineer Sam 
Bell and recently retired Planning Director Kyle Garner, whom he noted as helpful during 
LoPiccolo’s previous tenure on the Planning Board, for their service. He also clarified his 
comments regarding the Town Docks, stating that he wants the marina to succeed but believes 
capital improvements should be identified and considered through the budget and capital 
improvement process rather than through individual, piecemeal decisions. He requested 
development of capital improvements and deferred maintenance and repair lists for the Town 
Docks so priorities and costs could be weighed together. He also suggested developing a formal 
policy for commercial operator requests involving modifications to Town-owned dock 
infrastructure. 
 
Commissioner Cooper had no additional comments at this time. 
 
Commissioner Gillikin recognized the recent passing of Sunny Newton, mother of former Mayor 
Rhett Newton, and Cheryl Young, and extended condolences to their families. 
 
Commissioner Spiegler thanked those who attended and participated in the meeting. 
 
Commissioner Matthews echoed Commissioner LoPiccolo's comments regarding the Town 
Docks and discussed the future role of the Beaufort Waterfront Operations and Finance 
Committee now that F3 Marina is established as the marina operator. He recognized the 
committee's work during the transition and suggested that the Town clarify the respective roles of 
BWOF, F3 Marina, the Town Manager, and the Board of Commissioners in future waterfront 
operations and decision-making. He noted that the committee had previously been expected to 
transition to a smaller group and encouraged a future agenda discussion regarding the most 
strategic and efficient structure moving forward. 

Mayor Harker thanked everyone in attendance and noted that the Beaufort Waterfront Operations 
and Finance Committee was established by the Mayor rather than through formal action of the 
Board of Commissioners. She recognized the committee's work and agreed that the time was 
approaching to discuss its transition or sunset, while noting that some work remained. Mayor 
Harker stated that she would have that conversation with the committee in the near future. She 
also noted that the North Carolina Mayors Association would be in Beaufort that week and 
thanked the Beaufort Garden Club for its continued beautification efforts throughout the 
community. 
 
The Board discussed their scheduled September 28, 2026, work session and the limited number 
of items anticipated for that agenda.  
 
Commissioner LoPiccolo made a motion to cancel the September 28, 2026, Work Session.  
 
The motion carried unanimously in a (5-0) vote.  
 
The Board's next regular meeting was confirmed for October 12, 2026. 
 

Closed Session 

1. Pursuant to N.C.G.S. §143-318.11 (a) (3) 
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Commissioner Cooper made a motion to enter into a closed session pursuant to N.C.G.S. §143-
318.11(a)(3) to consult with the Town Attorney regarding matters protected by the attorney-client 
privilege at approximately 9:04 PM. The motion carried unanimously with a (5-0) vote. 

Town Attorney Grady clarified that the motion should identify the specific legal case being 
discussed. 

Commissioner Cooper made a motion to amend his previous motion to enter into closed session 
pursuant to N.C.G.S. §143-318.11(a)(3) to consult with the Town Attorney regarding matters 
protected by the attorney-client privilege, including Laura Holland and Southgate Management 
versus the Town of Beaufort and Kyle McLaughlin.  

The motion carried unanimously with a (5-0) vote. 

The Mayor, Commissioners, Town Attorney, Town Manager, and Assistant Town Manager/Town 
Clerk entered into a closed session from approximately 9:04 to 9:38 PM. 

(Closed Session minutes are Sealed & Confidential under N.C.G.S. §143-318.10(e) until further 
notice.) 

Adjourn 

Following the conclusion of the closed session, Commissioner Spiegler made a motion to adjourn 
the meeting. The motion carried unanimously with a (5-0) vote and the meeting adjourned at 
approximately 9:38 PM. 

 

 

___________________________                             _________________________________      

Sharon E. Harker, Mayor                                      Jennifer L. Welborn, Deputy Town Clerk 

 

 

All exhibits, documents, presentations, and other materials admitted into the record during 
the quasi-judicial proceedings are attached hereto and incorporated by reference as part of 
the official record of the proceedings. 
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Case No: 26-22 Special Use Permit – 1323 Front Street Accessory Dwelling Unit             Page 1 of 2 

 

STAFF REPORT 
 

To: Mayor and Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: September 14, 2026 

Case No. 26-22 Special Use Permit – 1323 Front Street Accessory Dwelling Unit  

  

THE REQUEST:  Grant or deny the requested Special Use Permit (SUP) for an Accessory Dwelling 

Unit (ADU) at 1323 Front Street. 

INFORMATION:   

Location: 

Property Owner: 

Applicant: 

Zoning District:  

LUP Future Land Use: 

Flood Zone: 

Size: 

Existing Land Use: 

Proposed Land Use: 

Adjoining Uses/Zoning:  

 

 

Utilities: 

1323 Front Street (PIN 730507585728000) 

AER Commercial Properties LLC (Adolfo Rosales, Manager) 

Blue Green Construction (Bruce Brotzman, President) 

Residential Medium Density District (R-8) 

Traditional Neighborhood Residential 

AE8 Special Flood Hazard Area (on effective and preliminary FIRMs) 

0.21 acres/9,400 square feet 

Single-Family Residence under construction 

Single-Family Residence with Accessory Dwelling Unit (ADU) 

North: Single-Family Residential (R-8) and Alleyway  

West and East: Single-Family Residential (R-8)  

South: portion of lot south of Ann Street with docks (R-8) 

Water and wastewater provided by Town  

OPTIONS:   
1. Grant the special use permit as presented 

2. Grant the special use permit with conditions to bring the proposal into compliance with the Required 

Findings 

3. Deny the special use permit based on specific failures to meet requirements 

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

EXHIBITS:    

 Exhibit A – Staff Report 

 Exhibit B – Vicinity Map 

 Exhibit C – Zoning Map 

 Exhibit D – Application Package  

 Exhibit E – LDO Section 20 Special Use Permits (Especially Section 20.E.1 Required Findings) 

 Exhibit F – LDO Section 7.C Residential Medium Density District (R-8) 

 Exhibit G – Comprehensive and CAMA Land Use Plan Future Land Use Map & Classification 

 Exhibit H – Notification Certification 
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Case No: 26-22 Special Use Permit – 1323 Front Street Accessory Dwelling Unit             Page 2 of 2 

STAFF COMMENTS: 

 

BlueGreen Construction, agent for property owner AER Commercial Properties LLC, has applied for a 

Special Use Permit (SUP) to establish an Accessory Dwelling Unit (ADU) at 1323 Front Street. 

 

The contractor initially proposed a single-family home with ADU through submission of building permit 

application. Staff advised that a SUP is required to establish the ADU, defined in the LDO as, “Accessory 

Dwelling Units/Structures are commonly understood to be a separate additional living unit or structure, 

including kitchen, sleeping, and bathroom facilities, attached to or detached from the primary residential unit, 

on a single-family lot. They shall be subordinate in size, location, and appearance to the primary residential 

unit and may or may not have separate means of ingress or egress.” 

 

Rather than wait several months for SUP review and potential approval, staff recommended that the ADU 

could be removed from the building plans to proceed with construction of the single-family home while they 

seek a SUP for ADU. That anticipated area in the currently permitted plans is just a large room. If the SUP is 

granted, they would be able to modify the building permit to add that additional scope in that area within the 

structure.  

 

The location of this request within a residential zone requires review of compatibility with adjoining 

buildings. The application provides information in accordance with Section 20.E.3.  

 

The Technical Review Committee (TRC) received this item for review digitally and all responded with no 

comments or issues. 

 

The Planning Board reviewed this request during their August 17th meeting and recommended approval of 

the special use permit as presented. 
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Case 26-22 Special Use Permit Request - ADU at 1323 Front Street
Vicinity Map
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Case 26-22 Special Use Permit Request - ADU at 1323 Front Street
Zoning Map
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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 .
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Special Use Application 
Documentation and Support 
1323 Front Street 
Beaufort, NC  28516 
 

We are requesting approval of a Special Use Permit to allow an Accessory 
Dwelling Unit (ADU) as part of the new residential construction at 1323 
Front Street. The property is zoned R-8 Residential and is not located 
within the Beaufort Historic District. 

The property consists of a 9,400-square-foot vacant lot for which a valid 
building permit has already been issued for construction of a new 
single-family residence. This Special Use Permit request does not seek 
any modification to the approved building permit with respect to the building 
footprint, total square footage, height, setbacks, exterior appearance, or 
site layout. 

The only change addressed by this application is the proposed finish of the 
second floor above the detached garage to include a bedroom, full 
bathroom, and kitchenette. Because these improvements meet the Town's 
definition of an Accessory Dwelling Unit, approval of a Special Use Permit 
is required. 

The approved plans include a 1,877-square-foot, 2½-story primary 
residence together with an 887-square-foot, two-story, three-car 
garage. The garage is connected to the residence by an enclosed elevated 
skywalk. 

All construction authorized under the existing building permit complies with 
the applicable building code and zoning requirements. Approval of this 
request would change the residence from five bedrooms and 
six-and-one-half bathrooms to six bedrooms and seven-and-one-half 
bathrooms, with the addition of a kitchenette within the second-floor living 
area above the garage. No other aspects of the approved plans would 
change. 

22

1.



The proposed living space above the garage will remain physically 
connected to the primary residence through the enclosed skywalk, which 
provides direct access from the main living area as well as 
weather-protected access to the garage. The space is intended to function 
as part of the overall residence and will not be separated from the principal 
dwelling. 

Access to the garage and the second-floor living area is provided by an 
existing alley extending from Gerald Street, allowing direct access for 
residents and emergency services if needed. 

Architecturally, the garage and accessory living space are designed to 
match the principal residence in materials, rooflines, and exterior detailing. 
The accessory structure is fully integrated into the overall design of the 
home and represents approximately 42 percent of the square footage of 
the principal residence. 

In summary, this application requests approval only for the addition of an 
Accessory Dwelling Unit within a residential project that has otherwise been 
approved. The proposal does not alter the approved site plan, building 
footprint, setbacks, height, exterior design, or overall character of the 
development. We respectfully request approval of this Special Use Permit. 
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Land Development Ordinance for the Town of Beaufort

184 
 

SECTION 20  Special Use Permits 

A) General.  
Special uses are practices which are not permitted by right in any zoning district in the Town  but 
may only be granted after due consideration by the BOC. The consideration of a special use 
application is a quasi-judicial function to be conducted in accordance with the procedure set forth 
in Section 32, Quasi-Judicial Procedure. Special use permits may only be granted by the BOC 
following a recommendation by the Planning Board and the completion of the quasi-judicial review 
process by the BOC as outlined in Section 32.  

A Special Use Permit is a permit issued to authorize development or land uses in a particular zoning 
district upon presentation of competent, material, and substantial evidence establishing compliance 
with one or more general standards requiring that judgment and discretion be exercised as well as 
compliance with specific standards. 

B) Special Use Permit Application Procedures. 
1) A written application for a special use 

Planning and Inspections Department in accordance with the requirements of Section 1 and 
Section 31 of this Ordinance and all applicable administrative regulations. The application shall 
include: 

a) A proposed use site plan which contains information documented in Section 18(C) of this 
Ordinance and the specific information below: 

i) A vicinity map and survey of the parcel which shall include the zoning and use of 
all adjacent properties; 

ii) A legend identifying all symbols on the map; 

iii) A North arrow and a scale; 

iv) A preliminary design of the proposed use which shows all existing and proposed 
structures, parking layouts, driveways, buffering, landscaping, points of ingress 
and egress, easements, minimum building lines, and street rights-of-way; 

v) A site data block of features which includes the proposed use(s), square footage of 
the proposed and existing structure(s), site zoning, total acreage, number of lots, 
minimum lot size, and average lot size; 

vi) The map book, page number, and deed book information; 

vii) A note stating whether any portion of the property is included in any adopted Town 
plan; and, 

viii) Any other related information requested by Town staff, the Planning Board, or the 
BOC. 

ix) All required environmental permit improvements needed for the property. 

b) The special use permit sought; and, 

c) Information supporting the existence of the required findings, and providing such plans or 
other relevant data as may be required by the Town. 
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Land Development Ordinance for the Town of Beaufort

185 
 

2) Whenever an application is submitted for a special use permit in a residential zone, the 
applicant shall also include: 

a) A narrative which illustrates the appropriateness of the proposed use in a residential zone. 
This narrative shall also describe all the architectural design features which make the 
proposed use and associated building compatible with the urban character of the residential 
neighborhood; 

b) The submitted site plan shall also include all street front architectural elevation drawings 
to ensure the compatibility of the building(s) with the surrounding residential structures; 
and, 

c) Additionally, the BOC and Town staff may require a professional rendering or any other 
graphic illustration of the proposed structure. 

3) The application shall be reviewed by Town staff and submitted with comments and 
recommendation to the Planning Board for review. The Planning Board shall review the  
application for a special use permit and make a recommendation as to whether is should be 
approved or denied. After the Planning Board makes its recommendation, the application shall 
be forwarded to the BOC for consideration. 

C) Quasi-Judicial Proceeding Notification Requirements. 
The Planning Board will review and make recommendations regarding all applications for a special 
use permit. The BOC shall schedule a quasi-judicial proceeding for the application and BOC 
consideration after reasonable opportunity for staff and Planning Board review. In considering the 
application, the BOC shall follow the procedures set forth in Section 32, Quasi-Judicial Procedure. 

D) Procedures on Special Use Applications. 
In considering whether to approve an application for a special use permit, the BOC shall proceed 
as follows: 

1) The BOC shall conduct an evidentiary hearing in accordance with the provisions of Section 
32, Quasi-Judicial Procedure, herein. And consider relevant information regarding whether the 
required findings under Section 20(E) exist and whether the special use is appropriate in the 
proposed location.  

2) The BOC shall consider whether the application complies with each individual required finding 
specified in Section 20(E). The BOC need not make the required findings at the time of the 
hearing and may vote to table the matter and request information if needed. If the special use 
permit application is approved, the BOC motion shall contain language showing all the 
required findings under Section 20(E) have been met, and in the absence of specific findings, 
it shall be conclusively presumed the application complies with all the findings in Section 
20(E). 

3) The BOC shall render a decision within a reasonable period of time not to exceed ninety days 
after holding the evidentiary hearing for the proposed special use application. The BOC need 
not issue a decision at the time of the hearing if additional information is needed and may table 
the matter until a later date. 

4) If the application is found not to be in compliance with one or more of the required findings of 
Section 20(E) or any other applicable section of this Ordinance, the application shall be denied. 
Such motion shall specify the particular findings the application fails to meet.  
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Land Development Ordinance for the Town of Beaufort
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5) Notwithstanding the specific requirements of this Ordinance, the BOC may impose additional 
conditions and reasonable requirements upon the requested special use permit in order to 
ensure the use is consistent with the required findings as specified under Section 20(E). 

6) The BOC shall render its decision on the special use permit application, in writing, in 
accordance with the provisions of Section 32 herein. 

E) Required Findings. 
1) In addition to any other findings or requirements as specified by any other section of this 

Ordinance, before any application for a special use may be granted or denied, the BOC shall 
make each of the following findings: 

a) The proposed use is an allowable special use in the zoning district it is being located within; 

b) The application is complete; 

c) Comprehensive 
and CAMA Land Use Plan and other comprehensive planning elements; 

d) Streets, driveways, parking lots, traffic control, and any other traffic circulation features 
shall be designed and provided in accordance with current traffic engineering standards 
and Town regulations and found to be adequate for the proposed special use; 

e) The proposed special use will not substantially injure the value of adjoining or abutting 
properties; 

f) The proposed special use will be compatible and in harmony with adjoining land uses and 
the development patterns of the immediate area; and, 

g) The proposed use will not materially endanger the public health or safety of the community 
if located where proposed and developed according to the submitted and approved plan. 

2) The BOC shall make its findings based on "competent, material and substantial evidence" as 
described in N.C. Gen. Stat. §160D-406 in accordance with the procedures set forth in Section 
32 herein. 

3) Compatibility Standards for Special Uses in Residential Zones:  
In deciding whether the architectural elements of the proposed special use in a residential zone 
will be compatible with the adjoining buildings, the BOC shall review said proposal in 
reference to the following architectural elements: 

a) Size (footprint); 

b) Height; 

c) Proportion and scale; 

d) Roof shape(s); 

e) Setbacks; 

f) Location, size, and number of openings (doors and windows); 

g) Materials; 

h) Color; and, 

i) Texture. 
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o) Management of the Recreational Vehicle Park. 

i) It shall be unlawful for a person to park or store a manufactured home in a 
recreational vehicle park for longer than seven days.  However, one manufactured 
home may be allowed within an RV park to be used as an office and/or residence of 
the persons responsible for the operation and maintenance of the park. 

ii) It shall be the duty of the operator of an RV park to keep an accurate ledger containing 
a record of all occupants of the RV park.  The operator shall keep the ledger available 
at all times for inspection by law enforcement officials, public health officials, and 
other officials whose duties necessitate acquisition of the information contained in 
the ledger. 

iii) The ledger shall contain the following information: 
 Name and permanent address of the occupants of each space; 
 Dates entering and exiting the park; and, 
 The vehicle license plate number with the state of issuance for the license plate, 
make, and type of vehicle for each car, truck, camping vehicle, etc. staying within 
the RV park. 

C) R-8 Residential Medium Density District. 
This residential zoning district is established as a medium density zoning district in which the 
principle use of the land is for single-family dwelling units. The regulations of this zoning district 
are intended to provide areas of the community for those persons desiring residences in relatively 
medium density areas. No buildings, houses, or structures, excepting noncommercial docks or piers 
as specified in Section 2(H) of this Ordinance, will be erected on the south side of Front Street in 
this 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 R-8 district shall be a minimum of eight thousand square feet (8,000 ft2).

2) Minimum Lot Width. 
All lots in the R-
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.   
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      Table 7-9 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation 
R-8 25 feet 25 feet 8 feet 35 feet

        Table 7-10 Corner Lot Requirements 

District 
Designated Front 

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way) 

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation

R-8 25 feet 20 feet 25 feet 8 feet 35 feet

 Table 7-11 Double Frontage Lot Requirements 

District 
Designated Front 

(Right-of-Way)  
Setback 

Designated Rear 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation

R-8 25 feet 15 feet 8 feet 35 feet

Where a lot extends across Front Street, the above setbacks shall apply to the portion of the lot 
north of Front Street. The docks or piers permitted on the south side of Front Street will be 
subject to an eight feet (8') side setback, or any more restrictive setback required by CAMA or 
the regulations promulgated thereunder.    

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. 
Antenna Co-Location on Existing 

Tower 
Athletic Field, Public 
Carport 
Community Garden 
Dock 
Dwelling, Single-Family 
Family Care Homes 
Garage, Private Detached 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Group Home 
Home Occupation 

Neighborhood Recreation Center, 
Indoor/Outdoor, Private 

Neighborhood Recreation Center, 
Public 

Park, Public 
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). 
Accessory Dwelling Unit 
Athletic Field, Private 
Bed & Breakfast 
Cemetery/Graveyard 
Club, Lodge, or Hall 
Concealed (Stealth) Antennae & Towers 
Day Care/Child Care Home 
Golf Course, Privately-Owned 
Golf Driving Range 

Marina 
Outdoor Amphitheater, Public
Preschool  

Public Safety Station 
Religious Institution 
Satellite Dish Antenna 
School, Post-Secondary 
Utility Facility 
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residential uses scattered throughout, including duplexes, accessory dwellings, 

These neighborhoods are walkable with 
structures situated close to each other. 

smaller and closely packed with resi

dwelling units per acre, although some 
areas may approach 7 dwelling units per 

prioritizes people and accommodates 

side or around back, with homes pulled 
up close enough to the street to allow 
neighbors to engage with people on the 
sidewalk.

prioritize pedestrians, with sidewalks on 

speed limits allow bicycles to share the 

High
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rear, street trees, narrow streets, etc.) and bring those design elements to other 
neighborhoods.

Examples of the traditional neighborhood development style.
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CASE 26-22 SPECIAL USE PERMIT
SUP Request for an Accessory Dwelling Unit (ADU)

at 1323 Front Street
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CASE 26-22 SUP FOR 
ADU AT 1323 FRONT ST

Location:
Property Owner:

Applicant:
Zoning District: 

LUP Future Land Use:
Flood Zone:

Size:
Existing Land Use:

Proposed Land Use:
Adjoining Uses/Zoning: 

Utilities:

1323 Front Street (PIN 730507585728000)
AER Commercial Properties LLC (Adolfo Rosales, Manager)
Blue Green Construction (Bruce Brotzman, President)
Residential Medium Density District (R-8)
Traditional Neighborhood Residential
AE8 Special Flood Hazard Area (on effective & preliminary FIRMs)
0.21 acres/9,400 square feet
Single-Family Residence under construction
Single-Family Residence with Accessory Dwelling Unit (ADU)
North: Single-Family Residential (R-8) and Alleyway 
West and East: Single-Family Residential (R-8) 
South: portion of lot south of Ann Street with docks (R-8)
Water and wastewater provided by Town 
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CASE 26-22 SUP FOR 
ADU AT 1323 FRONT ST
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CASE 26-22 SUP FOR ADU AT 
1323 FRONT ST

Comprehensive & CAMA Land Use Plan

 Traditional Neighborhood Residential future 
land use classification notes:
 “These neighborhoods are walkable with 

structures situated close to each other. The 
residential areas exemplify the character 
found in the historic district and closer to 
downtown. 

 “Typical Uses: Primarily single family 
detached residential, with a mix of other 
highly compatible residential uses 
scattered throughout, including duplexes, 
accessory dwellings, garage apartments, 
and occasionally even larger homes that 
have been converted to discrete multi-family 
structures or even small bed-n-breakfast 
businesses.”
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CASE 26-22 SUP FOR 
ADU AT 1323 FRONT ST
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CASE 26-22 SUP FOR ADU AT 1323 FRONT ST

The Planning Board reviewed this request during their August 17th meeting and 
recommended approval of the special use permit as presented.
Evidentiary hearing notice letters were sent and sign posted 17 days in advance of 
tonight’s meeting.
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CASE 26-22 SUP FOR 
ADU AT 1323 FRONT ST

Section 20 requires that for a 
SUP to be approved, all LDO 
standards must be met as well 
as the Required Findings. 
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CASE 26-22 SUP FOR ADU AT 1323 FRONT ST

Options:
1. Grant the special use permit as presented

A. Make required findings Section 20.E.1.a through g and 20.E.3 compatibility standards
B. Approve the special use permit

2. Grant the special use permit with conditions to bring the proposal into compliance with the Required Findings
A. Make required findings Section 20.E.1.a through g and 20.E.3 compatibility standards
B. Identify conditions
C. Approve the special use permit

3. Deny the special use permit based on specific failures to meet requirements
A. Identify required findings not met
B. Deny the special use permit

4. Table the decision pending additional information necessary 
A. Identify additional information needed
B. Recess the evidentiary hearing until next meeting48
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA 
CATEGORY: 

Items of Consent 

SUBJECT: SUP Order: Case #26-22 Special Use Permit– 

1323 Front Street ADU 

BRIEF SUMMARY: 

At the Board’s September 14, 2026, Regular Meeting, an evidentiary hearing was 
conducted, and a Special Use Permit was granted to establish an Accessory 
Dwelling Unit (ADU) at 1323 Front Street. The Board will need to review the order 
and agree to it before it is signed. 

 

REQUESTED ACTION: 

Approval of the proposed SUP order. 

 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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TOWN OF BEAUFORT 

ORDER APPROVING A SPECIAL USE PERMIT 
 

The Board of Commissioners for the Town of Beaufort, having held an evidentiary hearing on 

September 14, 2026, to consider Case # 26-22, a request from BlueGreen Construction, agent for 

property owner AER Commercial Properties LLC, for a Special Use Permit (SUP) to establish an 

Accessory Dwelling Unit (ADU) at 1323 Front Street, and having heard all of the evidence and 

arguments presented at the hearing, makes the following FINDINGS OF FACT and draws the 

following CONCLUSIONS: 

In accordance with Section 20 of the Town’s Land Development Ordinance, the Board FINDS as follows: 

a) The proposed use is an allowable special use in the zoning district it is being located within; b) The 

application is complete; c) the location and character of the use will be in conformity with the Town’s 

Comprehensive and CAMA Land Use Plan and other comprehensive planning elements; d) Streets, 

driveways, parking lots, traffic control, and any other traffic circulation features shall be designed and 

provided in accordance with current traffic engineering standards and Town regulations and found to be 

adequate for the proposed special use; e) The proposed special use will not substantially injure the value of 

adjoining or abutting properties; f) The proposed special use will be compatible and in harmony with 

adjoining land uses and the development patterns of the immediate area; and, g) The proposed use will not 

materially endanger the public health or safety of the community if located where proposed and developed 

according to the submitted and approved plan. 

Therefore, on the basis of all the foregoing, IT IS ORDERED that the application for a SPECIAL USE 

PERMIT be APPROVED TO ALLOW ESTABLISHMENT OF AN ACCESSORY DWELLING 

UNIT AT 1323 FRONT STREET. 

 

 

Ordered this ____ day of ______, 2026. 

 

__________________________________ 

Sharon E. Harker, Mayor                                                         

_____________________________________ 

Elizabeth Lewis, 

Clerk to the Board 

50

2.



 

 

 

 

 

 

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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM – Monday, October 12, 2026  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 

 

 

AGENDA CATEGORY:               Items of Consent 

SUBJECT: Board of Commissioners 2027 Meeting Schedule  

 
 

REQUESTED ACTION: 

Approval of the proposed 2027 Board of Commissioners meeting schedule, including 
Regular Meetings, Work Sessions, and the annual Board Retreat. 

 

SUBMITTED BY: 

Elizabeth Lewis, Assistant Town Manager/Town Clerk  
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TOWN OF BEAUFORT 
BOARD OF 

COMMISSIONERS              
2027 MEETING DATES 

Regular Meeting 
2nd Monday, unless otherwise 

noted 

January 11, 2027 

February 8, 2027 

March 8, 2027 

April 12, 2027 

May 10, 2027 

June 14, 2027 

July 12, 2027 

August 9, 2027 

September 13, 2027 

October 11, 2027 

November 8, 2027 

December 13, 2027

Time: 6:00 pm 

Work Session 
4th Monday, unless otherwise 

noted 

January 25, 2027 

February 22, 2027 

March 22, 2027 

April 26, 2027 

May 24, 2027 

June 28, 2027 

July 26, 2027 

August 23, 2027 

September 27, 2027 

October 25, 2027 

November 22, 2027 

*December 20, 2027

Time: 4:00 pm 

Location: Beaufort Train Depot- 614 Broad Street, Beaufort, NC 28516

*Moved due to holiday schedule

Board of Commissioners Annual Retreat: January 28-29, 2027
Carteret Community College Hospitality & Culinary Arts Center

     3915 US-70, Morehead City, NC 28557 

www.beaufortnc.org
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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 

Board of Commissioners 

Regular Meeting  

      6:00 PM - Monday, October 12, 2026 
614 Broad Street, Beaufort NC 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Rolling on Middle 2026 

 

 
 

BACKGROUND:   

Becky Davis, owner of the periwinkle, has submitted a Special Event Permit application to host their 
annual Rolling on Middle event on Sunday, November 8, 2026. The request includes the closure of 
Middle Lane from 2-5 PM, an alcohol waiver along Middle Lane for the duration of the event, and 
additional police staffing for the road closure. 
  

 Closure of Middle Lane for the duration of the event 

 An alcohol waiver on Middle Lane for the duration of the event 

 Additional PD staffing at the for-hire rate  
 
The applicant has communicated with other business owners along Middle Lane and plans to 
provide additional notification prior to the event. It was also noted that many businesses along 
Middle Lane are closed on Sundays.  
 
This request has been reviewed and approved by Town staff. No major issues/concerns have been 
identified. 
 
 
 
REQUESTED ACTION:    Approval as presented. 

 

SUBMITTED BY:      Jennifer Welborn, Community Engagement Director 
                                   Becky Davis, Owner of the periwinkle  
 

BUDGET AMENDMENT REQUIRED:  

No 
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Please return completed application form with permit fee and paperwork to: 

Town of Beaufort 
701 Front Street 

P.O. Box 390 
Beaufort, NC 28516 

Phone: (252) 728-2141 ext. 241 Email:  

Event Name: __ROLLING ON MIDDLE

 Location of Event Site: ____middle lane stretch from 110 middle to 127 middle lane ________ (If more

than one site is being requested please be specific and list each one individually below) __________repeat

event / bried road closure on middle lane for a skateboarding and bike event on middle lane out front of

the periwinkle. _____________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

Run by: _______the periwinkle

__ Applicant (Organizer) Name: _____beckie davis_____ Contact # _

____ Day of Event Contact #: ___same____________ Email: _

____ Type of Event: 
o
o 
o
o Festival

Parade
5K Race
10K Race

Applications submitted late or incomplete may not receive approval and may not be issued a permit. 

Permit Number:

Date Application Received: 

EVENT BASICS 

APPLICATION FOR SPECIAL EVENT PERMIT 
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Site Plan Attached 

o
o

Yes
No
(If you need help, please set up a meeting with the Town of Beaufort’s Events Coordinator)

Name of Organization: ____the periwinkle_______________________________________ Primary

Contact Person: _____beckie davis_________________________________________ Mailing Address:

_______110 middle lane______________________________

 Email: 

 Daytime Phone #: __________ Cell Phone #: _____________________________

Alternate Contact Person: ______________________________ Phone #: _________________________ Is

your group a non-profit organization? ____no ___ If yes, please provide documentation with your

application. 

o
o

Music Event
Other __youth skate event________

Actual Event Date(s): ___Sunday November 8_ Time of Event: ___2-5pm                                ___________
Set-Up Date: _______same________________ Start Time: ________2pm__________

 Tear Down Date: _____same________________ End Time: _______5pm____________
Estimated Attendance: _____20-100ppl______________ Admission Fees:
______free______________ Event Description: _______
_Finch’s Skate Shop Pop Up 
Skateboard Decks, Gear and Apparel Stalls with Backlog Revival
Tech Deck Comp with Judges and Prizes 3pm
OPEN SKATE on middle lane

_____event designed to bring _skating to kids in Beaufort, second year event_____
_____________________________________________________________________________________ 

SITE PLAN 

ORGANIZER/APPLICANT INFORMATION 
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A detailed site plan must be included with your event application. The following, should they be
relevant, must be included in your Site Plan. 

-
-
-
-
-

Location of all tents and temporary structures
Location of requested barricades and road closures
Emergency exits
Fire extinguishers, propane storage
Location of command post, medical & first aid station, emergency vehicle access points and
all exits and entrances (both emergency and for the public)
Fencing, staging, bleachers, stages, inflatables, etc.
Food/refreshment tent vendors, refreshment tents
Food Trucks
Location of Restrooms
5K/10K race routes

-
-
-
-
-

Please mark all that apply: 

o
o
o
o
o
o
o
o
o

East Parking Lot
West Parking Lot
Craven Street Parking
Middle Lane
John Newton Park
Lynn Eury Park
Grayden Paul Park
Topsail Marine Park
Other Please list: ____________________________________

Specific Requirements: (Extra trash cans/recycling/electrical etc.) Please be specific and include each item on the
Site Plan for the desired location. Please note extra charges may apply in accordance to the fee schedule.
(Trash/Recycling Carts: $10 each, Electricity: $50) 

_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________ 

If the Site Plan is not submitted with the event application, the deadline is 45 days before the event, otherwise a
permit will not be issued. 

PARKS & PARKING LOTS REQUESTED 
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Route Map Attached: ________ YES ________ NO (Please note a route map is required)

Designated Emergency personal/liaison (onsite): _______________________________________

Cell #: ______________________________ Other Contact: ______________________________ 

Please list off-site Parking Location for Vendors & Event Staff: A letter of permission is required for the use of
private property per the event procedures. Please include this with your event application. 

_____________________________________________________________________________________________ 

Parade Assembly Area: ___________________________

Parade Dismissal Area: ___________________________

Parade Start Time: ______________________________ 

Time: ______________________________

Time: ______________________________ 

Parking lots required for Event set-up: (Please mark on the site map if applicable) (Please note charges may apply.
The rate is $18 per day per space in the East & West parking lots and $9 per on street parking space per day for
special event closure during Pay-To-Park season). 

Please list all parking lots and spaces you are requesting. Spaces are numbered so please be specific. Also please
note that parking space closures MUST be approved by the Board of Commissioners. Event organizers are not
permitted to acquire additional spaces without Town permission prior to an event. 

Bicycle Parking: Yes___x____ No _________ 

Additional Handicap Parking: Yes ________ No __________ Location: ____________________________________
Event Parking: (Please outline your plan for day of parking for event attendees. Please include parking lot locations
and the name/contact information for any shuttle/trolley service):
_____________________________________________________________________________________________
_____________________________________________________________________________________________

PARKING/PARKING LOTS 

EMERGENCY MANAGEMENT 

PARADE/WALK INFORMATION 
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How will your event staff react to severe weather? _______________________if rain or severe weather event
cancelled______________________________________________________________________
_____________________________________________________________________________________________ 

How will you alert visitors to the event to evacuate the site? (If multiple sites are being requested, a plan must be
submitted for each location)
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________ 

RISK ASSESSMENT 

It is important for Event Organizers to identify risks and hazards associated with their event and know how to
prevent these risks. Please identify possible risks for your event and list below (weather, food, fire, etc.) Please
provide details.
_____________________________________________________________________________________________
_____________________________________________________________________________________________
_____________________________________________________________________________________________ 

What training will you provide to your volunteers/staff/participants regarding emergencies?
_____________________________________________________________________________________________
_____________________________________________________________________________________________ 

Will there be food served at your event? ________YES ____x____NO 

If yes, please provide a detailed list of all food vendors. 

If yes, have you contacted the Carteret County Health Department to set up inspections? _________YES __x____NO

All food vendors must have proper licensing, inspections, etc. 

Will you have tents at your event? ______YES ___x____NO 

Please list the tent sizes: _________________________________________________________________________ If
your event includes tents, you must make arrangements with the Beaufort Fire Department for a tent permit. There
is a $50 fee. Please contact (252) 728-4325 to make arrangements. The Tent Permit Application and a list of
requirements are available online at www.beaufortnc.org. 

TENTS 

FOOD 
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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 

Board of Commissioners 

Regular Meeting  

      6:00 PM - Monday, October 12, 2026 
614 Broad Street, Beaufort NC 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Wobble Down Front 2026 

 

 
 

BACKGROUND:   

Beaufort Elementary PTO has submitted a Special Event Permit application to host their annual 
Wobble Down Front 5K and 1 mile run/walk event on Thanksgiving morning, Thursday, November 
26, 2026. The request includes set up beginning at 6:30 AM in John Newtown Park, an 8:00 AM 
event start time, a 10:30 AM tear down, additional police staffing, and a small road closure at the 
intersection of Craven and Front Streets for the duration of the event.  
 
Town staff met with event organizers on September 28, 2026, to discuss and plan public safety 
measures. Due to the growth of this event over the years, and with an estimated 200-300 
participants and viewers, event organizers agreed to hire additional police officer staff for this year. 
This application has been reviewed and approved by Town staff.  
  

 Use of John Newton Park  

 Craven/Front Street intersection area closure/barricades for the duration of the event 

 2 trash receptacles to be placed in John Newton Park 

 Electricity in John Newton Park 

 2 police officers at the for-hire rate for 3 hours each, upon PD discretion   

 Amplified sound 

 This event will not include any food trucks this year 
 
 
REQUESTED ACTION:    Approval as presented. 

 

SUBMITTED BY:      Jennifer Welborn, Community Engagement Director 
                                   Brooke Cash, Beaufort Elementary PTO 
 

BUDGET AMENDMENT REQUIRED:  

No 
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Crystal Coast Run/Walk for Autism 5K Course Map
John Newton Park, 500 Front Street
Beaufort, NC 28516

1.	 Public Restrooms in front of the Dock House, 
next to John Newton Park.

2.	 Public Restrooms on the corner of Front & 
Turner St, next to the starting line

3.	 Public Restrooms at the Harborside Park NC 
Maritime Museum, a block up from the starting 
line, two blocks up from John Newton Park 1.

#3

#2
#1

2. 3.

MILE MILE

MILE
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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 

Board of Commissioners Regular Meeting 

      6:00 PM - Monday, October 12, 2026 
614 Broad Street, Beaufort NC 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Pirate Invasion 2026 

 

BACKGROUND:   
Beaufort Pirate Invasion has submitted a Special Event Permit application to host their annual Pirate 
Invasion event on Friday, November 13, 2026. This year, a majority of the event will be held at 
Gallants Channel, but a portion (Parlay in the Park) will still be hosted in downtown Beaufort.  
 
November 13, 2026 (Friday)  

 Use of Lynn Eury and Grayden Paul Parks from 4 – 5 PM, event at 4:30 PM 

 The pirates will be boating up Taylor’s Creek from Gallants Channel to Grayden Paul Park, 

where they will perform their drama 

 Dinghy docks closed to the public for Pirate boat staging 

 Staff will lower or relocate the police and fire boats 

 There will be several cannon firings and amplified sound during this event 

 On-duty Police staff to block off parking spaces in front of Lynn Eury and Grayden Paul 

Parks for additional space, but no official street closure needed 

 This event will not include any food trucks, vendors, or encampments as in years past 
 

November 14-15, 2026 (Saturday & Sunday) 

 Various events at Gallant’s Channel  

 Town staff, PD, and Fire are aware that there will be increased traffic in this area 

 
Town staff met with event organizers on September 14, 2026, to discuss and plan this event. This 
application has been reviewed and approved by Town staff. No major issues/concerns have been 
identified. 

 
REQUESTED ACTION:    Approval as presented. 
 

SUBMITTED BY:      Jennifer Welborn, Community Engagement Director 
                                  Captain Carl Cannon, Organizer, Beaufort Pirate Invasion 

BUDGET AMENDMENT REQUIRED: No 
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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 

Board of Commissioners 

Regular Meeting  

      6:00 PM - Monday, October 12, 2026 
614 Broad Street, Beaufort NC 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Race to the North Pole 2026 

 

 
 

BACKGROUND:   

The Holland Shepherd Group has submitted a Special Event Permit application to host their annual 
Race to the North Pole fundraising event on Saturday, December 12, 2026 in the Western Parking 
Lot in Downtown Beaufort. The request includes: 
  

 Closure of the West Parking Lot from 7:00 AM – 1:00 PM 

 Event from 10:00 – 11:00 AM  

 No food, vendors, alcohol, tents, trash cans, electricity, or any other town needs 

 Police Department to utilize on-duty police officers for this event 
 
This longstanding event anticipates an estimated attendance of 100-150 people. The proposed 
event is from 10:00 – 11:00 AM with setup beginning at 7:00 AM and breakdown ending by 1:00 
PM. During the event, local celebrities race tricycles in the parking lot and the community donates 
bicycles on behalf of the participants.  
 
This application has been reviewed and approved by Town staff. No major issues/concerns have 
been identified. 
 
 
REQUESTED ACTION:    Approval as presented. 

 

SUBMITTED BY:      Jennifer Welborn, Community Engagement Director 
                                   Beth Holland, The Holland Shepard Group 
 

BUDGET AMENDMENT REQUIRED:  

No 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA 
CATEGORY: 

Items of Consent 

SUBJECT: Authorization to Terminate Debris Agreement: Garner 
Debris Disposal Site 

BRIEF SUMMARY: 

The Town currently utilizes a privately owned site located at 2134 Live Oak Street for 
the disposal of yard debris and related materials. 

Staff has reviewed the Town’s continued use of the site and identified ongoing 
concerns related to site access and maintenance, disposal costs, and regulatory 
documentation. Based on these concerns, staff believes it is in the Town’s best 
interest to discontinue use of the site and transition to an alternative location for yard 
debris disposal. 

Staff has identified an alternative disposal option that can accommodate the Town’s 
operational needs. 

 

REQUESTED ACTION: 

Authorize Town staff to terminate the Town’s agreement with Dee Garner for use of 
the daily debris disposal site located at 2134 Live Oak Street and take the necessary 
steps to transition yard debris disposal operations to an alternative site. 

 

 

SUBMITTED BY: 

Mark Eakes, Public Works Director  

 

BUDGET AMENDMENT REQUIRED: N/A 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA 
CATEGORY: 

Items of Consent 

SUBJECT: Daily and Disaster Debris Disposal Site Agreements – 
Adam Willis 

 

BRIEF SUMMARY: 

Town staff has evaluated options for the disposal of daily yard debris and for 
maintaining an approved disaster debris disposal site. Staff recommends entering 
into agreements with Adam Willis for use of his property located at 300 Old Bridge 
Road, Newport, for both purposes. 

The property is registered with the North Carolina Department of Environmental 
Quality (NCDEQ) as a daily debris site under Site No. YWN-16-011 and as a disaster 
debris site under Site No. DS-16-056. 

Under the proposed Daily Debris Site Disposal Agreement, the Town would pay a 
monthly site fee of $2,083.33 for unlimited use of the site for permitted materials. The 
property owner would be responsible for maintaining the roadway and access to the 
site, maintaining required regulatory paperwork and approvals, and providing 
monthly load counts for Town tracking purposes. No additional fees would be 
charged unless specifically agreed to in writing by the Town. 

The proposed Disaster Debris Site Disposal Agreement would provide the Town with 
access to the same property following a named storm event. The site would be 
available 24 hours a day following a storm event, with disposal costs based on the 
applicable FEMA rates for the specific storm event. 

Both agreements are proposed to begin November 1, 2026, and continue through 
June 30, 2027, with automatic annual renewal thereafter unless notice is provided in 
accordance with the agreements. Either party may terminate the agreements by 
providing 30 days' written notice. 

Staff believes utilizing the Willis property will provide the Town with a dependable 
and properly registered location for both routine debris disposal and disaster debris 
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operations while establishing clear responsibilities for site access, maintenance, 
regulatory compliance, and recordkeeping. 

The proposed agreements have been reviewed by the Town Attorney. 

 

REQUESTED ACTION: 

Authorize Town staff to execute the Daily Debris Site Disposal Agreement and 
Disaster Debris Site Disposal Agreement with Adam Willis for use of the property 
located at 300 Old Bridge Road, Newport. 

 

 

SUBMITTED BY: 

Mark Eakes, Public Works Director  

 

BUDGET AMENDMENT REQUIRED: N/A 
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Daily Debris Site Disposal Agreement  

Adam Willis  

2103 NC Highway 101  

Beaufort NC 28516 

 

This Agreement is between the Town of Beaufort and Adam Willis for the use of the property 

located at: 300 Old Bridge Road, Newport NC 28570. This is a daily debris site registered with 

NCDEQ and assigned the number YWN-16-011.  

The Owner agrees to provide the Town access to the above property for use as a daily debris 

disposal site under the following terms and conditions: 

1. SITE USE 

 Owner agrees to allow the Town of Beaufort to use the property as a daily debris disposal 

site. 

 The site shall be used only for materials permitted by applicable federal, state, and local 

requirements. 

 Town vehicles, equipment, employees, and authorized contractors may access the site for 

debris disposal operations. 

2. HOURS OF ACCESS 

 Owner shall make the site available to the Town: 

o Monday through Friday 

o 7:00 a.m. – 5:00 p.m. 

 The site shall be open and accessible during these hours. 

 Owner shall not lock, block, or otherwise restrict access during the agreed-upon operating 

hours. 

 Any changes to normal access shall be communicated to the Town as soon as possible. 

3. ROADWAY AND ACCESS MAINTENANCE – OWNER RESPONSIBILITY 

 Owner is responsible for maintaining the roadway and access areas to the debris site. 

 The roadway shall be maintained in a condition that allows Town vehicles and equipment 

to safely: 

 Owner shall make reasonable repairs or improvements necessary to maintain access. 

 If the roadway becomes temporarily impassable due to weather or other conditions, 

Owner shall notify the Town immediately. 

 The Town may suspend use of the site if safe vehicle access is not reasonably available. 
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4. SITE AVAILABILITY 

 Owner agrees to keep the site available to the Town for the duration of this Agreement. 

 Owner shall notify the Town immediately of any: 

o Change in site availability 

o Change in site ownership 

o Access issues 

o Regulatory issue changes  

5. LOAD COUNTS 

 Owner shall maintain an accurate record of all loads delivered by the Town. 

 Owner shall provide the Town with a monthly load count 

 Monthly documentation shall include: 

o Billing month; 

o Total number of loads; 

o Dates of loads, when requested; and 

 The monthly load count shall be provided with the Owner's monthly invoice. 

 The Town may request supporting documentation if necessary to verify the number of 

loads. 

6. BILLING 

 Owner shall submit an invoice to the Town on a monthly basis. 

 Each invoice shall include the applicable monthly load count. 

 Agreed pricing shall be: 

Monthly Site Fee:   $ 2,083.33 

Number of Loads Included:   unlimited  

 No additional fees shall be charged unless specifically agreed to in writing by the Town. 

7. NCDENR/NCDEQ REQUIREMENTS 

 Owner shall be responsible for maintaining all required paperwork and approvals 

necessary for the property to operate as a Daily Debris Site. 

 Owner shall maintain all required documentation with the North Carolina Department of 

Environmental Quality (NCDEQ) 

 Owner shall ensure that the site remains properly registered and authorized throughout 

the term of this Agreement. 

 Owner shall provide copies of applicable documentation to the Town upon request. 

 Owner shall be responsible for keeping required registrations, notifications, certifications, 

permits, and other paperwork current. 

 Owner shall immediately notify the Town if: 

o The site's authorization expires 
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o The site's registration changes 

o A regulatory violation is issued 

o The site is no longer authorized to accept debris 

o Any other regulatory issue affects the Town's ability to use the site. 

8. MATERIALS ACCEPTED 

 Town shall only deliver materials that are permitted to be accepted at the site. 

 Owner shall notify the Town if a material is believed to be prohibited or outside the site's 

approved use. 

 Neither party shall knowingly accept or dispose of materials prohibited by applicable law 

or regulatory requirements. 

12. TERM 

 Beginning Date: 11-1-2026 

 This agreement is in effect until June 30th of 2027 and will automatically renew thereafter 

each year on July 1 automatically unless notification from either party 30 days in 

advance.  

13. TERMINATION 

 Either party may terminate this Agreement by providing 30 days written notice. 

 The Town may terminate or suspend the Agreement immediately if: 

o The site loses its required authorization; 

o Required paperwork is not maintained; 

o Reasonable access cannot be maintained; 

o The roadway is not maintained; 

o The site becomes unavailable; or 

o Continued use of the site is not permitted by applicable regulations. 

14. AGREEMENT 

By signing below, the Town and Owner acknowledge that they understand and agree to the 

responsibilities outlined in this Agreement. 

TOWN OF BEAUFORT 

Representative: __________________________________ 

Title: ____________________________________________ 

Signature: _________________________________________ 

Date: _____________________________________________ 
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PROPERTY OWNER 

Name: ____________________________________________ 

Signature: _________________________________________ 

Date: _____________________________________________ 

Phone: ___________________________________________ 

Email: ____________________________________________ 

DEBRIS SITE ADDRESS: 
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Disaster Debris Site Disposal Agreement  

Adam Willis  

2103 NC Highway 101  

Beaufort NC 28516 

 

This Agreement is between the Town of Beaufort and Adam Willis for the use of the property 

located at: 300 Old Bridge Road, Newport NC 28570. This is a disaster debris site registered 

with NCDEQ and assigned the number DS-16-056 

The Owner agrees to provide the Town access to the above property for use as a daily debris 

disposal site under the following terms and conditions: 

1. SITE USE 

 Owner agrees to allow the Town of Beaufort to use the property as a daily debris disposal 

site. 

 The site shall be used only for materials permitted by applicable federal, state, and local 

requirements. 

 Town vehicles, equipment, employees, and authorized contractors may access the site for 

debris disposal operations. 

2. HOURS OF ACCESS 

 Owner shall make the site available to the town anytime following a named storm event.  

 The site shall be open and accessible 24/7 post storm. 

 Owner shall not lock, block, or otherwise restrict access during the agreed-upon operating 

times. 

 Any changes to normal access shall be communicated to the Town as soon as possible. 

3. ROADWAY AND ACCESS MAINTENANCE – OWNER RESPONSIBILITY 

 Owner is responsible for maintaining the roadway and access areas to the debris site. 

 The roadway shall be maintained in a condition that allows Town vehicles and equipment 

to safely: 

 Owner shall make reasonable repairs or improvements necessary to maintain access. 

 If the roadway becomes temporarily impassable due to weather or other conditions, 

Owner shall notify the Town immediately. 

 The Town may suspend use of the site if safe vehicle access is not reasonably available. 

4. SITE AVAILABILITY 
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 Owner agrees to keep the site available to the Town for the duration of this Agreement. 

 Owner shall notify the Town immediately of any: 

o Change in site availability 

o Change in site ownership 

o Access issues 

o Regulatory issue changes  

6. BILLING 

 Owner shall submit an invoice to the town following a storm event disposal.  

 Invoice should have storm event load count 

 Agreed pricing shall be based on the specific storm FEMA rates 

Monthly Site Fee:   $ Fema Rates  

Number of Loads Included:   unlimited  

 No additional fees shall be charged unless specifically agreed to in writing by the Town. 

7. NCDENR/NCDEQ REQUIREMENTS 

 Owner shall be responsible for maintaining all required paperwork and approvals 

necessary for the property to operate as a Daily Debris Site. 

 Owner shall maintain all required documentation with the North Carolina Department of 

Environmental Quality (NCDEQ) 

 Owner shall ensure that the site remains properly registered and authorized throughout 

the term of this Agreement. 

 Owner shall provide copies of applicable documentation to the Town upon request. 

 Owner shall be responsible for keeping required registrations, notifications, certifications, 

permits, and other paperwork current. 

 Owner shall immediately notify the Town if: 

o The site's authorization expires 

o The site's registration changes 

o A regulatory violation is issued 

o The site is no longer authorized to accept debris 

o Any other regulatory issue affects the Town's ability to use the site. 

8. MATERIALS ACCEPTED 

 Town shall only deliver materials that are permitted to be accepted at the site. 

 Owner shall notify the Town if a material is believed to be prohibited or outside the site's 

approved use. 

 Neither party shall knowingly accept or dispose of materials prohibited by applicable law 

or regulatory requirements. 

12. TERM 

100

9.



 Beginning Date: 11-1-2026 

 This agreement is in effect until June 30th of 2027 and will automatically renew thereafter 

each year on July 1 automatically unless notification from either party 30 days in 

advance.  

13. TERMINATION 

 Either party may terminate this Agreement by providing 30 days written notice. 

 The Town may terminate or suspend the Agreement immediately if: 

o The site loses its required authorization; 

o Required paperwork is not maintained; 

o Reasonable access cannot be maintained; 

o The roadway is not maintained; 

o The site becomes unavailable; or 

o Continued use of the site is not permitted by applicable regulations. 

14. AGREEMENT 

By signing below, the Town and Owner acknowledge that they understand and agree to the 

responsibilities outlined in this Agreement. 

 

TOWN OF BEAUFORT 

Representative: __________________________________ 

Title: ____________________________________________ 

Signature: _________________________________________ 

Date: _____________________________________________ 

PROPERTY OWNER 

Name: ____________________________________________ 

Signature: _________________________________________ 

Date: _____________________________________________ 

Phone: ___________________________________________ 

Email: ____________________________________________ 

DEBRIS SITE ADDRESS: 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA 
CATEGORY: 

Items of Consent 

SUBJECT: Resolution: Speed Limit Reduction on Carraway Drive 

 

BRIEF SUMMARY: 

Town staff continues to evaluate opportunities to improve traffic control and safety in 
the area surrounding Beaufort Elementary School and Beaufort Middle School. 
Carraway Drive is maintained by the North Carolina Department of Transportation 
(NCDOT) and currently has a posted speed limit of 35 MPH, with a reduced speed 
limit of 25 MPH during designated school periods. 

As part of the Town’s ongoing evaluation of traffic conditions in the area, the Police 
Chief recommends requesting that NCDOT reduce the posted speed limit on 
Carraway Drive to 25 MPH at all times. A consistent 25 MPH speed limit would help 
address safety concerns for students, teachers, residents, pedestrians, and motorists 
traveling through the area. 

The attached resolution formally requests that NCDOT, Division 2, review the 
roadway and consider reducing the speed limit to 25 MPH at all times. The request 
also asks that appropriate speed limit signage be installed should the reduction be 
approved. 

 

REQUESTED ACTION: 

Adopt the attached resolution requesting that the North Carolina Department of 
Transportation reduce the posted speed limit on Carraway Drive to 25 MPH at all 
times. 

 

SUBMITTED BY: 

 Elizabeth Lewis, Assistant Town Manager/Town Clerk  
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A RESOLUTION REQUESTING REVIEW AND REDUCTION                                          

OF THE  SPEED LIMIT ON CARRAWAY DRIVE 

RESOLUTION NO. 26- _________ 
 

WHEREAS, Carraway Drive is a state-maintained roadway under the jurisdiction of the North 

Carolina Department of Transportation, Division 2; and 

WHEREAS, the posted speed limit on Carraway Drive is currently 35 miles per hour (MPH), with a 

reduced speed limit of 25 MPH during designated school periods; and 

WHEREAS, Beaufort Elementary School and Beaufort Middle School are both located along this 

segment of Carraway Drive, resulting in regular pedestrian and vehicular activity associated with 

students, teachers, staff, parents, residents, and other roadway users; and 

WHEREAS, the Town of Beaufort Board of Commissioners finds that maintaining a consistent 

speed limit of 25 MPH at all times along Carraway Drive would enhance safety for students, 

teachers, residents, pedestrians, motorists, and others traveling within the area; and 

WHEREAS, the establishment and modification of speed limits on state-maintained roadways are 

within the authority of the North Carolina Department of Transportation. 

NOW, THEREFORE, BE IT RESOLVED by the Town of Beaufort Board of Commissioners that: 

1. The Board respectfully requests that the North Carolina Department of Transportation, 

Division 2, conduct a traffic engineering review of Carraway Drive for consideration of a 

permanent reduction in the posted speed limit from 35 miles per hour (MPH) to 25 MPH; 

2. The Board recommends that, based upon such review and safety considerations, the posted 

speed limit on Carraway Drive be established at 25 MPH at all times; and 

3. Should the requested speed limit reduction be approved, the Board further requests that the 

North Carolina Department of Transportation install appropriate signage along Carraway 

Drive to clearly identify the 25 MPH speed limit; and 

4. The Town Clerk is directed to transmit a certified copy of this Resolution to the North 

Carolina Department of Transportation, Division 2, for consideration and appropriate action. 

 

Adopted this ___ day of __________, 2026. 

 

 

___________________________                                               ___________________________ 

Elizabeth Lewis, Town Clerk            Sharon E. Harker, Mayor 
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September 30, 2026

 
 

C a r t e r e t  C o u n t y ,  N . C .

The information displayed by this website is prepared for the inventory of real property found within this jurisdiction and is compiled from recorded deeds, plats,  and other public records and data. Users of this information are hereby notified that the aforementioned public primary
information sources should be consulted for verification of the information contained on this site.  Carteret County assumes no legal responsibility for the information contained on this site.   Carteret County does not guarantee that the data and map services will be available to users without
interruption or error. Furthermore, Carteret County may modify or remove map services and access methods at will.

µ
1 inc h = 223 feet
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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 

 

Board of Commissioners 

 Regular Meeting 

6:00 PM Monday, October 12, 2026  

 

 

AGENDA CATEGORY: Public Hearing  

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 an off-street parking lot to meet a minimum number of 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 reviewed this 
issue and the range of properties affected by the new law with the Planning Board on 
September 21. Following the review, the Planning Board unanimously recommended 
approval of the proposed amendments and adopted a Resolution of Plan Consistency. 

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. 
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SUMMARY CONTINUED: 

Attachments include: 
 Session Law 2026-39 establishing new limitations on local parking requirements  
 UNC School of Government Coates’ Canons article, “Limits on Local Parking 

Minimums,” providing additional explanation of the amended law and its effects 
on local governments 

 State Historic Preservation Office map showing the historic districts and other 
affected historic properties  

 Signed Planning Board Resolution of Plan Consistency recommending approval 
of the proposed text amendments 

 Draft Ordinance to Amend Section 13, Parking Requirements 
 

REQUESTED ACTION: 

Discussion of proposed amendments  

Conduct public hearing 

Consider adoption of the ordinance amending Section 13, Parking Requirements  

EXPECTED LENGTH OF PRESENTATION:  

30 Minutes 

SUBMITTED BY:  

Michelle Eitner, Town Planner 
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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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Page 2 Session Law 2026-39 House Bill 162 

…." 

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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House Bill 162 Session Law 2026-39 Page 3 

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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September 18, 2026

Limits on Local Parking Minimums

Adam Lovelady

Local government development regulations commonly set minimum parking standards—1 parking

space per 500 square feet of retail or 2 parking spaces per dwelling unit, for example. But North

Carolina state law now limits local government authority for such requirements. Session Law 2026-39

(H.B. 162) amended G.S. 160D-702(c) to limit local government authority to require off-street parking

spaces. The session law is effective on January 1, 2027.

This blog explores the meaning of the amended law and the impact on local government minimum

parking standards.

The amendment to G.S. 160D-702 is a good reminder of related limits of local government authority

(limits on requiring extra fire-access roads, limits on pavement design standards, and more). The blog

outlines those related limitations as well. 

General Limit

Under G.S. 160D-702(c), as amended, North Carolina local governments in noncoastal areas may not

“[r]equire an off-street parking lot to meet a minimum number of parking spaces per development or

structure, regardless of occupancy or use.” This seemingly simple phrase raises many questions about

scope and implementation. Many of those questions are discussed below. 

Carve-Out for Coastal Communities

This limitation does not apply to local governments in the coastal area as defined by G.S. 113A-103. That

is the counties and municipalities subject to the Coastal Area Management Act (CAMA): Beaufort,

Bertie, Brunswick, Camden, Carteret, Chowan, Craven, Currituck, Dare, Gates, Hertford, Hyde, New

Hanover, Onslow, Pamlico, Pasquotank, Pender, Perquimans, Tyrrell, and Washington counties, and the

municipalities within those counties. Those local governments may still require minimum off-street

parking standards. 

Notably, though, there is an exception to the exception. Those CAMA communities cannot impose

minimum off-street parking standards for certain historic properties:

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

Coates' Canons
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the North Carolina State Historic Preservation Office or a national or State

historic landmark. 

Questions about Impacts on Typical Parking Standards

What is the limit?

It has been common (though not universal) for local governments in North Carolina to set minimum

parking standards for new development. These rules have been one factor contributing to the large

surface parking lots in front of new shopping centers and large parking decks adjacent to new

apartments and office-buildings. 

As amended, G.S. 160D-702 says that “[a] zoning or other development regulation shall not . . . [r]equire

an off-street parking lot to meet a minimum number of parking spaces per development or structure,

regardless of occupancy or use.” That is a prohibition on development regulations setting a minimum

parking standard.   

Does the law mean there will be no parking?

No. The law means that (outside of coastal areas) there will be no public regulation setting off-street

parking minimum requirements. Developers and property owners will still make private decisions

about parking. Customers and tenants commonly need parking. Lenders for development projects

commonly require parking. Prospective buyers and investors also may expect parking. With all of those

demands, developers and property owners likely will still provide some off-street parking, but the

minimum number of spaces will be a private decision and not a public requirement.

Note that some local governments in North Carolina removed minimum parking standards before this

legislative change.

Can a local government enforce a standard that is already on the books? What about existing

parking lots built to old standards?

As of January 1, 2027, a non-coastal local government may not enforce a minimum off-street parking

standard. This applies to existing minimum parking standards in addition to any proposed new parking

standards.

A property owner with an existing off-street parking lot may have the option to develop space

previously devoted to parking, pursuant to the local development regulations. If the development is

subject to a special use permit or conditional zoning where approval was conditioned on a specific site

plan, that property owner may need to amend the site plan to add new development.  

Can a local government set a maximum number of off-street parking spaces?

Yes. The law does not say anything about parking maximums.

Can a local government require parking spaces that are per square foot or per dwelling unit

(instead of per development or per structure)?

Probably not. The intent of the amended statute appears to be to preempt minimum off-street parking

standards altogether. The statute explicitly states that the ordinance cannot set a “minimum number

of parking spaces per development or structure.”  While one could argue that a minimum parking

standard “per square foot” or “per dwelling unit” is not preempted explicitly, the statutory language

likely is broad enough to preempt such standards. 

9/22/26, 9:56 AM Limits on Local Parking Minimums – Coates' Canons
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Many local government parking standards are based on square footage, dwelling units, or other sub-

units of the overall development (1 parking space per 500 square feet of gross floor area or 2 parking

spaces per dwelling unit, for example). Square footage is a fraction of the overall development or

structure. Effectively, regulating per square foot is regulating per development or structure—just with

an extra step of math. Similarly, a dwelling unit is a fraction of the overall development or structure. The

same logic applies. With that, it seems reasonable to interpret the amended statute as prohibiting

minimum parking standards based on square footage, dwelling unit, or other sub-units of the

development or structure. 

Can a local government use other regulations to set minimum parking standards? What about

subdivision requirements?

G.S. 160D-702 states that “[a] zoning or other development regulation shall not . . .” set an off-street

parking minimum. So, this is not just about zoning. This limit applies to any development regulation.

G.S. 160D-102(14) defines development regulation to include zoning, subdivision, floodplain,

stormwater, historic preservation, housing code, building code, and more. So, for instance, a local

government could not use subdivision ordinance requirements to “[r]equire an off-street parking lot to

meet a minimum number of parking spaces per development or structure, regardless of occupancy or

use.” As discussed more below, there may be other vehicle-related development regulations that could

still apply—such as driveway requirements—but those would have to be carefully crafted to avoid

becoming a requirement for an off-street parking lot with a minimum number of parking spaces.    

Can a local government regulate things like parking in the front yard? Commercial parking lots?

Where parking is located?

Yes. Parking is a land use, and  local governments still have the authority to regulate the land use. A

local government can enforce rules to limit where parking is allowed on residential property. A local

government can define commercial parking lot and regulate what zoning districts allow that land use.

A local government can establish setbacks for parking uses (so that parking is at the rear of a property

in downtown, for example). And, as noted above a local government can set parking maximums.  

If a local government can’t require a minimum number of parking spaces, can the local

government still require an off-street parking lot? What about a minimum square footage for a

parking lot? Can a local government require parking spaces that are not in a parking lot?

The answer to these questions requires us to balance between the apparent intent of the law and plain

language of the statute as adopted. The purpose of the law seems to be to prohibit minimum parking

standards in applicable areas. The plain language, though, prohibits requiring a minimum number of

spaces; it does not prohibit requiring a lot. Carrying that thought forward, though, the local

government would be requiring a parking lot but not requiring a minimum number of spaces. So, the

property owner could provide a de minimis  “parking lot” with zero spaces. That would be an absurd

and impractical outcome.

If the local government required a parking lot to be a minimum area (not a minimum number of

parking spaces), that may technically avoid the prohibition in the statute. But, if the area is based on

the area of parking spaces—and it’s just an effort to side-step the statutory preemption—that would be

problematic.   

What about requiring parking spaces that are not in a parking lot? This question turns on the

definition of parking lot. Merriam-Webster defines parking lot broadly to be “an area used for the

parking of motor vehicles.” If the requirement of parking spaces would, de facto, require what amounts

to a parking lot, that would seem to run afoul of the law. What about one parking space? Is that a

parking lot? That is not clear. 

Questions about Related Vehicle and Development Standards
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What about accessible parking spaces for individuals with disabilities?

To the extent that a property owner provides parking they must still comply with federal and state

requirements for accessible parking spaces. Required accessible parking depends on the number of

parking spaces in the lot.

The legal requirement to provide a certain number of accessible parking spaces arises from the

Americans with Disabilities Act (ADA) and is detailed in Section 208 of the 2010 ADA Standards for

Accessible Design. Those requirements, in turn, are incorporated into the North Carolina State

Building Code (Section 1106: Parking and Passenger Loading Facilities of the 2018 North Carolina State

Building Code: Building Code)

The legal requirement begins with a notable, limiting phrase: “Where parking spaces are provided . . . .”

From there, the regulations specify a certain number of accessible parking spaces based on the total

number of parking spaces in the lot. So, the local government may not require a minimum number of

parking spaces in the lot. But, to the extent that the owner chooses to provide parking spaces they

must still comply with the standard requirements.     

What about other parking space requirements (i.e., spaces for charging electric vehicles, etc.)?

The preemption law simply states that the local government cannot require a minimum number of

off-street parking spaces in a parking lot. It seems that a local government could still make

requirements to the extent that parking is provided. So, a local ordinance could require a certain

number of car-charging spots, but only to the extent that parking is provided.

What about design standards for parking lots (surface requirements, trees and landscaping, etc.)?

A local government can set design standards for parking lots to the extent that parking is provided.

These might include things like setbacks, required paving, parking arrangement, trees and

landscaping, and screening.

What about other vehicle-oriented requirements? (Driveways, emergency access, dumpster

access, drive-thru stacking requirements, etc.) 

Again, the law simply states that the local government cannot require a minimum number of parking

spaces in an off-street parking lot. It does not affect local government authority for driveway standards,

emergency access, dumpster placement, loading zones, or drive-thru stacking standards. Still, a local

government should be careful to ensure that those other vehicle-oriented requirements do not

effectively require a number of parking spaces in a parking lot.

Note that other statutory requirements (discussed below) affect local government authority for things

like driveway standards, parking space dimensions, curb-and-gutter requirements, and more. 

What about on-street parking?

The law is specific to off-street parking. It does not change local government authority related to on-

street parking.  

So, how can the local government manage parking issues that may arise from insufficient

parking?  

While many new developments will still include sufficient parking on-site, the lack of parking

minimum standards does increase the possibility of insufficient parking and spillover effects. As seen in

many downtowns, if a popular spot lacks sufficient parking, cars may wind up parked on nearby streets

and lots.
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https://canons.sog.unc.edu/blog/2026/09/18/limits-on-local-parking-minimums/ 4/5

113

1.

https://www.ada.gov/law-and-regs/design-standards/2010-stds/
https://www.ada.gov/law-and-regs/design-standards/2010-stds/


As discussed above, local governments can still regulate parking as a land use (prohibiting front yard

parking and such). Additionally, under G.S. 160A-296, municipalities “have general have general

authority and control over all public streets . . .” except for state roads. And, municipalities have specific

authority to regulate on-street and off-street parking under G.S. 160A-301.

If a local government anticipates spillover effects from parking, it may consider revising its parking

regulations and coordinating with code enforcement and local law enforcement.    

Reminder About Other Limits of Local Regulations

This new limitation in G.S. 160D-702 is a good reminder of the other limitations the North Carolina

General Assembly has added to that statute in recent years. In addition to parking limits added at sub-

subsection (2a), G.S. 160D-702(c) states that:

(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 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.

. . .

(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.

Additionally, G.S. 160D-804 provides the following:

(j) Private Driveway Pavement Design Standards. – The regulation shall not require

pavement design standards for new private driveway construction that are more stringent

than the minimum pavement design standards adopted by the North Carolina

Department of Transportation. . . . This subsection applies to construction of new privately

owned driveways, parking lots, and driving areas associated with parking lots within a new

development or subdivision that the developer designates as private and that are

intended to remain privately owned after construction.

. . .

(k) Curb and Gutter Design Standards. – Notwithstanding G.S. 160A‑307 and G.S. 160D‑916,

the regulation shall not limit, or prohibit the use of, curb and gutter design standards

adopted by the North Carolina Department of Transportation for subdivision roads

adjacent to, and serving, dwellings subject to the North Carolina Residential Code.

Local ordinances and permitting must adhere to these rules.

9/22/26, 9:56 AM Limits on Local Parking Minimums – Coates' Canons

https://canons.sog.unc.edu/blog/2026/09/18/limits-on-local-parking-minimums/ 5/5
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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). 

115

1.



116

1.



 

Page 1 of 2 

 

TOWN OF BEAUFORT BOARD OF COMMISSIONERS  

AN ORDINANCE TO AMEND THE LAND DEVELOPMENT ORDINANCE  

ORDINANCE NO. 26-___ 

 

WHEREAS, Session Law 2026-39 amended N.C.G.S. § 160D-702 to prohibit local governments 

from requiring an off-street parking lot to meet a minimum number of parking spaces per development 

or structure, regardless of occupancy or use, with the prohibition applying in coastal communities to 

certain historic properties, including properties within National Register or local historic districts and 

certain individually listed, designated, or Study List properties, effective January 1, 2027; and  

WHEREAS, in response to these changes in State law, Town staff initiated amendments to Section 

13, Parking Requirements, of the Land Development Ordinance to establish the required exemptions 

for affected historic properties while retaining the Town’s existing parking requirements where 

permitted; and  

WHEREAS, the Beaufort Planning Board considered the proposed text amendments and adopted a 

consistency statement at its regular meeting on September 21, 2026, at which time the Planning Board 

unanimously recommended approval of the amendments to the Board of Commissioners; and  

WHEREAS, notice of a public hearing to be held during the October 12, 2026 regular meeting of the 

Beaufort Board of Commissioners was published in the Carteret County News-Times on September 

30 and October 7, 2026; and 

WHEREAS, the Board of Commissioners considered the proposed text amendments and conducted 

a public hearing on October 12, 2026, at which time Town staff presented the amendments and 

members of the public were provided an opportunity to comment; and 

WHEREAS, the Beaufort Board of Commissioners finds that the proposed amendments are 

consistent with the Beaufort Comprehensive and CAMA Land Use Plan, are consistent with 

applicable State law, are reasonable and in the public interest, and appropriately bring the Town’s 

parking regulations into compliance with State law while retaining existing parking requirements 

where permitted; 

NOW, THEREFORE, BE IT ORDAINED by the Board of Commissioners of the Town of 

Beaufort, North Carolina, that Section 13, Parking Requirements, of the Land Development 

Ordinance is hereby amended as shown below, with blue underlined text indicating additions and red 

strikethrough text indicating deletions, and that this ordinance shall be effective upon adoption. 
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Enacted on motion of Commissioner ____________________, and carried by a vote of ______ 

in favor and ______ against. 

Adopted this 12th day of October, 2026. 

TOWN OF BEAUFORT 

________________________ 

________________________               Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA CATEGORY: Public Hearing  

SUBJECT: Voluntary Annexation Request: 374, 388, 404, and 
Highway 101 

 

BACKGROUND: 

The Town received voluntary annexation petitions on or about June 29, 2026, 
requesting annexation of four parcels located at: 

 374 Highway 101 

 388 Highway 101 

 404 Highway 101 

 550 Highway 101 

At its August 10, 2026, Regular Meeting, the Board of Commissioners adopted a 
Resolution Directing the Clerk to Investigate the Sufficiency of the petitions. 

In accordance with that direction, the Town Clerk reviewed the petitions and presented 
a Certificate of Sufficiency to the Board of Commissioners at its September 14, 2026, 
Regular Meeting. The Board subsequently established October 12, 2026, as the date 
for a public hearing on the question of annexation. 

Notice of the public hearing was published in the Carteret County News-Times on 
September 30 and October 7, 2026. 

The October 12 public hearing provides an opportunity for persons residing or owning 
property within the areas proposed for annexation, as well as persons residing or 
owning property within the Town of Beaufort, to be heard on the question of 
annexation. 

Following the public hearing, the Board may consider the attached Ordinance to 
Extend the Corporate Limits of the Town of Beaufort in Carteret County, North 
Carolina, which addresses the annexation of the four parcels. 
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REQUESTED ACTION: 

Conduct the scheduled public hearing and render a decision on the question of 
annexation for the properties located at 374, 388, 404 and 550 Highway 101. 

 

EXPECTED LENGTH OF PRESENTATION: 

5 Minutes 

 

SUBMITTED BY: 

Elizabeth Lewis, Assistant Town Manager/Town Clerk  
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AN ORDINANCE TO EXTEND THE CORPORATE LIMITS OF THE TOWN OF 

BEAUFORT IN CARTERET COUNTY, NORTH CAROLINA 
ORDINANCE NO. 26-_____ 

 WHEREAS, on or about June 29, 2026, the Town of Beaufort (hereinafter “Town”) 

received several petitions (hereinafter collectively “Petitions”) from Tidewater Associates Inc., 

requesting the Town to annex areas more fully described in the Petitions, such area generally 

known as “374 Highway 101, 388 Highway 101, 404 Highway 101, and 550 Highway 101”; and, 

 WHEREAS, the Board of Commissioners for Town directed the Town Clerk to investigate 

the sufficiency of the Petitions and to certify the result of the investigation to the Board of 

Commissioners for Town; and, 

 WHEREAS, at the September 14, 2026, meeting of the Town’s Board of Commissioners, 

the Town Clerk delivered her certification regarding the sufficiency of the Petitions; and, 

 WHEREAS, the Board of Commissioners of Town thereafter set a public hearing for 

October 12, 2026, on the question of annexation as requested in the Petitions and caused notice 

of the public hearing to be published on September 30, 2026, and October 7, 2026, in the Carteret 

County News-Times; and, 

 WHEREAS, the above-described public hearing was held on the date and at the time 

noticed, and during said public hearing persons resident or owning property in the area described 

in the Petitions and persons resident or owning property in the Town were given an opportunity 

to be heard; and, 

 WHEREAS, the Board of Commissioners of Town desires to annex the areas described in 

the Petitions and therefore adopts this Ordinance pursuant to the provisions of Part 1 of Article 

4A of Chapter 160A of the North Carolina General Statutes. 

 NOW THEREFORE, be it resolved and ordained by the Board of Commissioners in and for 

the Town of Beaufort as follows: 
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 1. The Petitions meet the requirements of Section 160A-31 of the North Carolina 

General Statutes. 

 2. The areas described in the Petitions and more particularly described in Exhibit A 

attached hereto and incorporated herein by reference are hereby annexed into and made a part 

of the Town of Beaufort. 

 3. The effectiveness of this Ordinance shall be conclusively demonstrated by the 

recordation of this Ordinance in the Office of the Register of Deeds of Carteret County, North 

Carolina. 

 4. The Mayor of Town, the Town Clerk and all other proper agents of the Town are 

hereby directed and authorized to take such further action as may be reasonably necessary to 

implement this ordinance and to comply with any requirements of statute or other law applicable 

to the subject matter hereof. 

Adopted this 12th day of October, 2026. 

      TOWN OF BEAUFORT  

 

By: ______________________________ 

      SHARON E. HARKER, Mayor 

      

(Town Seal) 

 

 

__________________________________ 

ELIZABETH LEWIS, Town Clerk 
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Annexation Map

I, Jonathan L. McDaniel, Professional Land Surveyor L-5682, certify to one of the
following as indicated:

q a.  That the survey creates a subdivision of land within the area of a county
        or municipality that has an ordinance that regulates parcels of land.
q b.  That the survey is located in a portion of a county or municipality that
        is unregulated as to an ordinance that regulates parcels of land.
q c.  Any one of the following:

1. That the survey is of an existing parcel or parcels of land or one or
more existing easements and does not create a new street or change
an existing street. For the purposes of this subsection, an "existing
parcel" or "existing easement" is an area of land described in a single,
legal description or legally recorded subdivision that has been or may
be legally conveyed to a new owner by deed in its existing configuration.

2. That the survey is of an existing feature, such as a building or other
structure, or natural feature, such as a watercourse.

3. That the survey is a control survey. For the purposes of this subsection,
a "control survey" is a survey that provides horizontal or vertical
position data for support or control of other surveys or for mapping.
A control survey, by itself, cannot be used to define or convey rights
or ownership.

4. That the survey is of a proposed easement for a public utility as
defined in G.S. 62-3.

q d.  That the survey is of another category, such as the recombination of
        existing parcels, a court-ordered survey, or other exemption or exception
        to the definition of subdivision.
q e.  That the information available to the surveyor is such that the surveyor
        is unable to make a determination to the best of the surveyor's professional
        ability as to provisions contained in (a) through (d) above.

_________________________________________________________
Jonathan L. McDaniel, P.L.S., L-5682

;

I, Jonathan L. McDaniel, certify that this map was drawn under my
supervision from an actual survey (Deed and Plat references as shown
hereon), made under my supervision, completed on    5/29/2025,
06/04/2025, 06/05/2025, & 10/14/2025   , that the average relative
positional precision is   0.1'  , that the boundaries not surveyed are shown
as broken lines drawn from sources noted, that this map was prepared in
accordance with G.S. 47-30 as amended, this map was prepared for
recording purposes.

Witness my original signature, license

number and seal this ____________ day of

_________________________________ in the year of our Lord 2025.

_____________________________________________
Jonathan L. McDaniel, P.L.S., L-5682

NORTH CAROLINA................................................................CARTERET COUNTY

I, _____________________________________________________,
Review Officer of Carteret County, certify that the map or plat to which
this certification is affixed meets all statutory requirements for
recording.

_______________________________________________________
Review Officer                                                           Date

NORTH CAROLINA................................................................CARTERET COUNTY

Filed for registration and recorded in Map Book ________,

Page  ________, this _______ day of _____________________, 2025,

at _____ o'clock ___.M.

_______________________________________________________
Register of Deeds

  By  ___________________________________________________

Est. 1961

Town of Beaufort, Carteret County, North Carolina
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Certificate for Approval for Annexation and Recording

I, _____________________________________________________, the Town
Clerk of Beaufort, do certify that the Beaufort Town Council approved this map and
the site has been approved for annexation and recording in the Office
of the Register of Deeds.

   Date:  ______________________

   Town Clerk: _________________________________________________
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R & L of Beaufort, LLC
D.B. 1513, PG. 300
M.B. 33, PG. 155

P.I.N. #730607588546000
R-20 Zone

25

R & L of Beaufort, LLC
D.B. 812, PG. 96
M.B. 33, PG. 155

P.I.N. #730607688246000
R-20 Zone

26

R & L of Beaufort, LLC
D.B. 1509, Pg. 454

M.B. 33, Pg. 14
P.I.N. #730607578502000

R-20 Zone

27

LABEL ADJOINER DATA

R & L of Beaufort, LLC
D.B. 1564, Pg. 115

M.B. 33, Pg. 14
P.I.N. #730611664893000

RC-5 & B-1 Zones

28

Joseph Lee Rose
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M.B. 2, Pg. 136

P.I.N. #730611567147000
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29

North Carolina Department of Transportation
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31

Beaufort Morehead City Airport Authority
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34

Total Area For Annexation: 16.78 Ac.

Beaufort Crossing, LLC
5711 Six Forks Road, Suite 300
Raleigh, North Carolina 27609

Owners:

R & L of Beaufort, LLC
5711 Six Forks Road, Suite 300
Raleigh, North Carolina 27609

Sycamore Creek, LLC
305 Transylvania Avenue

Raleigh, North Carolina 27609
& &

TRACTS ON N.C. HIGHWAY 101
& U.S. HIGHWAY 70
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026  
 

 

AGENDA CATEGORY: Public Hearing  

SUBJECT: Case #26-10: Rezoning Request, 374 Highway 101, 
from R-20 to B-1 

 

BRIEF SUMMARY: 

To consider a request to rezone 374 Highway 101 from R-20 Residential Single-Family 
District to B-1 General Business District and concurrently amend the Future Land Use 
Map of the Beaufort Comprehensive and CAMA Land Use Plan from Suburban 
Residential to Village Commercial. 

The Planning Board considered the request on September 21, 2026, and 
recommended denial by a 4-2 vote. The Board of Commissioners will conduct a public 
hearing and consider the requested zoning map and Future Land Use Map 
amendments. 

REQUESTED ACTION: 

Receive staff and applicant presentations 

Conduct the public hearing and discuss the request 

Consider concurrent adoption of the zoning map ordinance and Land Use Plan 
amendment resolution, or deny or table the request 

EXPECTED LENGTH OF PRESENTATION: 

30 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: Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: October 12, 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 Residential Single-

Family District to B-1 General Business District and concurrently amend the Future 

Land Use Map of the Beaufort Comprehensive and CAMA Land Use Plan from 

Suburban Residential to Village Commercial. 

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) 

0.327 acres 

Vacant 

OPTIONS:   

1. Approve the request by concurrent adoption of: 

a. Ordinance to Amend the Town of Beaufort Zoning Map 

b. Resolution Authorizing an Amendment to the Beaufort Comprehensive and CAMA Land 

Use Plan 

2. Deny the request 

3. Table consideration of the request pending additional information necessary to make a decision 
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Case No: 26-10 Rezoning – 374 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.A R-20 & Section 9.C B-1  

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

 Attachment G – Planning Board Resolution of Plan Consistency  

 Attachment H – Notification Certification 

 Attachment I – Draft Ordinance to Amend the Town of Beaufort Zoning Map 

 Attachment J – Draft Resolution Authorizing an Amendment to the Beaufort Comprehensive and 

CAMA Land Use Plan  

 

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.  

The Planning Board considered this request at its regularly scheduled meeting on September 21, 2026, and 

recommended denial by a 4-2 vote, finding that the proposed rezoning and Future Land Use Map amendment 

are not reasonable and are not in the public interest because they do not further objectives of the Beaufort 

Comprehensive and CAMA Land Use Plan related to beautification and preservation of community character, 

support for existing small businesses, housing diversity and affordability, reducing vulnerability through 

guidance provided by the Future Land Use Map, and respect for existing neighborhoods. 

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

the Board of Commissioners 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, 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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NC CGIA, Microsoft, Vantor
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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 .131
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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. 
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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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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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Examples of Suburban Residential. 
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options is important to being accessible 

Examples of Village Commercial
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TOWN OF BEAUFORT BOARD OF COMMISSIONERS  

ORDINANCE TO AMEND THE TOWN OF BEAUFORT ZONING MAP 

374 HIGHWAY 101 FROM R-20 TO B-1  

 ORDINANCE NO. 26-___ 

 

Owner  R & L of Beaufort, LLC 

Location & PIN: 374 Highway 101 (PIN 730611567208000) 

Lot Size:  0.327 acres  

Existing District: R-20 Residential Single-Family District 

Requested District: B-1 General Business District 

WHEREAS, 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; and 

WHEREAS, the Town of Beaufort Planning Board convened to consider and prepare a recommendation and 

consistency statement on the request at its meeting on September 21, 2026, at which time the Planning Board 

recommended denial of the request; and  

WHEREAS, notice of the public hearing to be held at the October 12, 2026 regular meeting of the Town of 

Beaufort Board of Commissioners was published in the Carteret County News-Times on September 30 and 

October 7, 2026; and 

WHEREAS, the Board of Commissioners conducted a duly advertised public hearing on October 12, 2026, at 

which the applicant, Town staff, and members of the public were afforded an opportunity to comment on the 

request; and 

WHEREAS, the Board of Commissioners has considered the recommendation of the Planning Board and 

the applicable provisions of the Beaufort Comprehensive and CAMA Land Use Plan; and 

WHEREAS, the Board of Commissioners finds that the proposed rezoning is consistent with the 

Beaufort Comprehensive and CAMA Land Use Plan as concurrently amended to designate the property 

Village Commercial; and 

WHEREAS, the Board of Commissioners finds that the proposed rezoning is reasonable and in the 

public interest because ________________________________; 

NOW, THEREFORE, IT IS HEREBY ORDAINED by the Board of Commissioners, based on the 

foregoing findings and conclusions, that the request to rezone 374 Highway 101 (PIN 730611567208000) from 

R-20 to B-1 is approved and the Town’s Zoning Map is amended accordingly.  

Enacted on motion of Commissioner __________________ and carried on  

a vote of _______ in favor and _______ against.   

This, the 12th day of October, 2026 

TOWN OF BEAUFORT 

________________________ 

________________________                Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE TOWN OF BEAUFORT, 

NORTH CAROLINA, AUTHORIZING AN AMENDMENT TO THE 

BEAUFORT COMPREHENSIVE AND CAMA LAND USE PLAN 

 

WHEREAS, the Board of Commissioners of the Town of Beaufort desires to amend its Comprehensive 

and CAMA Land Use Plan, specifically the future land use classification of 374 Highway 101 (PIN 

730611567208000) in the Future Land Use Map (p. 173); and  

WHEREAS, the Comprehensive and CAMA Land Use Plan currently reflects this parcel as Suburban 

Residential future land use; and  

WHEREAS, the Town of Beaufort desires to amend the Comprehensive and CAMA Land Use Plan to 

reflect this parcel as Village Commercial; and 

WHEREAS, on September 21, 2026 the Planning Board recommended denial of the draft amendment to 

the Comprehensive and CAMA Land Use Plan; and  

WHEREAS, the Town of Beaufort conducted a duly advertised public hearing on the draft amendment to 

the Comprehensive and CAMA Land Use Plan at the Regular Meeting of the Board of Commissioners on 

October 12, 2026; and  

WHEREAS, at the Regular Meeting on October 12, 2026 the Board of Commissioners of the Town of 

Beaufort, North Carolina found the draft amendment to be consistent with the Town of Beaufort’s desired 

vision for the future and approved to adopt the draft amendment; and  

WHEREAS, the locally adopted amendment will be submitted as required by State law to the District 

Planner for the Division of Coastal Management under the North Carolina Department of Environmental 

Quality and forwarded to the Division Director; and  

WHEREAS, a review of the locally adopted amendment by the Coastal Resources Commission will be 

scheduled; and the CRC will then decide on certification of the amendment;  

NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the Town of Beaufort, 

North Carolina, that the Future Land Use Map (p. 173) in the Comprehensive and CAMA Land Use Plan 

be amended to reflect that 374 Highway 101 (PIN 730611567208000) is now Village Commercial rather 

than Suburban Residential. 

BE IT FURTHER RESOLVED that the Board of Commissioners of the Town of Beaufort, North 

Carolina, has adopted the draft amendment; and  

BE IT FURTHER RESOLVED that the Town Manager of the Town of Beaufort is hereby authorized to 

submit the adopted Comprehensive and CAMA Land Use Plan amendment to the State for certification as 

described above.  

 

Enacted on motion of Commissioner ____________________, and carried by a vote of ______ in favor 

and ______ against. 

Adopted this 12th day of October, 2026. 

TOWN OF BEAUFORT 

________________________ 

________________________                 Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026   
 

 

AGENDA CATEGORY: Public Hearing  

SUBJECT: Case #26-11: Rezoning Request, 404 Highway 101, 
from R-20 to B-1 

 

BRIEF SUMMARY: 

To consider a request to rezone 404 Highway 101 from R-20 Residential Single-Family 
District to B-1 General Business District and concurrently amend the Future Land Use 
Map of the Beaufort Comprehensive and CAMA Land Use Plan from Suburban 
Residential to Village Commercial. 

The Planning Board considered the request on September 21, 2026, and 
recommended denial by a 4-2 vote. The Board of Commissioners will conduct a public 
hearing and consider the requested zoning map and Future Land Use Map 
amendments. 

REQUESTED ACTION: 

Receive staff and applicant presentations 

Conduct the public hearing and discuss the request 

Consider concurrent adoption of the zoning map ordinance and Land Use Plan 
amendment resolution, or deny or table the request 

EXPECTED LENGTH OF PRESENTATION: 

30 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: Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: October 12, 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 Residential Single-

Family District to B-1 General Business District and concurrently amend the Future 

Land Use Map of the Beaufort Comprehensive and CAMA Land Use Plan from 

Suburban Residential to Village Commercial. 

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) 

2.207 acres 

Vacant 

OPTIONS:   
1. Approve the request by concurrent adoption of: 

a. Ordinance to Amend the Town of Beaufort Zoning Map 

b. Resolution Authorizing an Amendment to the Beaufort Comprehensive and CAMA Land 

Use Plan 

2. Deny the request 

3. Table consideration of the request pending additional information necessary to make a decision 
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Case No: 26-11 Rezoning – 404 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.A R-20 & Section 9.C B-1  

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

 Attachment G – Planning Board Resolution of Plan Consistency  

 Attachment H – Notification Certification 

 Attachment I – Draft Ordinance to Amend the Town of Beaufort Zoning Map 

 Attachment J – Draft Resolution Authorizing an Amendment to the Beaufort Comprehensive and 

CAMA Land Use Plan  

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.  

 

The Planning Board considered this request at its regularly scheduled meeting on September 21, 2026, and 

recommended denial by a 4-2 vote, finding that the proposed rezoning and Future Land Use Map amendment 

are not reasonable and are not in the public interest because they do not further objectives of the Beaufort 

Comprehensive and CAMA Land Use Plan related to beautification and preservation of community character, 

support for existing small businesses, housing diversity and affordability, reducing vulnerability through 

guidance provided by the Future Land Use Map, and respect for existing neighborhoods. 

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

the Board of Commissioners 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, 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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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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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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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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more rarely, there may also be duplex 
neighborhoods.

Institutional uses (churches, 

Accessory dwellings

residential, patio homes, or small 

occasionally.

High
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Examples of Suburban Residential. 
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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 BOARD OF COMMISSIONERS  

ORDINANCE TO AMEND THE TOWN OF BEAUFORT ZONING MAP 

404 HIGHWAY 101 FROM R-20 TO B-1  

 ORDINANCE NO. 26-___ 

 

Owner  Beaufort Crossing, LLC 

Location & PIN: 404 Highway 101 (PIN 730611566676000) 

Lot Size:  2.207 acres  

Existing District: R-20 Residential Single-Family District 

Requested District: B-1 General Business District 

WHEREAS, 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; and 

WHEREAS, the Town of Beaufort Planning Board convened to consider and prepare a recommendation and 

consistency statement on the request at its meeting on September 21, 2026, at which time the Planning Board 

recommended denial of the request; and  

WHEREAS, notice of the public hearing to be held at the October 12, 2026 regular meeting of the Town of 

Beaufort Board of Commissioners was published in the Carteret County News-Times on September 30 and 

October 7, 2026; and 

WHEREAS, the Board of Commissioners conducted a duly advertised public hearing on October 12, 2026, at 

which the applicant, Town staff, and members of the public were afforded an opportunity to comment on the 

request; and 

WHEREAS, the Board of Commissioners has considered the recommendation of the Planning Board and 

the applicable provisions of the Beaufort Comprehensive and CAMA Land Use Plan; and 

WHEREAS, the Board of Commissioners finds that the proposed rezoning is consistent with the 

Beaufort Comprehensive and CAMA Land Use Plan as concurrently amended to designate the property 

Village Commercial; and 

WHEREAS, the Board of Commissioners finds that the proposed rezoning is reasonable and in the 

public interest because ________________________________; 

NOW, THEREFORE, IT IS HEREBY ORDAINED by the Board of Commissioners, based on the 

foregoing findings and conclusions, that the request to rezone 404 Highway 101 (PIN 730611566676000) from 

R-20 to B-1 is approved and the Town’s Zoning Map is amended accordingly.  

Enacted on motion of Commissioner __________________ and carried on  

a vote of _______ in favor and _______ against.   

This, the 12th day of October, 2026 

TOWN OF BEAUFORT 

________________________ 

________________________                Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE TOWN OF BEAUFORT, 

NORTH CAROLINA, AUTHORIZING AN AMENDMENT TO THE 

BEAUFORT COMPREHENSIVE AND CAMA LAND USE PLAN 

 

WHEREAS, the Board of Commissioners of the Town of Beaufort desires to amend its Comprehensive 

and CAMA Land Use Plan, specifically the future land use classification of 404 Highway 101 (PIN 

730611566676000) in the Future Land Use Map (p. 173); and  

WHEREAS, the Comprehensive and CAMA Land Use Plan currently reflects this parcel as Suburban 

Residential future land use; and  

WHEREAS, the Town of Beaufort desires to amend the Comprehensive and CAMA Land Use Plan to 

reflect this parcel as Village Commercial; and 

WHEREAS, on September 21, 2026 the Planning Board recommended denial of the draft amendment to 

the Comprehensive and CAMA Land Use Plan; and  

WHEREAS, the Town of Beaufort conducted a duly advertised public hearing on the draft amendment to 

the Comprehensive and CAMA Land Use Plan at the Regular Meeting of the Board of Commissioners on 

October 12, 2026; and  

WHEREAS, at the Regular Meeting on October 12, 2026 the Board of Commissioners of the Town of 

Beaufort, North Carolina found the draft amendment to be consistent with the Town of Beaufort’s desired 

vision for the future and approved to adopt the draft amendment; and  

WHEREAS, the locally adopted amendment will be submitted as required by State law to the District 

Planner for the Division of Coastal Management under the North Carolina Department of Environmental 

Quality and forwarded to the Division Director; and  

WHEREAS, a review of the locally adopted amendment by the Coastal Resources Commission will be 

scheduled; and the CRC will then decide on certification of the amendment;  

NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the Town of Beaufort, 

North Carolina, that the Future Land Use Map (p. 173) in the Comprehensive and CAMA Land Use Plan 

be amended to reflect that 404 Highway 101 (PIN 730611566676000) is now Village Commercial rather 

than Suburban Residential. 

BE IT FURTHER RESOLVED that the Board of Commissioners of the Town of Beaufort, North 

Carolina, has adopted the draft amendment; and  

BE IT FURTHER RESOLVED that the Town Manager of the Town of Beaufort is hereby authorized to 

submit the adopted Comprehensive and CAMA Land Use Plan amendment to the State for certification as 

described above.  

 

Enacted on motion of Commissioner ____________________, and carried by a vote of ______ in favor 

and ______ against. 

Adopted this 12th day of October, 2026. 

TOWN OF BEAUFORT 

________________________ 

________________________                 Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM Monday, October 12, 2026   
 

 

AGENDA CATEGORY: Public Hearing  

SUBJECT: Case #26-20: Rezoning Request, the RC-5 portion of 
125 Bunch Road and 472 Highway 101, (R-20) to B-1 

 

BRIEF SUMMARY: 

To consider a request to rezone the RC-5 Residential Cluster Development District 
portion of 125 Bunch Road to B-1 General Business District, rezone 472 Highway 101 
from R-20 Residential Single-Family District to B-1 General Business District, and 
concurrently amend the Future Land Use Map of the Beaufort Comprehensive and 
CAMA Land Use Plan for both properties from Rural/Working Lands to Village 
Commercial. 

The Planning Board considered the request on September 21, 2026, and 
recommended denial by a 4-2 vote. The Board of Commissioners will conduct a public 
hearing and consider the requested zoning map and Future Land Use Map 
amendments. 

REQUESTED ACTION: 

Receive staff and applicant presentations 

Conduct the public hearing and discuss the request 

Consider concurrent adoption of the zoning map ordinance and Land Use Plan 
amendment resolution, or deny or table the request 

EXPECTED LENGTH OF PRESENTATION: 

30 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: Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: October 12, 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 Residential Cluster Development District 

portion of 125 Bunch Road to B-1 General Business District, rezone 472 Highway 

101 from R-20 Residential Single-Family District to B-1 General Business District, 

and concurrently amend the Future Land Use Map of the Beaufort Comprehensive 

and CAMA Land Use Plan for both properties from Rural/Working Lands to Village 

Commercial. 

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 District & B-1 General Business District 

B-1 General Business District 

Rural/Working Lands (no NIZ) 

Village Commercial  

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

21.802 acres total. Currently has split zoning consisting of approximately 

8.23 acres of RC-5 and approximately 13.57 acres of B-1. The request is to 

rezone the RC-5 portion to B-1 so that the entire parcel is B-1.  

Vacant  

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 District with A-ED Airport Environmental Overlay 

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

Rural/Working Lands (no NIZ) 

Village Commercial  

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

17.847 acres 

Vacant  
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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 

OPTIONS:   
1. Approve the request by concurrent adoption of: 

a. Ordinance to Amend the Town of Beaufort Zoning Map 

b. Resolution Authorizing an Amendment to the Beaufort Comprehensive and CAMA Land 

Use Plan 

2. Deny the request 

3. Table consideration of the request 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.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 – Planning Board Resolution of Plan Consistency  

 Attachment H – Notification Certification 

 Attachment I – Draft Ordinance to Amend the Town of Beaufort Zoning Map 

 Attachment J – Draft Resolution Authorizing an Amendment to the Beaufort Comprehensive and 

CAMA Land Use Plan  

STAFF COMMENTS: 

 

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

requested to rezone the RC-5 Residential Cluster Development District portion of 125 Bunch Road to B-1 

General Business District, rezone 472 Highway 101 from R-20 Residential Single-Family District to B-1 

General Business District, and concurrently amend the Future Land Use Map of the Beaufort Comprehensive 

and CAMA Land Use Plan for both properties from 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. 

 

The Planning Board considered this request at its regularly scheduled meeting on September 21, 2026, and 

recommended denial by a 4-2 vote, finding that the proposed rezonings and Future Land Use Map 

amendments are not reasonable and are not in the public interest because they do not further objectives of the 

Beaufort Comprehensive and CAMA Land Use Plan related to beautification and preservation of community 

character, support for existing small businesses, housing diversity and affordability, reducing vulnerability 

through guidance provided by the Future Land Use Map, and respect for existing neighborhoods. 

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

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

that district are appropriate for the properties and surrounding areas. 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 properties. 

If approved, the Future Land Use Map amendments will also be subject to the applicable State review and 

certification process for amendments to the Town’s certified CAMA Land Use Plan. 

 

190

5.



NC CGIA, Vantor

´Case 26-20 Rezonings Vicinity Map
125 Bunch Rd RC-5 to B-1 and 472 Highway 101 R-20 to B-1

0 750 1,500375 Feet

472 Highway 101

125 Bunch Road

191

5.



NC CGIA, Vantor
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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 

213

5.

k.allen
Text Box
Case # 26-20 Rezoning Request - 472 Highway 101 from R-20 to B-1
Current Zoning District Standards (page 2 of 2)



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 

214

5.

k.allen
Text Box
Case # 26-20 Rezoning Request - 125 Bunch Rd (RC-5) and 472 Highway 101 (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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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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options is important to being accessible 

Examples of Village Commercial
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TOWN OF BEAUFORT BOARD OF COMMISSIONERS  

ORDINANCE TO AMEND THE TOWN OF BEAUFORT ZONING MAP 

RC-5 PORTION OF 125 BUNCH ROAD  

AND 472 HIGHWAY 101 (R-20) TO B-1  

ORDINANCE NO. 26-___ 

 

Owner  R & L of  Beaufort, LLC 

Location & PIN: 125 Bunch Road (PIN 730611664893000) 

Lot Size:  21.802 acres total. Currently has split zoning consisting of approximately 8.23 acres 

of RC-5 and approximately 13.57 acres of B-1. The request is to rezone the RC-5 

portion to B-1 so that the entire parcel is B-1.   

Existing District: RC-5 Residential Cluster Development District and B-1 General Business District 

Requested District: B-1 General Business District 

Owner  R & L of  Beaufort, LLC 

Location & PIN: 472 Highway 101 (PIN 730607578502000) 

Lot Size:  17.847 acres  

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

Requested District: B-1 General Business District with A-ED Airport Environmental Overlay 

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

LLC, has requested zoning map amendments to rezone the RC-5 Residential Cluster Development District 

portion of 125 Bunch Road to B-1 General Business District and to rezone 472 Highway 101 from R-20 

Residential Single-Family District to B-1 General Business District; and 

WHEREAS, the Town of Beaufort Planning Board convened to consider and prepare a recommendation and 

consistency statement on the request at its meeting on September 21, 2026, at which time the Planning Board 

recommended denial of the request; and  

WHEREAS, notice of the public hearing to be held at the October 12, 2026 regular meeting of the Town of 

Beaufort Board of Commissioners was published in the Carteret County News-Times on September 30 and 

October 7, 2026; and 

WHEREAS, the Board of Commissioners conducted a duly advertised public hearing on October 12, 2026, at 

which the applicant, Town staff, and members of the public were afforded an opportunity to comment on the 

request; and 

WHEREAS, the Board of Commissioners has considered the recommendation of the Planning Board and 

the applicable provisions of the Beaufort Comprehensive and CAMA Land Use Plan; and 

WHEREAS, the Board of Commissioners finds the proposed zoning map amendments are consistent 

with the Beaufort Comprehensive and CAMA Land Use Plan as concurrently amended to designate both 

properties Village Commercial; and 

WHEREAS, the Board of Commissioners finds that the proposed zoning map amendments are 

reasonable and in the public interest because ________________________________; 

NOW, THEREFORE, IT IS HEREBY ORDAINED by the Board of Commissioners, based on the 

foregoing findings and conclusions, that the request to rezone the RC-5 Residential Cluster Development 

District portion of 125 Bunch Road (PIN 730611664893000) to B-1 General Business District and to rezone 

all of 472 Highway 101 (PIN 730607578502000) from R-20 Residential Single-Family District to B-1 General 
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Business District, with the A-ED Airport Environmental Overlay retained, is approved and the Town’s Zoning 

Map is amended accordingly.  

Enacted on motion of Commissioner __________________ and carried on  

a vote of _______ in favor and _______ against.   

This, the 12th day of October, 2026 

TOWN OF BEAUFORT 

________________________ 

________________________                Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE TOWN OF BEAUFORT, 

NORTH CAROLINA, AUTHORIZING AMENDMENTS TO THE 

BEAUFORT COMPREHENSIVE AND CAMA LAND USE PLAN 
 

WHEREAS, the Board of Commissioners of the Town of Beaufort desires to amend its Comprehensive and 

CAMA Land Use Plan, specifically the future land use classifications of 125 Bunch Road (PIN 

730611664893000) and 472 Highway 101 (PIN 730607578502000) in the Future Land Use Map (p. 173); and  

WHEREAS, the Comprehensive and CAMA Land Use Plan currently reflects these parcels as Rural/Working 

Lands future land use; and  

WHEREAS, the Town of Beaufort desires to amend the Comprehensive and CAMA Land Use Plan to reflect 

these parcels as Village Commercial; and 

WHEREAS, on September 21, 2026 the Planning Board recommended denial of the draft amendments to the 

Comprehensive and CAMA Land Use Plan; and  

WHEREAS, the Town of Beaufort conducted a duly advertised public hearing on the draft amendments to the 

Comprehensive and CAMA Land Use Plan at the Regular Meeting of the Board of Commissioners on October 

12, 2026; and  

WHEREAS, at the Regular Meeting on October 12, 2026 the Board of Commissioners of the Town of Beaufort, 

North Carolina found the draft amendments to be consistent with the Town of Beaufort’s desired vision for the 

future and approved to adopt the draft amendments; and  

WHEREAS, the locally adopted amendments will be submitted as required by State law to the District Planner 

for the Division of Coastal Management under the North Carolina Department of Environmental Quality and 

forwarded to the Division Director; and  

WHEREAS, a review of the locally adopted amendments by the Coastal Resources Commission will be 

scheduled; and the CRC will then decide on certification of the amendments;  

NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the Town of Beaufort, North 

Carolina, that the Future Land Use Map (p. 173) in the Comprehensive and CAMA Land Use Plan be amended 

to reflect that 125 Bunch Road (PIN 730611664893000) and 472 Highway 101 (PIN 730607578502000) are 

now Village Commercial rather than Rural/Working Lands. 

BE IT FURTHER RESOLVED that the Board of Commissioners of the Town of Beaufort, North Carolina, 

has adopted the draft amendments; and  

BE IT FURTHER RESOLVED that the Town Manager of the Town of Beaufort is hereby authorized to 

submit the adopted Comprehensive and CAMA Land Use Plan amendments to the State for certification as 

described above.  

 

Enacted on motion of Commissioner ____________________, and carried by a vote of ______ in favor and 

______ against. 

Adopted this 12th day of October, 2026. 

TOWN OF BEAUFORT 

________________________ 

________________________                 Sharon E. Harker, Mayor 

 Elizabeth Lewis, Assistant Town Manager & Town Clerk 
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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 

 

Board of Commissioners  

Regular Meeting 

6:00 PM – Monday, October 12, 2026  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 

 

 

AGENDA CATEGORY:               New Business  

SUBJECT: Parks and Recreation Advisory Board 
Appointments 

 
 

REQUESTED ACTION: 

There are currently two positions available for volunteer service on the Parks and 
Recreation Advisory Board. Each appointment is for a three-year term. 

The Town has received applications from the following individuals: 

 Barry Evans 

 Taylor Grigg 

 Isabel Hernandez 

 Kendra Johnson 

 David Schafer 

 Greg Stokes 

 

Please appoint two individuals to the Parks and Recreation Advisory Board, each to 
serve a three-year term. 

 

 

SUBMITTED BY: 

Elizabeth Lewis, Assistant Town Manager/Town Clerk 
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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 

 

Board of Commissioners 

Regular Meeting 

6:00 PM – Monday, October 12, 2026  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 

 

 

AGENDA CATEGORY:               New Business  

SUBJECT: Carteret County Museum Donation Pieces 

 

BACKGROUND: 

The Carteret County History Museum recently contacted the Town regarding three 
historical items owned by the Town of Beaufort that have been on loan to the Museum 
since 2009. The Museum has requested that the Town consider converting the existing 
loans to permanent donations through a Deed of Gift. The Museum has indicated that 
formally adding the items to its collection will allow them to continue to be preserved and 
maintained as part of Carteret County’s history and remain accessible for future 
generations. The following Town-owned items are currently on display at the Carteret 
County History Museum: 

1. Aerial View of Beaufort Elementary School, ca. 1975 
2. Portrait of Coach McQuaid, ca. 1964 
3. Photograph of NASA Astronaut Michael J. Smith and the Space Shuttle Crew, ca. 

1986 

Please see the attached photographs and proposed Deed of Gift for additional information 
and reference. 

REQUESTED ACTION: 

Provide direction to Town staff regarding the Carteret County History Museum’s request to 
permanently donate the three historical items currently on loan to the Museum. Should the 
Board wish to proceed with the donation, authorize Town staff to execute the associated 
Deed of Gift. 

SUBMITTED BY: 

Elizabeth Lewis, Assistant Town Manager/Town Clerk 

 
227

2.

http://www.beaufortnc.org/


228

2.



 

 

229

2.



 

230

2.



 231

2.


	Top
	1.	Meeting Minutes: September 14, 2026
	Coversheet-Mins
	Board of Commissioners Meeting Minutes 09.14.26

	2.	SUP Order: Case #26-22 Special Use Permit, 1323 Front Street ADU
	Cover memo SUP 1323 Front Street
	Draft SUP Order 26-22 1323 Front St ADU

	3.	Board of Commissioners 2027 Meeting Schedule
	Coversheet-Schedule
	2027_board_of_commissioners_meeting_schedule

	4.	Special Event Permit Application- Rolling on Middle
	Cover Sheet - Rolling on Middle 2026
	Special Events Application 2026.pdf_Redacted

	5.	Special Event Permit Application- Wobble Down Front
	Cover Sheet - Wobble Down Front 11.26.26
	2026 Wobble Down Front Event Application - updated_Redacted
	CRC_Course_Map

	6.	Special Event Permit Application- Pirate Invasion 2026
	Cover Sheet - Pirate Invasion 2026
	Event App - Pirate Invasion 11.13.26_Redacted

	7.	Special Event Permit Application- Race to the North Pole 2026
	Cover Sheet - Race to the North Pole 12.12.26
	Event App - 2026 RTTNP_Redacted

	8.	Authorization to Terminate Debris Agreement: Garner Debris Disposal Site
	Cover memo- Debris Site Termination

	9.	Daily and Disaster Debris Disposal Site Agreements: Adam Willis
	Cover memo- Debris Site Willis
	daily debris site adam willis (002)
	disaster debris site adam willis

	10.	Resolution: Speed Limit Reduction on Carraway Drive
	Cover memo- Resolution Speed Reduction
	A RESOLUTION REQUESTING REVIEW AND REDUCTION OF THE SPEED LIMIT ON CARRWAY DRIVE
	_ags_40dfc05fdbd047cf99543364a56fd7a6

	1.	Case #26-24: LDO Amendment– State Law Compliance for Off-Street Parking Minimums
	26-24 Cover memo
	H162v5
	Limits on Local Parking Minimums – Coates' Canons
	Historic Beaufort Map
	26-24 Consistency Statement signed
	26-24 draft ordinance watermarked

	2.	Voluntary Annexation Request: 374, 388, 404, and 550 Highway 101
	covermemo-beaufort crossing anexation requests
	ANNEXATION ORDINANCE - Beaufort Crossing
	5. BeaufortCrossing-Annexation 6.29.2026 (1)

	3.	Case #26-10: Rezoning Request, 374 Highway 101, from R-20 to B-1
	26-10 Cover memo
	26-10 Attachment A - BOC Staff Report
	26-10 Attachment B - Vicinity Map
	26-10 Attachment C - Zoning Map
	26-10 Attachment D - Application Package
	26-10 Attachment E - LDO Section 7.A R-20 & 9.C B-1
	26-10 Attachment F - LUP FLUM & Classifications
	26-10 Attachment G - Consistency Statement signed
	26-10 Attachment H - Notification Certification
	26-10 Attachment I - Draft Ordinance to Rezone
	26-10 Attachment J - Draft Resolution to Amend LUP

	4.	Case #26-11: Rezoning Request, 404 Highway 101, from R-20 to B-1
	26-11 Cover memo
	26-11 Attachment A - BOC Staff Report
	26-11 Attachment B - Vicinity Map
	26-11 Attachment C - Zoning Map
	26-11 Attachment D - Application Package
	26-11 Attachment E - LDO Section 7.A R-20 & 9.C B-1
	26-11 Attachment F - LUP FLUM & Classifications
	26-11 Attachment G - Consistency Statement signed
	26-11 Attachment H - Notification Certification
	26-11 Attachment I - Draft Ordinance to Rezone
	26-11 Attachment J - Draft Resolution to Amend LUP

	5.	Case #26-20: Rezoning Request, the RC-5 portion of 125 Bunch Road and 472 Highway 101, (R-20) to B-1
	26-20 Cover memo
	26-20 Attachment A - BOC Staff Report
	26-20 Attachment B - Vicinity Map
	26-20 Attachment C - Zoning Map
	26-20 Attachment D - Application Package
	26-20 Attachment E - LDO Section 7.E RC-5 & 7.A R-20 & 9.C B-1
	26-20 Attachment F - LUP FLUM & Classifications
	26-20 Attachment G - Consistency Statement signed
	26-20 Attachment H - Notification Certification
	26-20 Attachment I - Draft Ordinance to Rezone
	26-20 Attachment J - Draft Resolution to Amend LUP

	1.	Parks and Recreation Advisory Board Appointments
	Coversheet-PRAB Appointments

	2.	Carteret County Museum Donation Pieces
	Coversheet-History Museum
	Town of Beaufort 2026 July
	DonationPics

	Bottom

