
 

 

 

 

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, June 09, 2025 

Train Depot, 614 Broad Street 

________________________________________________________________________________ 

 

Call to Order/Pledge of Allegiance 

Roll Call 

Agenda Approval 

Items of Consent 

1. Meeting Minutes 

2. NCDR General Records/Program Records Schedule  

3. Capital Project Budget Amendment #1- Professional Park Drive Area Stormwater Project 

4. Fourth of July Parade Event  

Public Hearing 

1. Proposed Fiscal Year 2026 Budget (Matt Zapp, Town Manager) 

2. Voluntary Annexation- 2303 Highway 70 Beaufort (Elizabeth Lewis, Town Clerk) 

Presentations 

1. Beaufort Waterfront Operations and Finance Committee 
a. Next Steps 

i. Marina Management Company 
ii. Fuel Farm Installation  

Quasi-Judicial Proceeding 

1. Case #25-09 Beaufort Bar SUP Outdoor Operation 410 Live Oak Street (Michelle Eitner, Town 
Planner) 

Public Comment 

New Business 

1. Proposed Fiscal Year 2026 Fee Schedule (Christi Wood, Finance Director)  

2. Wastewater Allocation Request- 2303 Highway 70 Beaufort (Sam Bell, Town Engineer) 

3. Case #25-03 400 Airport Road Hanger 72 - Site Plan (Kyle Garner, Planning and Inspections 
Director)  
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4. Case #25-07 Site Plan – Boys & Girls Club at 497 Campen Road (Michelle Eitner, Town 

Planner)  

5. Wastewater Allocation Request- 497 Campen Road (Sam Bell, Town Engineer) 

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, June 09, 2025 
 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Meeting Minutes 

 

REQUESTED ACTION: 

 

Approval of draft minutes for the following meetings: 

 May 12, 2025, BOC Regular Meeting  

 May 15, 2025, Special Meeting Budget Work Session 

 May 21, 2025, Special Meeting Budget Work Session 
 
 

SUMBITTED BY: 

Elizabeth Lewis, Town Clerk 

 

3

1.

http://www.beaufortnc.org/


DRAFT 
 
 

 

 

 

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, May 12, 2025 

Train Depot, 614 Broad Street 

________________________________________________________________________________ 

 

Call to Order/Pledge of Allegiance 

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 Cooper 
Commissioner Gillikin 
Commissioner LoPiccolo 
Commissioner Oliver 
Commissioner Spiegler 
 
ABSENT: None 

Agenda Approval 

Commissioner Cooper made a motion to approve the agenda as presented.  

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

Items of Consent 

1. Meeting Minutes: April 14 & 28, 2025 

Commissioner Cooper made a motion to approve the Items of Consent.  

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

Old Business 

1. Petition for Annexation- 2303 Highway 70; Certificate of Sufficiency  

Ms. Lewis presented the initial findings regarding the petition for voluntary annexation of 
2303 Highway 70 Beaufort. She provided background on the petition submitted by Current 
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County Government on February 20, 2025. She noted the property in question is a 41.08-
acre vacant tract currently in the ETJ, zoned R20, and within an X flood zone. She 
highlighted potential impacts, including an increase in emergency service call volume and 
potential future staffing needs. She noted if annexed, the property would not generate tax 
revenue as it is owned by a government entity. The sewer allocation request associated 
with the proposed usage would require 24,000 gallon per day usage, representing about 
2% of the total capacity. 

Ms. Lewis confirmed that she completed the investigation of the petition and found it met 
the necessary requirements, therefore presenting the Certificate of Sufficiency. She 
recommended the Board set a public hearing date for June 9, 2025, on the question of 
annexation. 

Commissioner Cooper made a motion to set the 2303 Highway 70 Annexation Public 
Hearing for June 9, 2025, at 6:00 p.m.  

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

2. Draft UDO Vision Statement Revisions 

Ms. Eitner, Town Planner, presented the revised draft of the UDO vision principles and 
goals statement. She explained that the purpose of the document was to establish general 
directives for the drafting process, not to pin down specific policy decisions. She noted 
that full adoption of the UDO is not expected until late 2027. 

The Board of Commissioners discussed three proposed revisions to the document as 
presented by Ms. Eitner. 

● For item #1 in the goals section, the board unanimously agreed to use the 
revised language as presented: "Align future growth and public services with the 
capacity of existing and planned infrastructure, both built and natural, to support a 
thriving and resilient community". 

● For item #2, in the goals section the board unanimously agreed to use the 
revised language as presented: "Expand the availability and diversity of housing 
options that are attainable for those who live and work in Beaufort, with a focus on 
supporting year-round residents and the local workforce".  

● For item #3, alternatives for UDO Goal #6, there was extensive discussion about 
the Non-Intensification Zone (NIZ) and how to word the goal. The Board of 
Commissioners expressed various concerns about the extent of the NIZ, potential 
future changes to its boundaries, and the need for flexibility in development. After 
discussion, the board reached a consensus to use "Option D" of the proposed 
revisions to be able to move forward, with the understanding that this language 
may be revisited during the detailed drafting process to ensure the Board is 
satisfied with the final product. Option D was a proposed revision developed by the 
UDO Steering Committee at their April 16th meeting. It was presented as follows, 
"Focus growth, new infrastructure, and expansion of existing infrastructure outside 
of the Non-Intensification Zone". 

Mayor Harker noted the need for additional education on the NIZ, such as reviewing maps 
and specific locations that fall within the classification. The board also briefly discussed 
other sections of the vision statement, with Commissioner Oliver raising questions about 
public engagement, equal consideration of all communities, developers and demographic 
representation in the process. Ms. Eitner acknowledged that much of the outreach and 
engagement work was yet to occur as part of the UDO development process and they 
were focused on the guiding principles and goals at this time. Commissioner Oliver 
recommended that goal number four be revised to add, "to the neighborhood or area", as 
the term context-appropriate needs more clarity.  
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3. FY 25 Budget Amendment #4 

Christi Wood, Finance Director, presented FY 25 Budget Amendment #4, explaining that it 
involved changes to the general fund and stormwater fund. For the general fund, there 
was an overall decrease of $413,176, including a decrease in grant revenue, an increase 
in sales and service revenue from the sale of fire apparatus, and an increase in other 
revenue from a donation. For the stormwater fund, there was a decrease of $294,815 for 
a grant that was budgeted in the project fund. 

Commissioner Gillikin made a motion to approve FY 25 Budget Amendment #4 as 
presented.  

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

4. Beaufort Waterfront Operations and Finance Committee Update 

Commissioners Spiegler and Commissioner Gillikin provided updates on the Beaufort 
Waterfront Operations and Finance Committee (BWOF). They reported on a successful 
public engagement event held on April 15th, which was well-attended with over 100 
participants. They mentioned an ongoing online survey open until May 23rd for additional 
public input. The Commissioners also provided updates on a $12 million legislative 
appropriation request for the waterfront project, plans for installing Town owned fuel tanks 
in the west parking lot, and reported interviews were being conducted for potential marina 
management companies. They emphasized the BWOF's focus on making the waterfront 
Beaufort-centric and incorporating community feedback. The next BWOF meeting was 
announced for May 16, 2025, at 1:00 p.m. in the Train Depot. 

 

Public Comment 

Ethan Lewis: 604 Beaufort Manor Drive, Beaufort, NC 28516 

Mr. Lewis spoke about Municipal Code section 90.12, which he believed negatively affects the 
homeless population in Beaufort. He asked for the code to be considered for repeal, arguing that it was 
unjust and cruel. Mr. Lewis expressed concerns about criminalizing homelessness and the potential 
consequences of fines for those unable to pay. 

Ally Kristen: 444 Meeting Street, Beaufort, NC 28516 

Ms. Kristen, representing a group of concerned citizens, requested help in preserving an old growth live 
oak tree at 406 Live Oak Street. She presented arguments for keeping the tree, including its historical 
and environmental value, and suggested alternatives for the proposed development that would allow 
the tree to remain. 

Rusty Quate: 119 Gallants Point Rd, Beaufort, NC 28516  

Mr. Quate asked what 2% of capacity represents in relation to the sewer allocation request coming forth 
for 2303 Highway 70. He also inquired if the Town's sewer pipes were adequately sized to handle the 
additional flow.  

New Business 

1. Proposed FY 2026 Budget 

Matt Zapp, Town Manager, presented a high-level review of the current budget data 
ahead of a work session scheduled for Thursday, May 15, 2025. He shared the revenue 
neutral tax rate was $0.29. He noted that while the rate is set based on current best data 
(as of May 5), actual collections may vary due to appeal outcomes and lagging 
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adjustments. The number will evolve, but $0.29 is the most accurate pre-June 30 
estimate. To meet the proposed needs identified by staff, a tax rate of $0.33 was 
recommended for FY26. Mr. Zapp provided a red line list showing prioritized items and 
potential cuts to reach different tax rate scenarios. It was noted that all calculations were 
made under the assumed collection rate of 98.55%.  

The Board expressed appreciation for the detailed information provided and shared they 
were looking forward to the upcoming work session to dive deeper into the budget 
specifics. 

2. Pamlico Sound Regional Hazard Mitigation Plan Adoption 

Ms. Eitner presented the Pamlico Sound Regional Hazard Mitigation Plan for adoption. 
She explained that this cooperative regional plan is updated every 5 years in accordance 
with FEMA requirements. The plan establishes a vision and guiding principles for reducing 
hazard risk and proposes specific mitigation actions. 

Commissioner Spiegler, who served on the committee creating the plan, praised the 
document and noted its relevance to the ongoing UDO update process. 

Commissioner Spiegler made a motion to adopt the Pamlico Sound Regional Hazard 
Mitigation Plan and associated resolution as presented.  

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

3. Case #25-02; 406 Live Oak Street Mixed-Use Site Plan 

Ms. Eitner presented the site plan review for a mixed-use development at 406 Live Oak 
Street. The plan included one mixed-use building with ground floor commercial units and 
three rental apartments on the top floor. The site plan included parking, landscaping, and 
other required elements. A significant point of discussion was the removal of a large live 
oak tree on the property.    

The applicant, Vic Fasolino, explained the challenges of preserving the tree given the site 
constraints and development plans. In his presentation, he detailed the landscaping plans, 
which included planting numerous new trees and plants. 

After extensive discussion and questioning of the applicant, the Board expressed their 
desire to preserve trees in the Town but also shared understanding of the applicant's 
position and reason to remove the existing trees.   

Commissioner Cooper made a motion to approve the site plan for Case #25-02 with the 
condition of planting one live oak and one native tree on Live Oak Street. The motion 
carried unanimously with a (5-0) vote. 

4. Case #25-08 - Front Street Village Phase III Site Plan 

Commissioner Cooper made a motion to excuse Commissioner Oliver from the 
consideration of Case #25-08.  

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

Mr. Garner, Planning Director, presented the Front Street Village Phase III site plan, which 
included 14 townhome units and two commercial structures. He noted that the plan was 
consistent with the original PUD approved in 2008. 

The applicant, Mr. Oliver, clarified that the townhomes would not be used for short-term 
rentals and expressed hope that they could be offered to hotel employees at an attractive 
rate. 

Commissioner Gillikin made a motion to approve the site plan for Case #25-08 as 
presented.  

The motion carried unanimously with a (4-0) vote.  
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Manager Report 

Mr. Zapp provided an update covering various topics such as: USDA project updates and deadlines, 
salary study recommendations, potential grant funding for stormwater management, the budget 
process, timeline and next steps. He emphasized his commitment to maintaining high-quality service in 
the Town of Beaufort.  

Mayor/Commissioner Comments 

Commissioner LoPiccolo congratulated Mayor Harker on her recent election to represent District 2 on 
the North Carolina League of Municipalities Executive Board.  

Commissioner Gillikin thanked those in attendance as well as staff, specifically Manager Zapp and 
Christi Wood, for their excellent work composing budget related documents in a short amount of time.  

Commissioner Spiegler and Commissioner Oliver echoed the positive comments already made about 
staff and public engagement.   

Commissioner Cooper spoke about the upcoming budget work sessions. 

Mayor Harker also thanked the Town Staff and Commissioners for their dedication and hard work. 

Adjourn 

Commissioner Oliver made a motion to adjourn the meeting at 8:40 p.m. 

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

 

_______________________________________  

 Sharon E. Harker, Mayor 

  

 

_______________________________________  

 Elizabeth Lewis, 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  

Budget Work Session 

4:00 PM Thursday, May 15, 2025 

Train Depot, 614 Broad Street 

________________________________________________________________________________ 

 

Call To Order 

Mayor Harker called the meeting to order at 4:00 p.m. 

PRESENT: 

Mayor Harker 
Commissioner Gillikin 
Commissioner LoPiccolo 
Commissioner Oliver 
Commissioner Cooper 
Commissioner Spiegler  
 
 
Budget Planning Process and Timeline 

Town Manager Matt Zapp shared that staff had assembled a budget with a 33-cent tax rate to fund 

100% of the items requested, with approximately $800,000 in cuts required to achieve the revenue 

neutral rate. He explained that staff needed specific directions from the Board on what items to fund 

and what tax rate to set to assemble the draft budget to be presented to the Board at the May 21st 

Budget Work Session.  

Commissioner Oliver presented a budget model showing the possibility of maintaining a revenue 

neutral approach while reducing sewer rates by $1 million, noting that some belt tightening and 

adjustments would be required. It was explained that he sent his presentation to the Board a couple 

hours prior to the meeting and not everyone had a chance to review it yet. 

Town Manager Zapp shared the County recommended maintaining a 7% holdback on real property tax 

revenue to account for potential appeals and collection issues, which was incorporated into the budget 

projections. 

The Board emphasized their fiduciary responsibility to avoid raising taxes if possible, suggesting they 

need to thoroughly review the budget to make appropriate funding decisions. 

Town Manager Zapp shared the USDA loan payments of approximately $481,000 will be required 

starting June 1, 2026, as part of a 41-year payment cycle. 
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Utility Fund and Rate Discussion 

Commissioner Oliver proposed reducing water and sewer fees by $1 million in the upcoming fiscal year 

based on accumulated enterprise capital funds of approximately $5.3 million over recent years. 

Town Staff confirmed that Beaufort maintains healthy financial reserves with a 51% general fund 

balance and approximately $5.3 million in utility reserves, both exceeding industry standards for 

financial stability. Manager Zapp explained additional information should be obtained and rate studies 

should be performed before reducing utility rates. It was noted that staff could actively work on that, and 

it was not fiscal year dependent.  

The Board worked through a revenue-neutral list with red-lined items, making keep/remove decisions to 

provide better direction for staff. Results of the discussion are captured below: 

 Approval of funding six new full-time firefighter positions based on staff recommendations, 

representing a $600,000 personnel expansion for the fire department. 

 Approval to fund and retain a Parks and Events Coordinator position at $72,200. 

 Approved salary adjustment options for years of service that had been previously discussed, 

totaling $113,000.  

 Approval of 3% COLA for all full-time employees totaling $240,000. 

 Approval to fund the remainder of the UDO update totaling $150,000. 

 The Board agreed to delay the Police Department generator replacement to FY27, with the 

understanding emergency funds to be requested if it fails before then.  

 Approval of $10,000 for police department undercover vehicle replacement. 

 It was suggested that the request for the Fire Department’s replacement F-250 pick-up truck be 

considered and worked into the budget if possible. 

 Denial of Public Works request to replace a forklift. The Board suggested exploring short-term 

rental or lease options instead of immediate purchases to manage budget constraints. 

 Denial of Public Works request to replace an F-150 truck. The Board suggested exploring lease 

options instead of immediate purchases to manage budget constraints. 

 Denial of Public Works request to replace the dock at Grayden Paul Park. It was suggested 

Town staff explore ways to make crucial repairs within budget instead of replacing the entire 

dock.  

 Denial to fund a grant writer. It was decided staff would handle grant writing in-house for 12 

months rather than hiring an external grant writer. 

 Denial to make a one-time donation to the Boys and Girls Club. 

 Approval to maintain the $100,000 allocation for dredging in the budget and continue pursuing 

the project.  

 Approval of adding an additional $100,000 to the reserve fund for boardwalk/docks despite 

current implementation challenges.  
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Personnel/Communication Discussion 

Town Manager Zapp discussed multiple alternatives for the monthly newsletter, noting the community's 

median age of 58-59 years and recommending a hybrid approach that maintains print while expanding 

electronic distribution. He proposed reducing the newsletter to a one-page front and back format 

(cutting costs by approximately 50%) while maintaining service to the entire community.  

Town Manager Zapp also discussed efforts to improve communication strategies in the upcoming fiscal 

year, including more dedicated staff time for PIO functions.  

Town Manager Zapp emphasized the importance of establishing clear road maps and expectations 

before hiring new staff members to avoid frustration and ensure effective implementation of town 

initiatives. 

Town Manager Zapp reported that staff were successful in identifying an existing employee with 

appropriate training for the resiliency function as previously requested by Commissioner Spiegler. This 

requires only a 5% salary adjustment, rather than creating a new position. 

Other Action Items 

A request was made by Commissioner LoPiccolo to allocate funds for tree planting. 

It was noted that in previous years, tree planting funds had been used for shrubbery, landscaping, and 

trees at Randolph Johnson Park and downtown, but no allocation was made for the current year.  

The Board reached consensus to allocate $7,500 for tree planting, with staff confirming they could find 

room in the budget. 

It was requested that staff bring the vehicle replacement policy document to the board for review and 

final approval at a future meeting.  

The next scheduled continuation of FY26 budget discussions set for May 21st at 6:00 p.m., with the goal 

of a formal proposed budget document under the revenue neutral tax rate. Staff will prepare revised 

proposals based on the Board's guidance. 

 

Adjourn 

Commissioner Oliver made a motion to adjourn the meeting at 6:00 p.m. 

The motion carried unanimously.  

 

_______________________________________  

Sharon E. Harker, Mayor 

  

 

_______________________________________  

 Elizabeth Lewis, 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 

Budget Work Session Minutes 

6:00 PM Wednesday, May 21, 2025 

Train Depot, 614 Broad Street 
________________________________________________________________________________ 

 

Call to Order 

Mayor Harker called the meeting to order at 4:00 p.m. 

Roll Call 

Elizabeth Lewis, Town Clerk, called the roll. 

PRESENT: 

Mayor Harker 
Mayor Pro Tem Cooper 
Commissioner Gillikin 
Commissioner LoPiccolo 
Commissioner Oliver 
Commissioner Spiegler  
 
ABSENT: 
 
None 
 
Agenda Approval 

Commissioner Cooper made a motion to approve the agenda as presented.  

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

Items for Discussion 

1. Presentation of the DRAFT FY26 Recommended Budget- Town Manager, Matt Zapp 
 

Town Manager, Matt Zapp, presented the draft FY26 recommended budget. He began by 

explaining the materials provided to the board, including a bound draft budget, a legal-sized current 

projects list, and a line-by-line item budget for both revenue and expenses. Manager Zapp 

mentioned that they had taken a zero-based budgeting approach, starting from line number one 

and going through over 600 lines of documentation for both revenue and expenses. Manager Zapp 

highlighted several key points of the proposed budget: 
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● Revenue neutral tax rate: The budget proposes a significant reduction in the tax rate from 
the current 46 cents to a calculated revenue neutral rate of 28.84 cents per $100 valuation. 

● Maintaining current water and sewer rates: The budget proposes to maintain the current 
water and sewer rate structure. However, Manager Zapp requested board approval to 
schedule a comprehensive rate analysis with the North Carolina Rural Water Association. 

● Primary budget and capital goals: 

 Addition of 6 full-time firefighters (3 on the County side, 3 on the Town side) 

 Purchase of a Public Works dump truck, a sewer truck, a F-250 truck for the Fire 
Department, and 3 generators 

 Development of an enterprise fund (Fund 14) for the Beaufort Waterfront projects 

 3% COLA for employees and market competitive adjustments based on a salary 
study 

 Total budget: $19,856,755 (less than the previous year's budget which included $1.5 
million from fund balance for asphalt repairs) 

 Fund allocations: 

○ General Fund: $14 million 

○ New Stormwater Fund: $180,000 

○ Utility Fund: $5.2 million 

○ System Development Fees: $125,000 

○ New Waterfront Fund: $0 (placeholder) 

 Average tax bill: Based on the new average tax value of $573,000, the average tax 
bill would be approximately $1,654 annually or $137.85 monthly. 

 Manager Zapp reported that the unassigned fund balance as of June 30, 2024, was 
$7.8 million. After projected expenses and maintaining the Town's internal policy of a 
20% holdback, there would be approximately $3.4 million available and unassigned 
in the fund balance. 

Zapp then opened the floor for questions from the Board of Commissioners.  

Mayor Harker deemed a Board consensus on maintaining the revenue neutral tax rate of 28.84 

cents as presented by the staff. The Board also gave consensus for the staff to proceed with a 

comprehensive utility rate analysis to be performed by the North Carolina Rural Water 

Association. 

Commissioner Spiegler thanked the staff for their hard work and the addition of the docks to the 

budget on both the revenue and expense sides. 

Commissioner Oliver expressed full support for the Town Manager's budget recommendations. 

Commissioner Cooper inquired about the difference between the 28.84 cent tax rate and a 

rounded 29 cent rate. Manager Zapp clarified that rounding to 29 cents would generate 

approximately $34,000 more in revenue. 

Commissioner LoPiccolo asked about the utility fund debt service and how it would change over 

time.  

Manager Zapp explained that some debts would be paid off in the coming years, potentially 

freeing up funds for rate adjustments or new projects. He also mentioned the need for a robust 

capital improvement plan to guide future decisions. 

 

2. USDA Project Update- Town Manager, Matt Zapp  
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Manager Zapp provided an update on the USDA project and shared the following key points: 
 

 Asphalt patching was scheduled to begin the following day (May 22, 2025) on Broad 
Street. 

 The town had engaged Greg Meshaw, a retired employee, on a part-time basis to 
help manage the USDA projects. 

 Two contractors (Sunland and TA Loving) were handling three projects. Sunland will 
now focus on completing the stormwater project, while TA Loving would take on both 
the water and sewer projects concurrently. 

 The estimated cost for full edge-to-edge road replacement in the construction zones 
ranged from $6 million to $10 million, which was not currently budgeted. 

 The Town is working on improving communication with residents about road closures 
and water shutoffs through various means, including door hangers, social media 
posts, and text alerts. 

 Manager Zapp confirmed that the first payments for the USDA water and sewer 
projects would be due on June 1, 2026. 

 
Staff Comments   

There were no additional staff comments.  

Adjourn 

Commissioner Oliver made a motion to adjourn the meeting at 6:50 p.m. 

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

 

 

_______________________________________  

 Sharon E. Harker, Mayor 

  

 

_______________________________________  

 Elizabeth Lewis, 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, June 09, 2025 
 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: NCDR General Records/Program Records Schedule  

 

REQUESTED ACTION: 

 

Formal adoption of the General and Program Records retention and disposition schedule 
from the NC Department of Natural and Cultural Resources (NCDCR). This is standard for 
local government agencies from North Carolina. While the Town of Beaufort currently follows 
these schedules, we would like the Board of Commissioners to formally adopt them. Full 
documents can be found using the links below. Please note, the 2021 version is the most 
current edition provided by NCDCR. The Board will be notified of any future updates.  

 

General Records Retention - 2021 General Records Schedule: Local Government Agencies 
(ncdcr.gov) 

Program Records Retention - 2021 Program Records Schedule: Local Government 
Agencies (ncdcr.gov) 

 

SUMBITTED BY: 

Elizabeth Lewis, Assistant Town Manager  
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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, June 9, 2025 
Train Depot, 614 Broad Street 

Beaufort, NC 28516 
 
 

 

AGENDA CATEGORY: Items for Consent 

SUBJECT: Capital Project Budget Amendment #1 for Professional 
Park Drive Area Stormwater Project 

BRIEF SUMMARY: 

This amendment requests the appropriation of a $540,000 grant received by the Town 
of Beaufort from Carteret County. The Town of Beaufort is a subrecipient of the MOA 
between Carteret County and the NC Department of Public Safety. These funds are part 
of the FY 2022 Disaster Relief and Recover/Mitigation/Resiliency Directed Grant. The 
purpose of the funds is to support debris removal, disaster mitigation, and storm 
resiliency initiatives within Carteret County.  
 
The Town of Beaufort plans to use the funding to perform maintenance and re-grading 
of ditches and swales in the Professional Park / Mercerville area in Beaufort to mitigate 
on-going flooding and poor drainage. The area was the focus of a recent stormwater 
study that includes grading and rerouting of ditches as proposed solutions. Results and 
information gathered in the study will be used in the re-grading efforts to maximize the 
effect of mitigation efforts. 
 
The Town of Beaufort greatly appreciates the collaboration with the County on the grant 
funding and looks forward to using it to provide relief to residents within our shared 
communities. 
 

 

REQUESTED ACTION: Approve Capital Project Budget Amendment #1 Professional Park 
Drive Area Stormwater Project 

EXPECTED LENGTH OF PRESENTATION: 5 minutes 

SUBMITTED BY: Christi Wood – Finance Director 

BUDGET AMENDMENT REQUIRED: Yes 
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TOWN OF BEAUFORT 

CAPITAL PROJECT BUDGET AMENDMENT #1 

 PROFESSIONAL PARK DRIVE AREA STORMWATER PROJECT 

 
WHEREAS, the Town of Beaufort adopted a Capital Reserve Fund Ordinance for Professional Park Drive Area 

Stormwater Project on November 13, 2023, and 

WHEREAS, the Board of Commissioners recognizes that periodic modifications to the revenues and expenditures 

for capital projects may be necessary for fiscal management purposes and to implement the decisions of the Board 

of Commissioners; 

BE IT ORDAINED by the Board of Commissioners by the Town of Beaufort that the following Capital Project Budget 

Ordinance is adopted in accordance with Section 13.2 of Chapter 159 of the General Statutes of North Carolina for 

the Professional Park Drive Area Stormwater Project.  

SECTION I:  REVNUE 

Appropriate grant funds received from Carteret County to perform maintenance and re-grading of ditches and 

swales in the Professional Park / Mercerville area in Beaufort to mitigate on-going flooding and poor drainage. 

GRANT FUNDS                                                                              $ 540,000 

TOTAL REVENUE                                    $ 540,000 

SECTION II:  EXPENDITURES 

  

ENGINEER/DESIGN                                                                      $   81,000 

CONSTRUCTION                                                                      $  459,000 

 TOTAL EXPENDITURES                                                     $ 540,000 

SECTION III:  DISTRIBUTION  

Copies of this ordinance shall be furnished to the Town Manager and Finance Officer to be kept on file for their 

direction in the disbursement of funds for carrying out this project. 

Adopted this 9th day of June 2025. 

ATTEST: 

 

Elizabeth Lewis     Sharon E. Harker 

Town Clerk     Mayor 

17

3.



 

 

 

 

  

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, June 09, 2025 

 

 

AGENDA CATEGORY: Items of Consent  

SUBJECT: Fourth of July Parade  

 

 

Fourth of July Parade – 2025 Event Summary  

The Beaufort Business Association (BBA) has submitted an event application to host the 
annual Fourth of July Parade on Friday, July 4, 2025, at 11:00 a.m. in downtown Beaufort.  

Parade Details  

• Line-Up Time: 10:00 a.m. 
• Line-Up Location: Front Street, beginning at Front and Gordon Streets, extending 

eastward. 
• Parade Route: Begins at Front and Gordon Streets, proceeds west on Front Street, 

turns right on Turner Street, and concludes in the Carteret County Courthouse 
parking lot. 

BBA Responsibilities  

• Handles parade participant registrations 
• Maintains the required event insurance coverage 
• Organizes parade line-up 

Town Support 

Per the Board of Commissioners’ 2018 directive, the Town of Beaufort continues to support 
the Fourth of July and Christmas parades by covering staffing and resource costs. 

Town Staffing and Resources Include: 

• 7 Beaufort Police Department officers, above regular staffing.  
• 7 additional Town staff members 
• Total: 14 employees working 3-4 hours each at holiday overtime rates 
• Public Works support includes: 

o Solid waste services 
o Restroom stocking and cleaning 
o Street sweeping following the event 
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• The Beaufort Fire Department provides on-duty personnel to assist with public safety. 
• One PD vehicle starts the parade, and the FD closes the parade with a fire truck and a 

safety vehicle to assist in clearing the streets of pedestrians.  

Public Safety Note 

Due to the elevated safety concerns, Public Safety reserves the right to increase staffing or 
cancel the parade if deemed necessary to protect public welfare.  

Barricades will be deployed and each intersection along the parade route is staffed. 
Additional parade safety measures are deployed.  

 

REQUESTED ACTION: Consider approval of the event.  

  

SUMBITTED BY: 

Rachel Johnson, Events Coordinator  
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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, June 9, 2025  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 
 

AGENDA CATEGORY: Public Hearing 

SUBJECT: Proposed Fiscal Year 2026 Budget 

  
REQUESTED ACTION: 

 

Conduct a Public Hearing on the FY 2026 Proposed Budget. Following the Public Hearing, 
adopt the FY 2026 Proposed Budget and corresponding Budget Ordinance. 

 

A full copy of the FY 2026 Proposed Budget can be viewed at: 
https://www.beaufortnc.org/finance/page/budgets 

  

 

EXPECTED LENGTH OF PRESENTATION:  

5 minutes  

 

SUBMITTED BY: 

Matt Zapp – Town Manager 

 

BUDGET AMENDMENT REQUIRED: 

NO 
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Section 4: Stormwater Fund 
A. Revenues
It is estimated that the following revenues will be available in the Stormwater Fund for the fiscal year beginning
July l, 2025, and ending June 30, 2026:

STORMWATER FUND REVENUES 

I ntergovernmenta I 0 

Permits and Fees $180,000 

TOTAL I $180,0001 

B. Expenditures Authorized by Department
The following amounts are hereby appropriated in the Stormwater Fund for the operation of the Town
government and its activities for the fiscal year beginning July l, 2025, and ending June 30, 2026:

STORMWATER FUND EXPENDITURES 

Stormwater $180,000 

TOTAL $180,000 

Section 4: Ad Valorem Tax 
There is hereby levied a tax as calculated below in the General Fund in Section I of this ordinance. 

Real & Personal 
Motor Total 
Vehicles Revenue 

Valuation of property listed Janaury l, 
$2,084,302,670 $69,555,109 

2025 

Rate $0.2884 per $100 value 6,011,129 200,597 

Rate of collection 98.55% 98.55% 

TOTAL $5,923,968 $197,688 1$6,121,656 I 

In accordance with NC General Statute 159-13, the estimated rate of collection for property and motor vehicle 
taxes for the 2026 fiscal year beginning July l, 2025 is as shown in the calculation above. 

Section 5: Amendments and Contracts 
Pursuant to NC General Statute 159-15, this budget may be amended by submission of proposed changes to 
the Town Board of Commissioners. 
Notwithstanding the above subsection (a) above, the Town Manager is authorized to transfer funds from one 
appropriation to another within the same fund without limitation. 
Funds may not be transferred between funds without prior approval from the Town Board of Commissioners. 
The Town Manager may enter into and execute change orders or amendments to construction contracts in 
amounts less than $50,000 when the appropriate annual budget or capital project ordinance contains 
sufficient appropriated but unencumbered funds. 
The Town Manager may execute contracts which are not required to be bid or which G.S.143-131 allows to be let 
on informal bids so long as the annual budget or appropriate capital project ordinance contains sufficient 
appropriated but unencumbered funds for such purposes. 
Upon notification of funding increases or decreases to existing grants or revenues, or the award of grants or 
revenues, the Town Manager may adjust budgets to match, including grants that require a match for which 
funds are available. 

Section 6: Distribution 
Copies of this ordinance shall be furnished to the Town Manager and the Finance Officer to be kept on file by 
them for their direction in the disbursement of funds. 
Adopted this 9th day of June, 2025 

ATTEST: 

Elizabeth Lewis 
Town Clerk 

Sharon E. Harker 
Mayor 
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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, June 09, 2025 
 

 

AGENDA CATEGORY: Public Hearing  

SUBJECT: Voluntary Annexation- 2303 Highway 70 Beaufort  

 

BRIEF SUMMARY: 

 

On May 12, 2025, the Town Clerk presented a Certificate of Sufficiency regarding a petition 
for voluntary annexation of 2303 Highway 70 Beaufort, submitted by Carteret County.  

 

Notice of the June 9, 2025, Public Hearing was published in the Carteret County News-
Times on May 28, 2025, and June 4, 2025.  

 

REQUESTED ACTION:  

Conduct a Public Hearing on the question of annexation, tax parcel #731703016821000, into 
the Town of Beaufort corporate limits. If approved, the attached draft ordinance will need to 
be adopted. Recordation at the Register of Deeds will follow adoption/approval.  

 
 

SUMBITTED BY: 

Elizabeth Lewis, 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. 25-_____ 

 WHEREAS, on or about February 20, 2025, the Town of Beaufort (hereinafter “Town”) 

received a petition (hereinafter “Petition”) from Carteret County, requesting the Town to annex 

an area more fully described in the Petition, such area generally known as “2303 Highway 70”; 

and, 

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

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

Commissioners for Town; and, 

 WHEREAS, at the May 12, 2025 meeting of the Town’s Board of Commissioners, the Town 

Clerk delivered her certification regarding the sufficiency of the Petition; and, 

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

9, 2025 on the question of annexation as requested in the Petition and caused notice of the public 

hearing to be published on May 28, 2025 and June 4, 2025 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 Petition 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 Petition 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 Petition meets the requirements of Section 160A-31 of the North Carolina 

General Statutes. 

 2. The areas described in the Petition 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 ____ day of June, 2025. 

      TOWN OF BEAUFORT  

 

By: ______________________________ 

      SHARON E. HARKER, Mayor 

      

(Town Seal) 

 

 

__________________________________ 

ELIZABETH LEWIS, 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, June 09, 2025 
 

 

AGENDA CATEGORY: Presentation    

SUBJECT: Beaufort Waterfront Operations and Finance Committee  

 

SUMMARY: 

 

The attached presentation from the Beaufort Waterfront Operations and Finance Committee 
will be shared with the Board of Commissioners seeking their approval of a recommended 
marina management company.   

 

Contact: Commissioner Spiegler (Chair) 

              Commissioner Gillikin (Vice-Chair) 

 

 

SUMBITTED BY: 

Elizabeth Lewis, Assistant Town Manager  
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Beaufort Waterfront Operations 
and Finance Committee (BWOF) 

Marina Management Review 
Committee Recommendation

Town of Beaufort
Board of Commissioners Meeting

June 9, 2025
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RFP Process and 
Respondents 
The Town of Beaufort issued a Board of 
Commissioners (BOC)-approved RFP 
for Marina Management services of the 
Beaufort Town Docks on 12-21-24 with 
a deadline of 2-28-25.

Four entities submitted proposals for 
consideration:

• ExplorUS
• F3 Marina 
• Latitude Marinas 
• Beaufort Town Yacht Center, LLC 

(Sykes) 
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Marina Management Review Committee

                  
• Sarah Spiegler, Commissioner
• Paula Gillikin, Commissioner 
• Barry Slade, BWOF Member
• Steve Bishop, BWOF Member
• Weymouth Tillett, BWOF Member 

 

• Sharon Harker, Mayor
• Matt Zapp, Town Manager 
• Elizabeth Lewis, Assistant Town 

Manager
• Christi Wood, Finance Director
• Charlie Burgess, Former Interim 

Town Manager 

  
38

1.



Initial 
Respondent 
Review Criteria 

Marina Management RFP Criteria 

1. Marina Management Experience (3rd Party) 
2. Municipal Marina Management Experience 
3. Experience with transient and seasonal properties
4. Experience managing smaller/boutique properties; good "fit" 
5. Transition experience (how many properties & how recent)
6. Plug and play services (Accounting, HR, Marketing, etc) 
7. Bench strength for ancillary services 
8. Did they include requested financial reporting examples?
9. Did they include management fee structure?
10. Did they include suggested term of engagement?
11. Do they have fueling experience? (diesel and gas) 
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Finalists Interviews 

                                      Latitude Marinas 

Interview held May 7, 2025
Representing Latitude Marinas:
• Jim Bronstien, President
• Teresa DeHart, Vice President, 

Customer Experience    

                                    F3 Marina

Interview held May 15, 2025
Representing F3 Marinas:
• John Matheson, President
• Hunter Spitler, Director of Marina 

Operations     
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Final Evaluation
and

Recommendation 

A unanimous decision 
was reached by the 
Marina Management 
Review Committee to 
recommend  F3 Marina 
based on their RFP 
response, in-person 
interview, and multiple 
reference checks. 
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F3 Marina Community Strengths 

F3 Marina positions themselves as the best operator of municipal marinas in the country

They recognize that municipal marinas are “playing a long game”, rather than operating to meet 
short-term investor profit goals, allowing for better strategic planning

F3 Marina is hospitality and experience-focused, both for visiting boaters and within the 
community while optimizing revenue potential

They believe marinas are the forward-facing part of the community, and strive to create 
positive experiences for both boaters and non-boaters

F3 Marina emphasizes integrating marinas with local businesses, by organizing community 
events and creating connections between boaters and local merchants

They believe strongly in the value of hiring locally 
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F3 Marina Overall Strengths 

Small enough to lack 
corporate constraints, 

large enough to leverage 
services and synergies 

across portfolio

They have managed 
numerous transitions of 

municipal marina 
properties 

40% of F3’s marina 
management portfolio 

(24 properties) is 
municipal

Strong core team in all 
disciplines (Operations, 

HR, Accounting, 
Marketing)

Experienced in minor 
and major marina re-

development 

Mooring field 
installation and 

management 
experience 

100% contract renewals 
with marinas with only 

one exception
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F3 Marina 
Reference Checks 

The Marina Management Review Committee 
members conducted six telephone interviews and 
one on-site visit with F3 Marina – managed 
properties.  
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Highlights from F3 Marina Reference Checks 

All felt F3 was a good 
“fit” for their marina 
and the community  

Smooth transitions 
reported by both 
Town staff references 
and private owner

All reported 
immediate increased 
occupancy and 
profitability 

“Staff hiring and 
training is a huge F3 
strength”

“Very strong financial 
reporting” 

Several reported 
incentive plans based 
on both top-line  and 
bottom-line 
performance
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BWOF Recommendation to BOC

Based on F3 Marina’s RFP response, their ranking in the  list of 11 
objective RFP review criteria, the Senior Management in-person 
interview, and multiple reference checks, the Marina 
Management Review Committee recommended F3 Marina for 
management of the Beaufort Town Docks to the BWOF on May 
29, 2025.

The BWOF voted unanimously during their May 29th meeting to 
recommend F3 Marina and to seek BOC approval for the Town 
to begin contract negotiations for a 3-to-5-year term 
beginning January 1, 2026, with a transition beginning no later 
than October 1, 2025. 

Next Steps:

• Seek BWOF recommendation ✓
• Seek BOC approval 

• Initiate contract negotiations 
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Town of Beaufort, NC 

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

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

 

Town of Beaufort Board of Commissioners Regular Meeting 

6:00 PM Monday, June 9, 2025 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 25-09 Beaufort Bar SUP Outdoor Operation 
410 Live Oak Street 

 

BRIEF SUMMARY: 

Approve or deny the proposed special use permit for outdoor operation of Beaufort Bar 

 

REQUESTED ACTION: 

Conduct Quasi-Judicial Hearing 

Decision based on Required Findings 

Decision on Special Use Permit 

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Case No: 25-09 Special Use Permit – Beaufort Bar outdoor operation at 410 Live Oak Street             Page 1 of 2 

 

STAFF REPORT 
 

To: Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: June 9, 2025 

Case No. 25-09 Special Use Permit – Beaufort Bar outdoor operation at 410 Live Oak Street 

  

THE REQUEST:  Approve or deny the proposed special use permit for outdoor operation at Beaufort 

Bar at 410-A Live Oak Street. 

INFORMATION:   

Location: 

Property Owner: 

Zoning District:  

LUP Future Land Use: 

Size: 

Existing Land Use: 

Proposed Land Use: 

Adjoining Uses/Zoning:  

 

 

 

 

Utilities: 

416 Live Oak Street Unit A 

Zachos Man LLC (Zach Manousardis) 

General Business (B-1) with Live Oak Street Corridor Overlay  

Employment Center, Utility, & Infrastructure 

0.24 acres / 10,560sf 

Commercial – Indoor Bar 

Commercial – Indoor/Outdoor Bar 

North: Commercial - multiple tenants (B1) 

West: Four Seasons Heating & Air (B-1) and single-family residential (B-1) 

East: Town of Beaufort Public Works (B-1) and Duke Progress Energy 

Substation (B-1) 

South: No Name Pizza (B-1) 

Water and wastewater provided by Town  

OPTIONS:   

1. Recommend approval of the special use permit as presented 

2. Recommend approval of the special use permit with conditions to bring the proposal into 

compliance with the Required Findings 

3. Recommend denial of 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 and Narrative 

• Exhibit E – Site Plan 

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

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

• Exhibit H – Notification Certification 
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Case No: 25-09 Special Use Permit – Beaufort Bar outdoor operation at 410 Live Oak Street             Page 2 of 2 

STAFF COMMENTS: 

 

Mike Thagard, has applied for a special use permit for outdoor operation of Beaufort Bar at 410-A Live 

Oak Street. Beaufort Bar was established in July 2024, which is an indoor tavern/bar/pub and as such is a 

permitted use in the General Business (B-1) zoning district. The applicant is now seeking to add outdoor 

operation to Beaufort Bar, which would require a special use permit to operate.  

 

The plan to allow outdoor operation includes addition of a 630sf canopy surrounded by open fencing 

(comprised of 50% openings). The canopy dripline and fencing are proposed to extend up to the property 

line as allowed by LDO Section 6.F. and Section 19.E.  

 

No additional landscaping, buffering, or parking is required as a result of this expansion (less than 20% 

increase in existing gross floor area). The applicant has expressed interest in installing additional 

landscaping/planter boxes next to the fencing to add to buffering and aesthetics.  

 

The Technical Review Committee discussed this project on April 30th. The Planning Board reviewed the 

request during their meeting on May 19th and unanimously recommended approval of the special use permit 

as requested. 
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 Case 25-09 Attachment B – Vicinity Map 
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Case 25-09 Attachment C – Zoning Map 
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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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Beaufort Comprehensive & CAMA Land Use Plan Adopted: 173

Map Title: Shift + ctrl + left click to add it
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194 Chapter 6: Future Land Use and Character Areas  |  Waterfront Commercial

Title
General Description:
These employment-supporting land uses 
provide jobs and centers for economic 
growth. In many other Towns, these types 
of uses are heavily screened or separated 
from different uses, but in Beaufort they 
are typically pre-existing and/or are 
already closely located to neighboring 
structures. These areas should not be 
allowed to develop for lower intensity 
uses to infiltrate, since this type of land 
usually already has the unique combina-
tion of factors needed to support these 
higher intensity uses, and the value to 
the community of these larger employ-
ment-generating uses is significant.

Streets and Circulation:
Because these uses have requirements 
that are often specific to the occupant, 
care should be taken at development to 

Employment Center / Utility / InfrastructureEmployment Center / Utility / Infrastructure

EXAMPLE USES: 

Typical Uses:
Offices, manufacturing, fabrication, and 
industrial uses, lumber yards or high 
intensity contractor’s offices, breweries 
and distilleries, transportation, logistics, 
and warehousing. Industrial-supportive 
commercial uses, such as wholesale 
operations. Larger institutional uses, 
such as hospitals or technical colleges 
involving industrial uses, but excluding 
non-intensive uses such as churches and 
primary and secondary schools.

If Context Appropriate:
	» Institutional operations 
(government maintenance 
buildings, etc.), provided they 

do not detract from the overall 
commercial nature of an area.
	» Some outside industrial operations 
may be permissible, depending 
on location and the extent of 
external impacts. Otherwise, indoor 
operations are preferable.
	» Lay-down yards and outdoor 
storage of heavy equipment or 
materials.
	» Storage of hazardous materials 
should only occur outside of areas 
susceptible to flooding. Best 
practices would exclude more 
than just areas in the 100-year 
floodplain to ensure the risk of 
environmental pollution is tightly 
managed.
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Title
maintain efficient traffic flow and cross access, while also respecting occupant needs. 
Automobiles and freight are prioritized over pedestrians, although pedestrian linkages 
may still be necessary in some locations. Streets are designed to accommodate larger 
vehicles and delivery trucks. Typically, blocks should not need to exceed 500’ to 600’, 
but in some locations (such as the old Atlantic Veneer campus) these areas have 
grown through the years with much larger block sizes.

Other Concerns:
With the ever-present high demand for residential properties in coastal communities, 
it is difficult to argue against old industrial or manufacturing properties converting 
to residential neighborhoods. This is especially difficult if buildings are vacant and 
there is limited demand for manufacturing business space. However, it is important to 
realize that once these industrially-suited areas are lost they will likely never return. 
This may be tolerable and/or even appropriate, based on the specific situation, but it 
is a consideration to be discussed, especially given some community members’ desire 
to diversify the employment base of the community away from a heavy reliance on 
tourism. If these properties are lost and demand for those uses still exists, it is likely 
new sites will be developed elsewhere, potentially not in Town limits.

Employment Center / Utility/InfrastructureEmployment Center / Utility/Infrastructure

Examples of Employment Center/Utility/Infrastructure
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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, June 9, 2025  
Train Depot, 614 Broad Street 

Beaufort, NC 28516 
 

AGENDA CATEGORY: New Business 

SUBJECT: Proposed Fiscal Year 2026 Fee Schedule 

  

  
REQUESTED ACTION: 

Review and Approve the FY 2026 Fee Schedule. 
The changes are listed below. 
Planning requested these changes: 
Residential 

 Add- Expired Permit Fee= Cost of the current permit 

 Add- Roof Repair/Replacement = $250 

 Add- New Driveway Permit $50 

 Change Demolition from $100 to $100 per structure 

 Change Solar panels from $100 +$5 per panel to $75 +$6 per panel 

 Change – change in Contractor from $75 to $100 
Commercial 

 Add- Expired Permit Fee= Cost of the current permit 

 Add- Roof Repair/Replacement = $500 

 Add- New Driveway Permit = $50 

 Change Demolition from $100 to $100 per structure 

 Change Solar panels from $100 +$5 per panel to $100 +$8 per panel 

 Change – change in Contractor from $75 to $100 
 
The Utility Department requested these changes due to increased meter costs: 

 Change Meter Only Install from $400 to $500 (no new tap fee) 

 Change Meter Only without install from $260 to $350 for ¾ inch meter (1”-2” meter is 
at cost) 

 
Solid Waste Fee Changes  

 Based on the 2.8% CPI increase passed through from GFL.  

 The BOC was made aware of this change at the April meeting. 
 
EXPECTED LENGTH OF PRESENTATION: 5 minutes 

SUBMITTED BY: Christi Wood – Finance Director 
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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, June 9, 2025  

 

 

AGENDA CATEGORY: New Business 

SUBJECT: Wastewater Allocation Request  
2303 Highway 70 Beaufort 

BRIEF SUMMARY: 

The applicant Carteret County is requesting that 24,000 gallons per day (gpd) of sewer treatment 
capacity be allocated for the proposed Carteret County Jail, Sherrif’s Office and Public Safety 
Complex located at 2303 Highway 70. 24,000 GPD represents 1.6% of the total WWTP capacity. 
Current capacity stands at 76.2%, if approved the capacity will be raised to 77.8%.  

If annexation is approved, the site will be within Town Limits but outside of the Town’s sewer 
service area placing in a Priority Level 3 category according to the Town’s Wastewater Allocation 
Policy. Engineering plans and specifications will need to be submitted to the Town for approval 
showing a pumping system capable of handling the required flow and able to pump into the Town’s 
force main at that location. All applicable State permits will be required as well. 

REQUESTED ACTION: 

Consider allocation request of 24,000 GPD for the proposed County Jail, Sheriff’s Office and Public 
Safety Complex located at 2303 HWY 70. 
 

EXPECTED LENGTH OF PRESENTATION: 

15 minutes 
 

SUBMITTED BY: 

Sam Bell, PE, Town Engineer 
 

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 

 

Beaufort Board of Commissioners Regular Meeting 

6:00 PM Monday, June 9, 2025 – 614 Broad Street- Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case #25-03 400 Airport Road Hanger 72 - Site Plan.   

BRIEF SUMMARY: 

The applicant wishes to construct an 8,500 sq. ft. airplane hangar on lot 72 of the airport.   

 

REQUESTED ACTION: 

Decision on Proposed Site Plan 

 

EXPECTED LENGTH OF PRESENTATION: 

10 Minutes  

 

SUBMITTED BY: 

Kyle Garner, AICP 

Planning & Inspections Director 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Page 1 

 

STAFF REPORT 
 

To: Honorable Mayor & Board of Commissioners 

From: Kyle Garner, Planning Director 

Date: May 23, 2025 

Case No. 25-03 400 Airport Road Hanger 72 - Site Plan 

  

THE REQUEST:  
To decide to approve or deny a proposed site plan for an 8,500 sq. ft. airplane hangar 

at Michael J. Smith airfield.  At their May 19, 2025 meeting the Planning Board  

unanimously recommended approval of the plan.  

INFORMATION:   

 

Location: 

Property Owner: 

Zoning District:  

Existing Land Use: 

Adjoining Uses/Zoning:  

 

 

 

 
 

400 Airport Road 

Carteret County (Applicant – Jeffery McCann) 

IW – Industrial Warehouse 

Airport  

North: Single-family residential uses zoned R-20 

West: Newport River 

East: a mix of single family residential and commercial uses 

South: US 70 By-pass 

PUBLIC UTILITIES & WORKS: 

Water:     Town of Beaufort   

Sanitary Sewer:   Town of Beaufort   

 

 

OPTIONS:   

1. Approval of the Site Plan     

2. Denial of the Site Plan based on specific failures to meet the requirements of the LDO.  

 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Hanger Location (Boxed Area) 

• Attachment D – Airport Master Plan 

• Attachment E – Stormwater Plan for Hanger 72 
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Town of Beaufort, NC 

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

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

 

Town of Beaufort Board of Commissioners Regular Meeting 

6:00 PM Monday, June 9, 2025 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 25-07 Site Plan – Boys & Girls Club at 497 
Campen Road 

 

BRIEF SUMMARY: 

To recommend to the Board of Commissioners approval or denial of the proposed site 
plan for construction of a new Boys and Girls Club facility at 497 Campen Road 

 

REQUESTED ACTION: 

Presentation and discussion of proposed site plan 

Decision on proposed site plan 

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Case No: 25-07 Site Plan - Boys & Girls Club 497 Campen Road             Page 1 of 2 

 

STAFF REPORT 
 

To: Board of Commissioners 

From: Michelle Eitner, Town Planner 

Date: June 9, 2025 

Case No. 25-07 Site Plan – Boys & Girls Club at 497 Campen Road 

  

THE REQUEST:  Approval or denial of site plan of a new Boys and Girls Club facility at 497 Campen 

Road (behind Beaufort Middle School) 

INFORMATION:   

Location: 

Property Owner: 

Applicant: 

Zoning District:  

Size: 

Existing Land Use: 

Proposed Land Use: 

 

Adjoining Uses/Zoning:  

 

 

 

Utilities: 

497 Campen Road (behind Beaufort Middle School) 

Carteret County Schools  

Boys & Girls Club of the Coastal Plain (leaseholder) 

Residential Single-Family District (R-20) 

5.22a (extent of leased area of 38.5a parcel) 

Vacant area 

Boys & Girls Club (“Government/Non-Profit Owned/ Operated Facilities & 

Services” permitted use in R-20) 

North: Hwy 70 and vacant land (TCA) 

West: Vacant lands (B-1 and R-20) 

East: Eastport Apartments (TCA) 

South: Beaufort Middle School (R-20) 

Town Water and Sewer (concurrent allocation request) 

OPTIONS:   

1. Approval of the Site Plan 

2. Approval of the Site Plan with conditions to bring it into compliance with the LDO     

3. Denial of the Site Plan based on specific failures to comply with the LDO. 

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

 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application 

• Attachment E – Site Plans 
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Case No: 25-07 Site Plan - Boys & Girls Club 497 Campen Road             Page 2 of 2 

STAFF COMMENTS: 

 

The Boys and Girls Club project at 497 Campen Road is represented by the following development team: 

- Developer: Boys and Girls Clubs of the Coastal Plain 

- Property Owner: Carteret County Schools 

- Architect: Oakley Collier Architects 

- Civil Engineer: Stocks Engineering 

- Surveyor: Stokes Surveying and Mapping 

 

The Boys and Girls Clubs of the Coastal Plain propose to establish a new facility at 497 Campen Road 

behind Beaufort Middle School. This facility, on 5.22 acres of land leased from the Carteret County 

Schools, includes: 

- A 21,400 square foot single-story building with reception area, classrooms, kitchen, indoor 

basketball court, and separate teen area 

- Outdoor basketball court with storage building 

- Playground, multi-surface area, and raised garden planters 

- Field area (outdoor soccer, etc.) 

- Sidewalk to connect to and extend existing sidewalks along the west side of Campen Road 

- Removal of existing speed bump and create new raised crosswalk as requested by the Town 

- 5,272sf Vehicle Accommodation Area landscaping including 4 Red Maple trees, 6 Live Oak trees, 

and 11 Dwarf Yaupon Holly shrubs – all species listed in LDO Section 14.E Native Shrubs and 

Trees of Carteret County 

- 80 parking spaces (4 handicap accessible) in parking lot aligned with driveway cut across the street 

- 2 dumpsters with screening to match building 

- Erosion control, grading, and drainage for state permitting (applications submitted) 
 

The Technical Review Committee met on April 29th to review the project. Following minor revisions on the 

plans, all departments have approved the plans to move forward for Planning Board review pending minor 

clarifications of technical items.  

 

The Planning Board met on May 19th to review this project. They unanimously recommended approval of 

the project but requested that additional consideration for the following items: 

• consider pedestrian access through the parking lot from the sidewalk/crosswalk to the front door 

• consider child movement and use of the proposed relocated crosswalk and consider a 4-way stop 

sign at the driveway entrances 

The proposed crosswalk across Campen Road is located as requested by Beaufort’s Police, Fire, and Public 

Works Departments during the April 29th Technical Review Committee meeting, but the project engineer 

was open to continuing that discussion as needed. 

 

Updated plans were received following the Planning Board meeting including pedestrian connection from 

the sidewalk to the front door, which is comprised of additional sidewalk and crosswalk within the parking 

lot. Clarifications were made in the plans for minor technical items requested by staff as well.  
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 Case 25-07 Attachment B – Vicinity Map 

 

Proposed Site 

Boys & Girls Club 

Beaufort 

Middle 
Beaufort 

Elementary 
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Case 25-07 Attachment C – Zoning Map
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APPLICATION FOR SITE PLAN REVIEW 

Instructions: 
Please complete the application below including all required attachments 
and the application fee of $300.00 and return to the Beaufort Town 
Hall, 701 Front Street or P.O. Box 390; Beaufort, N.C., 28516. 
Incomplete applications will not be processed but will be returned to the 
applicant. Please contact Planning and Inspections at 
252-728-2142 if there are any questions. 

APPLICANT INFORMATION 

Applicant/Company Name:    

Applicant Address:     

Applicant Phone Number(s): 

Applicant Email Address:     

PROPERTY INFORMATION 

Property Owner Name:     

Property Owner Address:     

Property Owner Phone(s):     

Property Owner Email Address:     

Property Address:     

PIN # and Block #:     

Size of property (in sq. ft. or acres):   Current Zoning: 

Applicant Signature:      Date: 

Property Owner Signature*:  Date: 
*Property owner signature needed if different person than the applicant. In lieu of a signature here, a signed note 
from the owner is acceptable.

An application fee of $300.00, either in cash, money order, or check made payable to the “Town of 
Beaufort” must accompany this application (a credit card payment can be made in person at Town Hall).  
The complete application, payment, and supporting materials must be received by Town Staff at least 15 
working days prior to a regularly scheduled Planning Board meeting date. 

The Town’s website is www.beaufortnc.org. 

OFFICE USE ONLY 

Date: Reviewed for completeness by: 

Received by: Date deemed complete/accepted:     

Please refer to the Land Development Ordinance, Section 18, for the submission procedures and list of materials 
needed to submit with this application. All plans and drawings submitted should be submitted in an electronic or 
digital copy and at least one paper color copy of such plans and drawings submitted.

Revised 08/2020

621 West Fire Tower Road, Winterville, NC 28590
252-355-2345

mholtzman@bgccp.com

County of Carteret
302 Courthouse Square, Suite 200, Beaufort

Sharon.Griffin@carteretcountync.gov

5.22 R-20

Boys and Girls Club of the Coastal Plain

252-728-8450

110 Carraway Dr, Beaufort, NC 28516
7306-1564-9861-000 (portion)
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BOYS AND GIRLS CLUBS of the COASTAL PLAIN

Civil Engineer: Surveyor:Owner/Developer:

CAMPEN ROAD
BEAUFORT, NORTH CAROLINA

BEAUFORT

Revisions

GENERAL NOTE:
Prior to construction
start. Contractor shall
verify & be responsible

for all Dimensions.
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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 Session Meeting 

6:00 PM Monday, June 9, 2025  

 

 

AGENDA CATEGORY: New Business 

SUBJECT: Wastewater Allocation Request  
Boys and Girls Club 

BRIEF SUMMARY: 

The applicant Boys and Girls Club is requesting that 2,000 gallons per day (gpd) of sewer 
treatment capacity be allocated for the facility located at 110 Carraway Drive. 2,000 GPD 
represents 0.13% of the total WWTP capacity. Current capacity stands at 76.2%.  

The site is located within Town Limits and within the Town’s sewer service area which places it in a 
Priority Level 1 category according to the Town’s Wastewater Allocation Policy. Engineering plans 
and specifications have been reviewed by the Town.  

REQUESTED ACTION: 

Consider the allocation request of 2,000 GPD for the proposed Boys and Girls Club facility located 
at 110 Carraway Drive. 
 

EXPECTED LENGTH OF PRESENTATION: 

15 minutes 
 

SUBMITTED BY: 

Sam Bell, PE, Town Engineer 
 

BUDGET AMENDMENT REQUIRED: 
No 
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