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 09, 2023
Train Depot, 614 Broad Street, Beaufort, NC 28516

Call to Order/Pledge of Allegiance
Roll Call

Agenda Approval

Public Comment

Items of Consent

1. Meeting Minutes- 9/11/23 & 9/25/23
Items for Discussion and Consideration

1. Case # 19-19 Site Plan - Compass Hotel - 18 Month Extension Request
2. Beau Coast Street Extension Contract
3. 2024 Mardi Gras Event Request

Public Hearing

1. Case # 23-08 - Rezoning 101 Ann Street B-W to TCA
2. Comprehensive and CAMA Land Use Plan Adoption

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, September 11, 2023
Train Depot, 614 Broad Street
Beaufort, NC 28516

Call to Order/Pledge of Allegiance

Mayor Harker called the meeting to order at 6:00 p.m. and invited all to join in reciting the Pledge of
Allegiance.

Patriot Day Proclamation
Mayor Harker presented the following:

PROCLAMATION
Declaring September 11, 2023, as Stop & Remember

9/11 National Moment of Remembrance

WHEREAS, September 11, 2023 marks the 22nd anniversary of the ruthless terrorist attacks on
our country; and

WHEREAS, Beaufort remembers those who lost their lives at the Pentagon, the World Trade
Center and in a field in southwest Pennsylvania.

WHEREAS, the entire nation witnessed and shared in the tragedy, but were united under a
remarkable spirit of service and compassion that inspired and helped heal the nation.

WHEREAS, in 2009 Congress passed the Edward M. Kennedy Serve America Act which included
the authorization and federal recognition of September 11th as a “National Day of Service and
Remembrance;” and

WHEREAS, we, as a community wish to honor the heroic service, actions, and sacrifices of first
responders, law enforcement personnel, fire fighters, local officials, volunteers, and countless
others who aided the innocent victims of those attacks, risking and often sacrificing their own lives;
and

WHEREAS, the Town of Beaufort Mayor and Board of Commissioners wish to recognize the brave
service and sacrifice given each day-twmembers of our armed forces, intelligence agencies,
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diplomatic services, homeland security, and Beaufort public safety departments to support the

cause of freedom and defend the security of our nation;

NOW, THEREFORE, | Sharon Harker by virtue of the authority vested in me as Mayor of the Town
of Beaufort do hereby proclaim Monday, September 11, 2023, as: Stop & Remember — 9/11
National Moment of Remembrance in Beaufort, NC.

And encourage everyone to observe one Moment of Remembrance on Thursday, September 11,
2023 to unite, reflect, remember and never forget on this 22nd Anniversary and day of
remembrance in the Town of Beaufort.

Roll Call
Elizabeth Lewis, Town Clerk, called the roll.
PRESENT:

Mayor Harker

Mayor Pro Tem Hagle
Commissioner Oliver
Commissioner Cooper
Commissioner Terwilliger
Commissioner Hollinshed

Agenda Approval

Commissioner Hagel made a motion to approve the agenda.
The motion carried unanimously.

Public Comment

Lynn Carraway: 114 Pollock Street (Beaufort, NC 28516)

| just want to make a comment about the hotel project on Cedar Street. The original plan and
deliberation for the Margaritaville Hotel, which is now called the Compass Hotel, came before the Town
five years ago. The builder was not able to complete the project, or even start it, and asked for an
extension, which was granted. But even with that, there are some things that have not been done, and
yet we have been asked for another extension. What changes have been made to the plan? This is as
a citizen, that | would like to know. When the name changed from Margaritaville to Compass Hotel, was
there a difference? It is not reasonable to think that there have been no changes, and we would like to
know what those are now that we have been asked for another extension. During the last five years, we
have been in limbo, in a lot of ways, and that area of Town has remained a perpetual construction
mess. We are now poised to have DOT pave Cedar Street; with all the heavy construction which will
occur with this hotel, we are concerned that Cedar Street may be torn up. Is it now going to be the
responsibility of the Town to fix it or the builder? Will plans need to be made and budget suggested to
repair any damage that might be caused? This was not a consideration five years ago. In short, it is the
opinion of many residents that the entire project should undergo a complete review by the Town staff,
Planning Board and the Board of Commissioners, some of the who are departing soon. New
commissioners will be coming in and should have the opportunity to participate in this process.
Whatever occurs will happen during their tenure with the knowledge that we now have about the world,
Beaufort, and the needs of our Town. In the last five years alone, we have seen the closing of one
hotel, the beginning of the construction of another boutique hotel in the same area, and now the
departure of the National Seashore services, which had added much traffic. We should deny this
extension for now, and have the builder re-apply for a permit, which would enable us to review the
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entire situation with the knowledge we have gained. We have negotiated in good faith; it is time for us

to gain control over the project to ensure it is in the best interest of Beaufort. Thank you.
Anna deButts: 320 Orange Street (Beaufort, NC 28516)

I would like to address the extension of the site plan approval for the Compass Hotel. This Board first
approve the site plan for the Compass Hotel on November 18, 2019. It expired, and an extension was
granted two and a half years later, on May 9, 2022. It was approved with the following conditions, (#1)
The parking lot at 208 Cedar Street be fenced according to BHPC standards and the Land
Development Ordinance. (#2) The applicant applies for a new COA from the BHPC, as the previous
one had also expired. (#3) A buffer yard of 10 feet be installed immediately on the south side of the
parking lot bordering a residential property. Even though these conditions were placed on the extension
in May of 2022, none of them were addressed until the spring of 2023, nine months later. The fencing
began on March 1, 2023, before the applicant received its new COA on April 4, 2023. The fencing was
not completed until sometime this summer. The buffer yard adjacent to the residential property was
finally installed this past Friday. The BHPC has granted this applicant two COA's, and this Board has
granted the site approval two times. Now the applicant is applying to the board for another extension.
The lot at 208 Cedar Street is in the Beaufort Historic District and has not been in compliance with the
high expectations that our residents hold for this district. The historic district is a huge draw for our
tourist industry and this property has been an eyesore. The applicant has not complied in a timely
manner with the numerous extensions this board and the BHPC have granted. If past performance is
any indication of future expectations, this lot could be an eyesore for an extended amount of time, and it
may never even be completed. Therefore, in light of the fact that one of the May 2022 conditions was
not completed until this past Friday, and the site plan approved by the BHPC two times has still not
been completed, | respectfully request that you not approve this extension without the condition that the
208 Cedar Street parking lot be fully completed according to the previously approved site plan, and that
it be completed no later than November 1, 2023. | thank you for your consideration.

Logan Louis: 900 Cedar Street (Beaufort, NC 28516)

I noticed on tonight's agenda, under items for discussion consideration, was consideration of a
resolution exempting the Town of Beaufort from North Carolina General Statute 14-234. | do not
remember hearing anything about that during the last work session. So, | really was not sure what this
was all about. So, here is a copy of the General Statute and it is entitled public officers or employees
benefiting from public contracts, exceptions. A part of it reads, for the benefit of the public, no public
officer or employee who is involved in making or administering a contract on behalf of a public agency
may derive a direct benefit from the contract except as provided in this section or as otherwise allowed
by law. A public officer or employee who will derive a direct benefit from a contract with a public agency
he or she serves, but who was not involved in making or administering the contract shall not attempt to
influence any other person or as involved in making or administering the contract. Also, no public officer
or employee shall solicit or receive any gift favor, etcetera, etcetera. It goes on for a few pages; it
sounds like pretty good stuff to me. | am sure the reason is very innocuous, and | am sure we will hear
all about it shortly, but it would be good to know who the public official is that is affected, and
specifically what is going on that requires us to adopt a resolution to you know, toss out the window,
and have the Town of Beaufort be exempt. That is all | have to say about that. | am just looking forward
to hearing more about it. Thank you very much.

Jeffery Salter: 423 Meeting Street (Beaufort, NC 28516)

| am here to address the problem of the river on Meeting Street. About six months ago, right after a
heavy rain, the Town maintenance people came out to fix the river or Meeting Street. They shoveled
the mud off the concrete ramp and cut the grass, but unfortunately that did not fix the problem. | know
when Hurricane Idalia came through, it dumped a lot of rain... 6-8 inches or more in some places.
Again, the river on Meeting Street reappeared and blockades were put up in place. However, on
Monday, three days later, they were removed with 4-5 inches of water still standing on the street. It was
just high enough so that a car could not drive through, but it would not flood out a truck. When the
trucks drove through, they left a wake bigger than some that | have seen on Taylor's Creek lately. |
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might also say that | have not aced physics, but | do know that water runs downhill. On Tuesday, fouf

days after that day had passed, there was water running onto the street from the stormwater area. My
request is with the pipes that are involved; roto rooter them out and wherever the overflow for the
stormwater pond goes, do the same. Or you could get a big backhoe and dig it deeper. The river on
Meeting Street not only appears during hurricanes, but also when we have heavy rain, and thankfully
so far this year, we have not had a heavy dew. About three months ago, one of the Town
Commissioners came knocking on my door and started asking questions, and then asked if | had a
guestion. So, | advised him about the problem with a river on Meeting Street. | was told that it was on
the priority list. Since the problem has not been resolved, | would request that these priorities be
rearranged, and the river placed a couple of rungs higher. Thank you for your time.

Items of Consent

1. Meeting Minutes- August 14th and August 28th
2. 2024 Board of Commissioners Meeting Schedule
Commissioner Hagle made a motion to approve the Items of Consent.
The motion carried unanimously.
Items for Discussion and Consideration

1. Consideration of a Resolution Exempting the Town of Beaufort from NCGS §14-234

Mayor Harker asked for a motion to recuse Commissioner Oliver due to a conflict of
interest.

Commissioner Cooper made a motion to excuse Commissioner Oliver from participating
in discussion and consideration of the proposed resolution.

The motion carried unanimously.

Todd Clark, Town Manager, shared the Town Board of Commissioners plan to hold their
2024 Board Retreat on January 30-31, 2024. The proposed venue for the Annual Retreat
is the Beaufort Hotel. In consideration of Commissioner Oliver’s financial interest in the
Hotel, the Town Staff want to ensure compliance with North Carolina General Statute 14-
234, entitled “Public officers or employees benefiting from public contracts,

exceptions". He went on the share that the NCGS 14-234 (a) (1) states that no public
officer or employee who is involved in making or administering a contract on behalf of a
public agency may derive a direct benefit from the contract except as provided in this
section, or as otherwise allowed by law. He explained, contract except as provided in this
section, or as otherwise allowed by law”. In accordance with NCGS § 14-234 (d1)(i),
towns having a population of no more than 20,000 according to the most recent official
federal census may be exempted from Subdivision (a)(1) of NCGS 14-234 if the following
actions are taken:

1) The proposed contract(s) between the town and one of its officials must be
approved by a specific resolution of the governing body adopted in an open and
public meeting and the action must be recorded in the town’s board minutes;

2) The amount does not exceed sixty thousand ($60,000) for goods and services
within a 12- month period;

3) The official entering into the contract with the unit or agency cannot participate
in any way or vote;

4) The total amount of the contract(s) with each official is specifically noted in the
audited annual financial statement of the town, and

5) The town must post in a conspicuous place in Town Hall a list of officials with
whom contracts have been made, briefly describes the subject matter of the
contracts, and shows the total contract amounts within the preceding 12 months;
all of which must be upg I on a quarterly basis.
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Mr. Clark noted the request from staff was for the Board to consider Resolution #23-15,

which would exempt the Town of Beaufort from NCGS 14-234 and allow usage of the
Beaufort Hotel for the 2024 Board of Commissioner Retreat.

Commissioner Cooper asked if Mr. Clark knew the cost of the retreat yet.

Mr. Clark explained staff were looking to secure the venue and a price had not yet been
discussed.

Commissioner Terwilliger made a motion to approve Resolution #23-15, to exempt the
Town of Beaufort from NCGS 14-234, and allow usage of the Beaufort Hotel for the 2024
Board of Commissioner Retreat.

The motion carried unanimously.

Commissioner Hagle made a motion to allow Commissioner Oliver to return to the
meeting.

The motion carried unanimously.
Site Plan - Compass Hotel - 18 month Extension Request

Kyle Garner, Planning Director, shared that a request for an 18 month extension for the
Compass Hotel was submitted to the Town by Beaufort Partners, LLC. The request is
included in the agenda meeting packet. Mr. Garner explained the site plan was re-
approved by the Board of Commissioners on May 9, 2022, with conditions set to expire in
November of 2023. He noted there have been no changes to the previously approved
plans, and the owner was present to answer any questions from the Board.

Commissioner Oliver asked if there were any existing permits that would expire in the next
18 months, should they agree to the 18-month extension.

Mr. Garner said to his knowledge, it would only be the actual building permit.

Commissioner Hagle had questions on the financial pieces and if there was a current
project schedule, specifically a project completion date.

Commissioner Terwilliger asked if there were any significant changes from the original
application, and the one that was approved in 2022, or what was being proposed with the
extension request.

Mr. Garner confirmed there were not.

Commissioner Terwilliger questioned why the paving of the parking lot had not been
completed.

Commissioner Hollinshed said she would like to see a project schedule in writing with the
proposed components and target dates for the hotel construction. She suggested if there
was a problem or delay, the Board should be notified. She suggested the applicant
provide a 12-month schedule with specific goals to complete or come back for a review if
there is a serious problem.

Joseph Thomas, owner and applicant, said the parking lot was finished except for the
paving, which would be done in two weeks.

Commissioner Cooper asked if there was a particular date for the paving.
Mr. Thomas said it would start in two weeks and it was being done by a local contractor.

Commissioner Oliver asked if there was a date of completion in the contract with Hudson
Brothers.

Mr. Thomas explained they had recently been approved for the financing with USDA and
the construction would take 24 months.

Commissioner Oliver asked if all of the financing was completed except for getting the
letter of commitment from USDA




Mr. Thomas confirmed that the financing was in place and the hotel closing should be

within two months, with construction beginning in 2-4 months, after the loan closes. He
also noted the construction period for the hotel would be 16-24 months.

Commissioner Hagle noted he would like to see the construction plan with specific target
dates. He asked if the project was expected to be completed within the next three years.

Mr. Thomas confirmed it would and he did not anticipate any more hold up after the
closing of the loan.

Commissioner Hagle expressed his disappointment with the delay of the project so far,
with regards to the buffering and parking area.

Commissioner Terwilliger recommended the item be tabled, noting he would like to see a
written timeline with start and end dates, indicating they would meet the 18-month
requirement.

Commissioner Hollinshed questioned what would be reasonable as far as coming back
with a scheduled timeline. She suggested a 12-month robust schedule would be more
appropriate.

Mayor Harker recommended continuous updates to the Board would be beneficial as well.

Commissioner Oliver suggested the future timeline provided should also address the
guality of Cedar Street before and after the construction of the hotel, in consideration of
the paving project.

Mayor Harker suggested Mr. Thomas and his staff prepare the construction timeline and
bring it back to the Board as soon as possible.

Commissioner Hagle made a motion to table the extension request until the next work
session or the first meeting in October, pending a construction schedule is provided that
includes a detailed timeline of start and completion dates, as well as financing information
and a plan for updates of the progress over the course of the project.

The motion carried unanimously.

Public Hearing

1.

Case # 23-05 - Zoning Text Amendment - 14 Dwelling Units Per Acre as Special Use in
TCA Zone

Commissioner Hollinshed made a motion to open the Public Hearing.
The motion carried unanimously.

Mr. Garner explained Case #23-05 as a request for a text amendment to the Land
Development Ordinance (LDO), modifying Sections 8A Townhouse Condominiums and
Apartment (TCA) Districts, and the associated Table 8-8, to allow a density of 14 dwelling
units per acre as a Special Use Permit (SUP). He provided background on the topic as
follows, at the Board of Commissioners June Work Session, a request was made by staff
to look at other options rather than creating an affordable housing district. He noted staff
looked at the Town's existing ordinance to see if there was something that could be done,
rather than creating a new district just for one specific user. He explained staff provided a
draft text amendment that would allow for a maximum density of 14 units per acre with a
Special Use Permit as opposed to the standard 12 units per acre. He shared the text
amendment did go to the Planning Board, where the majority of the members voted not to
have the text amendment, and to keep the density where it was at, 12 units per acre.

Commissioner Cooper expressed concerns about using a Special Use Permit in this
particular situation.

Mayor Harker opened the floor for the public to speak on the case.




Math Chaplain: 713 Mulberry Street (Beaufort, NC 28516)

Although | do not agree with everything she says, | am actually here on behalf of my
daughter, whose disability would not allow her to be here. Thank you all for hearing what
my daughter wrote:

My Dad was nice enough to read this letter for me since due to my disability, | am unable
to attend. My name is Rachel Chaplain and I live on Mulberry Street, across from the
property proposed to be rezoned. | have a lot of concerns but will try to be brief. Our
neighborhood already has a large development in progress, now you are being asked for
another high density development less than a block away. It is a quiet, traditionally
working class neighborhood, lower-income housing would fir right in here, but not at the
density or height they are trying to get. Mulberry and Moore Streets cannot absorb the
traffic and parking demands it would cause, or losses of sunlight to neighbors and old oak
trees. We need to be cautious in changing, diversity is affecting our area. Today, it is my
beloved neighborhood and tomorrow, it may be yours. Thank you for your time.

Logan Louis: 900 Cedar Street (Beaufort, NC 28516)

North Carolina courts have established that a zoning ordinance or amendment which
singles out and reclassifies a relatively small tract owned by a single person and
surrounded by a much larger area uniformly zoned, so as to relieve the small tract from
restrictions to which the rest of the area is subjected is called, spot zoning and is illegal.
Efforts through zoning ordinances or amendments which attempt to secure special
benefits for particular property owners without regard for the rights of adjacent landowners
is also illegal, spot zoning. Across the street from parcel three, 716 Mulberry, are two
single-family residences on two lots, both zoned R-8. West of 716 Mulberry Street are two
single-family residences on two lots each zoned R-8. To the south is a single-family home
on one lot, zoned R-8. To the east, across Marsh Street, is a single-family residence on
one lot, zoned R-8. 716 Mulberry Street is surrounded, on all sides, by single-family
residences, all zoned R-8. This zone requires a minimum lot size of 8,000 square feet
which equates to a maximum of five dwellings per acre. R-8 zoning allows only single-
family residences, no duplexes, or multi-family residences, not even with a Special Use
Permit. The applicant’s request is to rezone 716 mulberry to Townhomes, Apartments and
Condominiums (TCA). Possibly as of tonight, TCA might allow 14 dwelling units per acre,
a whopping 180% increase in density over the R-8 lots surrounding 716 Mulberry.
Rezoning 716 Mulberry from R-8 to TCA is illegal spot zoning. Spot zoning is restricted by
the zoning enabling NCGS 160D-701, which requires that zoning regulations be made in
accordance with a comprehensive plan, and courts find spot zoning to be unreasonable
and therefore illegal in situations where there are no discernible reasons to single out a
small track for differential zoning treatment. Rezoning 716 Mulberry is not compatible with
our future land use map, which shows the neighborhood as medium density residential,
three to five dwelling units per acre. As Town of Beaufort Planning Director Mr. Kyle
Garner stated to the Planning Board, quote, it is only spot zoning if a judge says so. He
was not being facetious, it is true. Mr. Garner's statement sums it up. Why expose the
Town to a lawsuit and waste taxpayers hard-earned dollars defending an unnecessary
choice to rezone 716 Mulberry from single-family residential to high density multi-family? It
does not make any sense. What is proposed is clearly illegal spot zoning and the solution
is easy, just remove 716 Mulberry Street from the rezoning package. Thank you and may
God bless the citizens of Beaufort.

Terry Manuel spoke on behalf of her mother, Magley Bryant, who lives directly
adjacent to 716 Mulberry Street.

Even though residents have already brought all the points to the table that she wanted
mentioned, my mother wanted to make sure as a 90-year old citizen here in Beaufort, who
has lived on that lot all of her life, it was clear that she is not opposing affordable housing.
That is something that is needed throughout our Town, Down East and everywhere else.
Everybody needs affordable housing in Carteret County, but she is concerned that the
rezoning is going to change the i nborhood. | am not sure if everybody understands
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1.

that TCA is actually saying 35-feet high, is what my mother understands. That is a very

high building to be in our community, adjacent to all of the single-family dwellings that are
there. Most of the people have lived there all their life; | have had some people who have
signed papers to speak on their behalf. They are also opposing, not family housing, but
changing the zoning to TCA and 35-feet tall buildings in our community. Beaufort
Elementary School has been there all our lives, and | think it is only at 22-feet, so that is
really taking no consideration for our community. Thank you.

Barney McLaughlin: 509 Turner Street (Beaufort, NC 28516)

Just to be clear, what is being voted on is rezoning under a low income and affordable
housing banner with a higher density to that zone. | mean, that is clearly what is going on
here. | just have some questions that | want the Board to consider. How high of a
percentage of non-owner occupied housing is too much for a Town? How many low-
income subsidized apartments are too many for a Town? Percentage wise, you know is it,
10%, 20%, 30%, 50%, 70%? There is bound to be an optimal number, and | am not
saying a lot of this because | have the answers. | am saying we ought to have the
answers before we go vote on this; these are important numbers to know. What is the
Town's goal on that? Do we want the whole Town to be nothing but rentals? How are you
going to achieve it, if you do not know what that goal is. The most important question is,
how many Section 8 USDA or other subsidized households exist in Beaufort right now?
How many is too many? Our population is only about 4,600. You have heard that saying,
build it and they will come. Winn or any other good capitalist will not let a unit sit empty, it
is going to get filled, and more than likely, it will be Section 8 certificates, you know, more
low-income households. If | or another builder or developer applied for rezoning to build
300 or 400 apartments in Beaufort next week, how would the commission feel about that?
Do | need to add a low-income housing aspect to it or workforce housing, you know, to get
something approved? | am not being facetious; these are legitimate questions. I think a lot
of people in the audience feel the same way too. What is going on nationwide is that
developers, big time developers, like Winn and others, are going into areas and doing
exactly what they are doing here. They are going in and taking over low-income and
affordable housing projects and redoing them, and they are being compensated for it
through Section 8 housing certificates. What | fear is if we over build this stuff, that is what
they are going to get filled up with, and | do not think that is what the Town wants. Another
consideration, if somebody can get the nicest, newest home they have ever had for free,
or at way below market, haven't we taken all the incentive away from them to own their
own home? You know, looking back on my life, | have lived in some pretty cruddy places.
But, you know, | was driven to want to get my own place and to keep getting a nicer place.
But if we do this to people, | do not think it is good for them and it is not good for us either.

Bobbe Rouse: 503 Goldeneye Court (Beaufort, NC 28516)

The Beaufort Housing Authority (BHA) is pushing for higher density so their construction
partners can place as many units as possible on the 27 acres or so that they own here in
Beaufort. | still do not understand why there is this big push to go from 12 to 14. The
number 12 was decided by a committee who worked hard and looked at CAMA
requirements. When you look at statistics a little bit, Beaufort has about 19- 20% of its
housing in low-income housing; this is higher than the national average. It was compared
with the towns of Swansboro, little Washington and Southport. They are all lower
percentiles than we are. Also, | keep hearing from the BHA, when | am in meetings such
as this, that there are 476 families in Carteret County that need affordable housing. We do
not have that many in Beaufort, not nearly that many. Social Services at any time will tell
you, it can range from 20 to 50 or so, but it is not anywhere close to 100. | just do not see
making Beaufort bear the brunt of affordable housing in Carteret County, and | believe in
affordable housing. But | think other towns should share and do their part.

Robert Harper: 1020 Broad Street (Beaufort, NC 28516)

Why are we pushing to increase the density in these TCA zones from 12 to 14? At the
present time, the only people wh ve asked for that is the BHA team. Although they
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have been told they can do everything that they would like to do within the TCA 12 units

per acre, they have repetitively asked for more density. The problem is that the BHA is not
the only firm requesting this increased density. Developers who recently bid on the Fulford
Street property last month mentioned rezoning that property to TCA to allow denser
development. The developers at the end of Ann Street, who told you that they were
building houses for their families because they loved Beaufort so much will come before
the Planning Board at their next meeting, to request rezoning of the property at the end of
Ann Street, the former Beaufort Inn, to beat TCA. Well, they must have gotten wind that
the density is going up. Unfortunately, they will not be the only developers to form a long
line into this building asking you for TCA designation, and | will bet you dollars to donuts
that they will be asking for 16 units per acre at some point. It is like with a petulant five
year old, you have to set firm boundaries and that number has been set at 12 by various
committees in the Town, as well as this Board of Commissioners; 12 is 12 and is what the
people of Beaufort want. If you increase density, you only encourage people to build to
that density as it profits them to do so. It also encourages them to ask for even more;
16,18, 20, at some point in that transition, it becomes economically feasible to buy several
small houses. This would be our previous affordable housing units, combine these
properties, destroy the houses, rezone for TCA and put a large number of condominiums
in. That is how you make a profit. We do not need to be party to the development
community altering Beaufort for the sake of making money. We happen to like Beaufort
justasitis; 12 is 12, and 12 is enough. Thank you for your consideration of that. | would
like to go back to Logan's comment about spot rezoning. Having read all of the
information from the UNC Council of Governments, | think Logan is spot on, that this is
spot rezoning. The other thing is that any person can come up to this podium and promise
you the sun, the moon in the stars. That is not legally binding in North Carolina. You can
say anything you want to up here; you can lie about it and not be held to account. So, |
congratulate you for insisting on written documentation from the Compass Hotel and |
would do that for any other developer who comes up and promises you the sun, the
moon, and the stars. Get it in writing for the people of Beaufort. Thank you.

Commissioner Hagle made a motion to close the Public Hearing.
The motion carried unanimously.

Commissioner Cooper expressed his desire to follow the Planning Board's
recommendation to deny the request, keeping it at 12 dwelling units per acre.

Commissioner Terwilliger suggested the Town does need more affordable housing, but
how much is unknown. He explained there were no more units of Section 8 Housing being
anticipated, noting there would be 100 total housing units, just as there is currently. He
guestioned why the density of 14 units is needed at this point.

Commissioner Oliver suggested down the road, things like engineering and meeting other
ordinance requirements will have a greater control on the number of units built than either
the 12 or 14 in a Special Use Permit situation. He noted as a Special Use Permit, the
Board would have some additional projections over widespread use.

Commissioner Hagle agreed the Special Use Permit allowed the Board to have control
and flexibility of the project. He expressed that he was reluctant to change the number at
this point.

Commissioner Cooper made a motion to deny the request.

The motion carried unanimously.

Case # 23-06 - Rezoning 1103 Lennoxville Rd R-8 to B-1
Commissioner Hagle made a motion to open the Public Hearing.
The motion carried unanimously.

Michelle Eitner, Town Planner, shared the request to rezone property addressed as

1103 Lennoxville Road from Rej 10 ial Medium Density District (R-8) to General
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Business District (B-1). She explained the request was from property owner Mary Franc

Garvey. She shared that notification of the request was provided via letters to all property
owners within 100 feet, and a sign was placed on the property on September 1st.
Advertisement ran in the Carteret County News-Times on August 30th and September
6th.

She went on to explain the 0.139 acre parcel has been zoned residentially for decades but
was used commercially as it was the location of the former Carter Tile Shop. As a
nonconforming commercial use of residential property, it was allowed to continue as long
as it was not expanded, relocated, or discontinued. The Town’s Land Use Plan (LDO)
Section 11.E.3 provides that if active operation of a nonconforming use is discontinued for
any reason for a continuous period of one hundred eighty days, subsequent use must
conform with the LDO. As more than 180 days passed before Ms. Garvey could open her
business following the closure of the tile shop, the allowed nonconforming commercial use
ceased. To open her retail shop as intended, this property must be rezoned. Both the lot
and the use are currently nonconforming in R-8, but would both be conforming upon
rezoning to B-1. The Future Land Use Map of the current CAMA Core Land Use Plan
classifies this property as mixed use, which is consistent with the requested zoning of B-1
General Business. No CAMA Land Use Plan Future Land Use Map amendment is
required for this proposed rezoning.

Commissioner Oliver asked if outdoor display of merchandise was allowed in the B-1
zoning district.

Ms. Eitner explained there were some restrictions but would need to double check specific
regulations.

Commissioner Terwilliger suggested the business zoning would fit in with surrounding
properties.

Commissioner Hollinshed also questioned whether merchandise could be displayed
outside.

Ms. Eitner confirmed if it was rezoned, Town staff would provide the owner with specific
guidelines for B-1 districts.

Mayor Harker opened the floor for the public to speak on the case.
Mary Garvey: 1103 Lennoxville Road (Beaufort, NC 28516)

| bought the property a couple of years ago. At that time, it was B-1 and mixed use, and
that was grandfathered in. | did let that lapse and it reverted to residential. | am here
tonight to ask you to please reinstate that and make it a commercial mixed use. It is my
livelihood, and | would like to get my shop reopened. But as far as the merchandise
outside, | could reel that in however | need to if | am breaking any rules or anything, |
certainly could tidy that up. Thank you so much for your consideration.

Commissioner Hagle made a motion to close the Public Hearing.
The motion carried unanimously.

Commissioner Hagle made a motion to approve the request to rezone 1103 Lennoxville
Rd from R-8 to B-1, as presented.

The motion carried unanimously.

Case # 23-07 - BHA Parcels Rezoning TR and R-8 to TCA
Commissioner Hollinshed made a motion to open the Public Hearing.
The motion carried unanimously.

Ms. Eitner explained the request was from the Beaufort Housing Authority to change the
zoning of three tracts of land from Transitional District (TR) and Residential Medium
Density District (R-8) to Townhomes. Condominiums, and Apartments District (TCA).
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1.

Notification of the request was provided via letters to all property owners within 100 feet

these properties. She also noted a sign was placed on the properties, on the Turner Street
and Craven Street sides, and on Mulberry Street. She shared an advertisement ran in the
Carteret County News-Times on August 30th and September 6th.

She provided additional background, noting Tract 1 is currently vacant, Tract 2 hosts
housing, and Tract 3 hosts the BHA's office building. The lots and their uses are currently
conforming and would also be conforming under the newly proposed zoning district. The
other four parcels controlled by the BHA are already zoned TCA, which is the district that
best reflects their efforts and provides opportunity for anticipated redevelopment of the
aging dwelling units.

She went on to explain, as outlined in the staff report, Tracts 1 and 2 used to be zoned
Residential Multi-Family (RMF) and Tract 3 was R-8. In establishment of the Land
Development Ordinance in 2013, Tract 2 was zoned TCA and Tracts 1 and 3 were zoned
R-8. An updated zoning map adopted in 2020 rezoned Tract 2 from TCA to TR, though
the minutes and documentation do not indicate why that was done. The proposed
rezoning would revert Tract 2 from TR back to TCA (as it was in 2020) and change Tracts
1 and 3 from R-8 to TCA.

She commented on the proximity of Tract 3 to the Old Beaufort Elementary site and noted
that across the 60 foot intersection of Marsh and Mulberry is a Planned Unit Development
(PUD), which includes mixed-use, duplexes, and condominiums at a density of 5.5 units
per acre. She provided a breakdown of the acreage, current units and density, potential
units and density with existing zoning, and potential units and density under the proposed
zoning. She explained that all three parcels are within the medium density residential
future land use classification in the current land use plan. The classification that is
consistent with TCA would be High Density Residential. Rezoning these parcels to TCA
would require a concurrent Land Use Plan Future Land Use Map amendment of these
parcels to high density residential.

Mayor Harker opened the floor for the public to speak on the case.

Don Mizelle, 219 Station Road in Wilmington, spoke on behalf of the applicant. He
provided a presentation that outlined the goals of the BHA, to replace aging units,
increase supply of affordable units to serve those who work in the community, and provide
new housing for existing residents without displacement. He noted the BHA's goals
supported TCA, which provides additional housing options and density options which
allow additional units on existing sites. He spoke on potential opportunities via TCA zoning
and redevelopment. He noted that nationwide, towns and cities are looking for ways to
encourage affordability, and this would be a way BHA and the Town of Beaufort can
support that effort. He referenced a map of the 3 Tracts in question and pointed out that
any future redevelopment of the parcels would be governed by the LDO.

Commissioner Oliver asked Town staff what the height limit was under TCA, R-8 and TR
zones.

Ms. Eitner confirmed all three had height limitations of 35 feet.
Logan Louis: 900 Cedar Street (Beaufort, NC 28516)

So, everything | said earlier during the public hearing concerning the text amendment is
still applicable. It is not going to be 14 for TCA, it'll be 12. So instead of 180%, it will be
140% more than R-8. But the additional point that | wanted to make was if 716 Mulberry,
which is what | was referring to, is rezoned to TCA from R-8, it is surrounded by R-8 to the
north, south, east and west. The danger is for the people that live around 716 Mulberry. If
you create a nexus, which | would claim would be illegal spot zoning, now all of a sudden
you have got a TCA smack dab in the middle of R-8. Now, what if one of the neighbors,
say to the to the west of 716 Mulberry, decides that they want to roll up a couple of lots
and they want to build TCA themselves. Okay, they will have an argument against spot
zoning, because on one side of thaicproperty, it is already TCA. So, now all of a sudden
12




you have got a problem. It will spread like a virus. Sure, there would be additional things

that would have to happen, possible rezonings, etc. But now you have got, as
Commissioner Cooper would say, you have opened pandora's box by creating a nexus in
the middle of that R-8 area; medium density, not high density, you have opened the
avenue for other properties that are joining 716 Mulberry to do a lot. That is the only
additional point that | wanted to make. Thank you so much.

Terry Manuel spoke on behalf of her mother, Magley Bryant, who lives directly
adjacent to 716 Mulberry Street.

The same point that was made earlier, the height of the building 35 feet, is just too high for
that lot. He brought up a good point; | have had realtors already asking to buy my
mother's lot, so that they can put some units there. | do think there is going to be a
concern with that. It is something that has to be considered. We are not opposed; we
understand that affordable housing is going to come. | do not think the community
understands that affordable housing for people like myself, working in the school,
firefighters and police officers, is not conducive to what they are used for right now. Turner
Street complex, there is no way that people can afford to be in those houses that are
going to be built. From what | understand. | may be wrong but, if you are going to build a
high rise on Turner Street that is going to see all the way over into Morehead City, they
are probably going to run about $2,000-$3000 a month for the top floor. Nobody is going
to be able to afford that, working in the school system with me, Police Officers, or
Firefighters. | do think that what is being said makes sense, if you are just using the
alphabet; TCA, R-8, TR, and all that, it sounds fine, but the people are not going to be
able to afford it. Even those that work here in Beaufort are not going to be able to afford
some of those houses that are going to be built. | am not only talking about the Mulberry
lot that | am concerned with; it all is just too high. | spoke earlier because if you change it
to a density of 14, that puts 7 on that lot. From what | understand, it is not an acre. So,
they are probably not going to be able to put 12. But they are trying to push for more than
that lot can handle in the residential community. It sounds good, sitting here listening, it all
sounds great, but for the people that | work with here in this county, a lot of them still will
not be able to afford a townhouse that overlooks the water. That will be people coming in,
you build it and they will come, and that is going to be the only ones that can afford that.
Thank you.

Steve Bishop: 800 Mulberry Street (Beaufort, NC 28516)

| own the property which is directly across the side street from the property we are talking
about rezoning. | know that Math Chaplain is directly across the street from that property. |
have been asked to speak tonight by Marty and Gail Kotch, who live in the corner house.
There are two houses directly across the street because that lot is 210 feet long. They
have asked that | speak for them tonight as well, those are the two people that live directly
across and | am across the side street. Terry Manuel's mother is in the house directly
behind the property. Marty Haber is across the street; a portion of his house is across the
street from it as well. | just simply do not think it fits. It was in front of the Planning Board
three weeks ago and the Planning Board, | felt like, did not have a problem with the two
pieces of property on Turner Street. They turned to the Town Attorney and asked if they
could vote on the pieces of property individually. The Town Attorney came back and said,
I hate to be so blunt, but you will have to vote it up or down, and they voted it down. The
reason they voted it down, in my opinion, was the Mulberry Street property. They all
voiced opinions about Mulberry Street, that it was not fitting. They voted it down
unanimously; everyone on that Planning Board the other night voted it down unanimously.
We can build 35 feet now. At some point, there will probably be a bunch of boxes back
there that are 35 feet on the R-8 zone. But it has not happened at this point. We are all
one story houses, and there are some one and a half story houses. To build a unit with six
multi-family homes, there would be at least six units. If you measure the property, possibly
seven. | think you can get that many on there because you can go up to 35 feet. There is
plenty of parking there for two parking spaces per unit. | think we are going to be looking
at a building that just does not fif ngst all our single story homes. Thank you.

13




Martin Haber: 711 Mulberry Street (Beaufort, NC 28531)

I do not think it is appropriate to put a three-story building there. It just does not fit with
single family houses. | know you said the school has already done it, but that is a totally
different ballgame. We are across the street, surrounded by single-family houses, and it is
just too much. | would like to bring up what somebody else brought up ahead of me, |
have got three lots right next to me that were just sold to the same person. Where do you
think that is going to go, if this goes through. | am going to have two of those buildings on
the side of me, and in the back of me. How does my single family house look then? Man?
I do not think it is right; | am definitely against it. The other ones on Turner Street are a
little bit more appropriate, except for Tract 1. It has been brought my attention, first is on
wetlands and it is high density, which | do not think is right. To compound that, it used to
be a dump. What is under that? You are going to put three-story buildings on top of it?
Where else can that happen? Please do not let this happen. Please vote for the Town, we
deserve it.

Heather Walker: 504 Campen Road (Beaufort, NC 28516)

My concern is mostly with Tract 1, because that was flooded at the last king tide that we
had, and so that tells me that land is going to have to be built up in order to support the
development and infrastructure for this project. If you do that, all you are going to do is
flood the existing homeowners that are nearby. | do not understand how we can justify
one for the other. Now, we do need more affordable housing, but we do not need more
subsidized housing. We are only obligated to provide and maintain 100 units of subsidized
housing and | think our focus needs to be on finding a way to maintain and update those
100 units. Thank you.

Bill Burbridge: 518 Marsh Street (Beaufort, NC 28516)

| live diagonally across from the Mulberry property. | am here to support my neighbors. |
would like to try to keep our neighborhood small. Thank you.

Emily Raker: 513 Live Oak Street (Beaufort, NC 28516)

| am a new resident and have fallen in love with this Town and what it represents for our
country. | have one point about the zone, the first zone. In the wetlands, | saw in the first
presentation that there would be some CAMA approvals to be able to build on that land. |
do want to make sure that we are considering our wetlands, our environment, and being
good stewards of the Crystal Coast. | do have a question for the gentleman representing
the BHA. So, you were talking about affordable housing, low-income housing, and worker
housing. With rent being the primary goal for these places, my guestion for you would be
what price are you planning to rent and/or sell these units? My question to all of us is, how
can we consider the data on what is the average income is of a town worker? Someone
who is a dock deckhand on a ferry? Someone who is a waiter, park ranger, teacher, or fire
person. Are the goals and prices that you plan to offer with these three recommendations
going to meet their needs and support those who keep our community running? Thank
you very much.

Rachel Carroll, Executive Director of the Beaufort Housing Authority:

The 100 units, as Mr. Bob had spoken about earlier, are being replaced one by one. Any
additional units that will be built will all be affordable and workforce, and they are going to
be eligible to people making up to 120% of the Area Median Income (AMI). That is based
on HUD, and they set out those numbers annually. So, we do not dictate that, we do our
numbers based off their documentation. As far as the rent goes, those are based on
market, it changes. Market rates fluctuate daily, monthly, yearly. So, | could tell you what it
could be today, but it may not be that when they are built and actually renting. As
everybody has seen, our market has changed drastically, just within the past four years.
So, on the completion date of these units, there is no way to feasibly say what the actual
rents will be. It will be controlled, it will be based on their income, and anybody making up
to 120% of the area’s median ingama will qualify to live in our new properties. Thank you.
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Julianna Henry: 515 Marsh Street (Beaufort NC, 28516)

I have lived here in Beaufort for many years, and | personally do not want this. There are
a lot that live there on Live Oak and Mulberry that cannot have that. | do not want this in
my neighborhood. | have lived here all my life. You will be bringing around other people, |
mean, | am getting older, and | am going to be scared. | am not used to all this stuff in our
community. | like it the way it is. Thank you.

Heather Walker: 504 Campen Road (Beaufort, NC 28516)

I would like to thank Ms. Carroll for clarifying exactly what it is we are about to get, which
is market rate rentals. How is that affordable? Which is it going to be? She just told us that
it depends on the market rate. So, if we are going by AMI, we are not worried about the
fair market rate, we are worried about income. So, what is it going to be? Fair market rate
or is it going to be affordable? Or is it subsidized? Which subcategory would you like to
choose here? What's it going to be?

Martin Haber: 711 Mulberry Street (Beaufort, NC 28531)

From what | heard just now, it is going to be based on income in the area. Okay, we have
a lot of people that are retired that have very good incomes...a lot. What is going to
happen to the working person? What is going to happen to the people that are waiting
tables at the restaurant? They do not have the income that retired people have. If you
base it on average income, that is not going to be affordable housing for anybody that is
working in Beaufort.

Commissioner Hagle made a motion to close the Public Hearing.
The motion carried unanimously.

Commissioner Oliver asked for clarity on rezoning all three Tract's at once, or if they could
be done separately.

Mr. Grady explained the application is for all three parcels to be rezoned as a package.
He suggested if the Board wanted to divide that up, they need the consent or permission
of the applicant.

Commissioner Hollinshed asked the BHA to remove the Mulberry parcel from the rezoning
request.

Dick deButts: 320 Orange Street (Beaufort, NC 28516)

| am Chairman of the BHA. This has been a long process. | understand the sensitivity of
Mulberry Street right now, we could subdivide that and build two 35 foot buildings. But that
is not our intention, it never was our intention. But | understand the sensitivity to it. We
would respectfully request that all three properties be passed, but if it is the desire of the
Board to strike Mulberry, we can always reapply later. We would like to get the Tracts on
Turner Street.

Commissioner Hollinshed restated that she respectfully requested the BHA remove the
parcel known as, 716 Mulberry Street (PIN 730618319452000) from the rezoning
application.

Commissioner Oliver made a motion to approve the rezoning of Tract 1 (PIN
730618228462000) and Tract 2 (PIN 730618227174000) to TCA, and to remove Tract 3
(PIN 730618319452000) based upon the approval of the BHA Chairman.

Commissioner Hagle expressed concerns about stormwater control on Tract 1.
Commissioner Cooper had similar concerns.

Mr. Grady explained that the zoning would not dictate any permits that the Town, State or
Federal Government may issue.

Commissioner Hollinshed called the question with the motion on the floor.
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Voting Yea: Commissioner Oliver, Commissioner Terwilliger, Commissioner Hollinshed

Voting Nay: Commissioner Cooper, Commissioner Hagle

The motion carried with a 3-2 vote.

Manager Report

Mr. Clark provided a monthly Manager's Report. The full detailed report can be viewed at:
https://www.beaufortnc.org/boardofcommissioners/page/managers-report

Commissioner Cooper expressed his concerns regarding flooding on Meeting Street.

Mr. Clark explained the Professional Park Area Stormwater Inventory and Flood Study would help the
Town understand ways to mitigate flooding issues in that area.

Mayor/Commissioner Comments
There were none.
Closed Session

1. Pursuantto NCGS §143-318.11 (a) (3)

Mayor Harker asked for a motion to enter closed session pursuant to NCGS 8§143-318.11
(a) (3) and NCGS 8§143-318.11 (a) (4).

Commissioner Hagle made a motion to enter closed session.
The motion carried unanimously.

Adjourn
Commissioner Hagle made a motion to adjourn the meeting at 10:00 p.m.

The motion carried unanimously.

Mayor, Sharon E. Harker

Town Clerk, Elizabeth Lewis
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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
Work Session
4:00 PM Monday, September 25, 2023
Train Depot, 614 Broad Street
Beaufort, NC 28516

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 Hagle
Commissioner Oliver
Commissioner Cooper
Commissioner Terwilliger
Commissioner Hollinshed

Agenda Approval

Commissioner Hagle made a motion to approve the agenda.
The motion carried unanimously.

Presentations

1. Beaufort Housing Authority (BHA) FY 2022 Audit Report

Rachel Carroll, Executive Director of the Beaufort Housing Authority (BHA), provided the
Board with a copy of the FY 2022 Audit Report. She reported there were not any audit
findings for fiscal year 2022. A full copy of the report is on file in the Town Clerk's office.

Items for Discussion and Consideration

1. First Tryon - Financial Plan

Chazzo Habliston, Vice President of First Tryon, provided an overview of the Town's
Capital Improvement Plan (CIP) and presented factors used to develop several scenarios
in the General Fund, Stormwater Fund and Ultility Fund. A full copy of the presentation is
on file in the Town Clerk's office.
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Following the presentation, the Board asked several questions regarding the Capital

Planning and discussion materials provided. It was noted that First Tryon Advisors have
the ability to adjust variables of the model presented, for example interest rates. The Town
will have the ability to edit the model through project list, prices, loans, terms, interest
rates, etc. Mr. Habliston suggested the model should be utilized often, as it is a living
document. He noted he would be available to meet with the Board as needed, and
suggested they take the wish list items out to only see the CIP projects the Town is
already committed to completed or deem a necessity.

No action was taken following the presentation and staff were directed to continue working
with First Tryon to provide alternate scenarios that did not reflect such increases at a
future meeting.

2. On-Street Parking Concerns

Todd Clark, Town Manager, explained Town Staff have expressed concerns with on-
street parking down Hedrick Street. Currently, vehicles are being parked on both sides of
the street, making it impassable for trash trucks, fire trucks, and other large vehicles.
These safety concerns have been recognized by Public Works staff, as well as the Fire
and Police Departments. Residents on each side of Hedrick Street have a dedicated alley
for parking. The staff is requesting an open discussion with the Board to address these
issues to ensure a navigable roadway in the event of an emergency, as well as daily traffic
patterns.

Tony Ray, Fire Chief, also spoke of the safety concerns on Hedrick Street. He suggested
restricting parking on one side of the street could be an option. He discussed fire hydrant
locations and trash cans that often take up space on the street.

Commissioner Hollinshed suggested presenting this concern to the Homeowners
Association (HOA) first, rather than the Board of Commissioners making a sudden
decision to close the street.

Chief Ray confirmed there was a HOA and volunteered to reach out to discuss these
safety concerns with the group.

Mayor Harker suggested Town Staff analyze parking on other streets that might pose a
safety concern, noting Pine Street is often a one lane road, especially with larger vehicles.
She requested Chief Ray reach out to the HOA that encompasses Hedrick Street and
report back to the Board with an action plan, as well as any other streets that might be
considered a safety concern.

3. August Financial Report

Christi Wood, Finance Director, provided the August 2023 financial report. She highlighted
the below areas in her report.

e The Town received a distribution from Carteret County for $139,779. This receipt
was accrued to FY 2023.

e MVT received in August for June and July was $51,624.00

e Sales and Use tax distribution for September is $281,900 (June sales). This is a
5% increase from the distribution received in September 2022.

e General Fund- Unrestricted Fund Balance: $4,706,044.00

e Utility Fund Unrestricted Net Position: $2,916,616.00

Project Updates

1. Town Manager Report

Mr. Clark discussed several ongoing items. He shared the Town is continuing to make
efforts with the National Park Service (NPS) to reach a lease agreement.
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1.

Kyle Garner, Planning Director, shared a construction schedule has been provided for t

Compass Hotel. He noted their goal was to have the hotel completed by September 2025
and they agreed to provide a quarterly report to the Town.

Mayor Harker confirmed the 18-month extension request would be back on the agenda for
consideration at the October 9th Regular Meeting.

Mr. Clark provided an update regarding advertisement bids and deadlines associated with
the USDA Funded Utilities Project. He also discussed the open RFP for the Waterfront
Concessionaire for Front Street, which will tie into the Waterfront Improvement Project.

Mr. Clark shared the 160D updates were presented to the Planning Board at their
September 18th meeting. He noted the Planning Board expressed a desire to go into a
greater level of review of the document and were directed to submit any questions or
concerns to the Town Attorney.

Mr. Clark shared the CAMA Land Use Plan would be considered for adoption during the
Board of Commissioners October 9th Regular Meeting. He noted a Public Hearing would
be conducted.

Paul Burdette, Police Chief, provided a quarterly crime report for Beaufort. These reports
are also presented during Chat with the Chief sessions throughout the year.

Mr. Clark also noted a draft contract with Beau Coast regarding an extension of George
Street and Fairview Drive would be before the Board at their October 9th Regular
Meeting.

Closed Session

1.

Adjourn

Pursuant to NCGS 143-318.11 (a) (3) and NCGS 143-318.11 (a) (4)

Commissioner Hagle made a motion to enter closed session pursuant to NCGS 143-
318.11 (a) (3) and NCGS 143-318.11 (a) (4).

The motion carried unanimously.

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

The motion carried unanimously.

Mayor, Sharon E. Harker

Town Clerk, Elizabeth Lewis
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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 9, 2023
614 Broad Street — Train Depot

AGENDA CATEGORY: Items for Discussion & Consideration
SUBJECT: Compass Hotel - 18 Month Extension Request
BRIEF SUMMARY:

At the September 11" meeting the Board requested a copy of the construction schedule for
the proposed project. A copy of that schedule is attached and a representative from Hudson
Brothers will be in attendance to answer questions.

The Compass Hotel site plan was re-approved on May 9, 2022, by the Board of Commissioners with
conditions and is set to expire in November 2023 due to half of the improvements not being
completed. There have been no changes to the previously approved plans.

Section 18 (Site Plans) I-2 of the LDO allows for the Board of Commissioners, following a
recommendation from the Town Manager to grant an extension of the approval if; the applicant
submits a request to the Town manager prior to the 18 month expiration data (which the applicant
has per the attached letter); and if the plans still meet Town Standards (The Plans still meet Town
Standards and all environmental development permits are current and have not expired.

REQUESTED ACTION:

Decision on the Proposed Site Plan Extension for 18 Months
EXPECTED LENGTH OF PRESENTATION:

10 Minutes

SUBMITTED BY:

Kyle Garner, AICP

Planning & Inspections Director

BUDGET AMENDMENT REQUIRED:

N/A
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BEAUFORT PARTNERS, LLC

Real Estate Development

P.O. Box 14165 » New Bern, North Carolina 28561
Telephone: (252) 635-7476 « Fax: (252)637-7985
Email: joef@thomasdev.com

August 29, 2023

Mr. Todd Clark, Manager

Town of Beaufort, North Carolina
701 Front Street

Beaufort, North Carolina 28516

RE: Proposed Compass Hotel — 103, 113, 115, & 208 Cedar Street — Site Plan Approval

Dear Mr. Clark:

In May of 2022, the Beaufort Board of Commissioners approved the site plan for the above
referenced property. To date we have complied with all of the conditions set forth in the approval letter,
including obtaining the required Certificate of Appropriateness granted by the Beaufort Historic
Preservation Commission on April 4, 2023, Further, we recently received the “DETERMINATION OF
NO HAZARD TO AIR NAVIGATION?” letter from the Federal Aviation Administration, copy attached.
We have satisfied all of the Town of Beaufort’s planning and engineering requirements, and have

obtained the building permit issued by the planning office.

We have approval for our financing but with the completion of all of the documentation required
by the lender for funding the construction phase of the hotel and with the mobilization of our contractor,
Hudson Brothers Construction Company, we may not meet the 18 month requirement for completion of
% of the site improvements by the end of November 2023. Therefore, we respectfully request an
extension of the site improvements deadline in order to avoid any interruption in our development
process.

Thank you for your consideration and attention to this matter.
Respectfully submitted,
Beaufort Partners, LLC
Joseph E. Thomas, Manager

F. Bruce Sauter, Manager
William S. Corbitt, Manager

cc: J. Troy Smith, Esquire
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&s. Mail Processing Center Aeronautical Study No.

A9\ Federal Aviation Administration 2023-AS0-6749-OE
Southwest Regional Office Prior Study No.
Obstruction Evaluation Group 2019-AS0-26596-0E
10101 Hillwood Parkway ﬁ

Fort Worth, TX 76177 e @
Issued Date: 08/21/2023 s @

Mr. Joseph Thomas %

Beaufort Partners, LLC
P.O. Box 14165
New Bern, NC 28561

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C,,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Building Compass Margaritaville Hotels & Resorts
Location: Beaufort, NC

Latitude: 34-43-20.00N NAD 83

Longitude: 76-39-50.00W

Heights: 10 feet site elevation (SE)

40 feet above ground level (AGL)
50 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:

It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the
project is abandoned or:

At least 10 days prior to start of construction (7460-2, Part 1)
__X__ Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-1 M.

This determination expires on 02/21/2025 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, is received by this office.

(b) extended, revised, or terminated by the issuing office.

(c) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

Page 1 0of 3
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' NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, will void this determination. Any future construction or alteration, including increase to heights,
power, or the addition of other transmitters, requires separate notice to the FAA.This determination includes all
previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

This determination cancels and supersedes prior determinations issued for this structure.

If we can be of further assistance, please contact our office at (817) 222-59135, or Rodney.H-
CTR.Love@faa.gov. On any future correspondence concerning this matter, please refer to Aeronautical Study
Number 2023-AS0-6749-OE.

Signature Control No: 573564572-597082141 (DNE)
Rodney Love
Technician

Attachment{s)
Map(s)
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i Verified Map for ASN 2023-AS0-6749-OE
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ID

100
110

120
125
130
140
150
160
170
180
190
200
210

220
230
240
250
260
270
280
290
295
300
310
320
330
340
350
360
370
380
390
400
410
420

Description

Layout & Strip

Grade & Shape

Storm Drain & Pond

Site Lighting Conduit
Stone Base at Parking Lot
Fence

Paint

Landscaping

Pave & Stripe

Pole Lighting

USDA LOAN- Closing

Duke-relocate U/G Service in Conflict with Bu
Notice to Proceed Phase I

Site Demolition

Layout & Stake

Grade & Shape Site

Storm Drainage

Building Pad

U/G Service Condiut (Relocate Overhead Ser
U/G Service Conduit (Relocate OH Service)
Domestic Water, Fire Water, & Sewer

Elevator Pit & Stair Foundations
Waterproof Elevator Pit

Backfill Elevator Pit

Piers

Balance of Shallow Foundations
Concrete/Masonry Elevator & Stair Shafts
Underground Plumbing & Electrical R/I
Prep & Pour SOG

SOG Cure

Structural Erection Area A SEQ 1- 1st Fir
Prep & Pour SOD SEQ A 2nd Fir
Structural Erection Area B SEQ 2-1st Fir
Prep & Pour 2nd Fir Area B

Structural Erection Area A SEQ 3- 2nd Fir
Prep & Pour Area A 3rd Fir

Structural Erection Area B SEQ 4- 2nd Fir
Prep & Pour Area B - 3rd Fir

Fire Proof Beams/ Columns 1st & 2nd Firs
Structural Erection Area A SEQ 5- 4th Fir
Prep & Pour Area A- 4th Fir

Structural Erection Area B SEQ 6- 4th Fir
Prep & Pour Area B- 4th Fir

Original
Duration

5
10
10

5

5
30
40

Early Start

03/15/23
03/15/23
03/15/23
03/15/23
03/15/23
03/15/23
03/15/23
03/15/23
08/14/23
08/19/23

03/27/23
12/04/23
01/02/24
01/02/24
01/09/24
01/11/24
01/25/24
02/15/24
02/22/24
03/07/24
04/16/25

02/22/24
03/07/24
03/12/24
03/13/24
03/07/24
03/20/24
04/17/24
05/15/24
05/29/24
06/05/24
06/26/24
07/03/24
07/17/24
07/17/24
07/31/24
07/31/24
08/14/24
08/21/24
08/14/24
08/28/24
08/28/24
09/11/24

Early Finish

03/14/23
03/14/23
03/14/23
03/14/23
03/14/23
03/14/23
03/14/23
03/14/23
08/18/23
08/18/23

12/01/23
01/01/24

01/08/24
01/10/24
01/24/24
02/14/24
02/21/24
03/06/24
05/01/24
05/06/25

03/06/24
03/11/24
03/12/24
03/19/24
03/20/24
04/16/24
05/14/24
05/28/24
06/04/24
06/25/24
07/02/24
07/16/24
07/23/24
07/30/24
08/06/24
08/13/24
08/20/24
09/03/24
08/27/24
09/03/24
09/10/24
09/17/24

Actual Start =~ Actual Finish

02/06/23
02/13/23
02/27/23
03/13/23
03/20/23
03/27/23
05/08/23
06/26/23

06/05/23

02/10/23

02/24/23) @
03/10/23:
03/17/23
03/24/23|:
05/05/23] ¢
06/30/23|:
08/11/23 ¢

06/09/23/ ¢

2023

2024

2025

Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May

Overflow Parking Lot
10 Begin Early Sitework- Phase | 0 03/15/23 02/06/23 A\ Begin Early Sitework- Phase |

%I Layout & Strip
Grade & Shape
Storm Drain & Pond
Site Lighting Conduit
Stone Base at Parking Lot
Fence
Paint
Landscaping
Pave & Stripe
%I Pole Lighting

eeeeeeee— USDA LOAN- Closing

Duke-relocate U/G Service in Conflict with Building
/A Notice to Proceed Phase I
Site Demolition
Layout & Stake
B Grade & Shape Site
Storm Drainage

Data Date

Building Pad
U/G Service Condiut (Relocate Overhead Service)
U/G Service Conduit (Relocate OH Service)

j=

Elevator Pit & Stair Foundations
Waterproof Elevator Pit
Backfill Elevator Pit

Piers

Balance of Shallow Foundations

Underground Plumbing & Electrical R/l
Prep & Pour SOG
SOG Cure
Structural Erection Area A SEQ 1- 1st FIr
Prep & Pour SOD SEQ /-\ 2nd Flr

Prep & Pour 2nd Fir Area B
Structural Erection A:rea A SEQ 3- 2nd FiIr
Prep & Pour Area A 3rd FIr
Structural Erection: Area B SEQ 4- 2nd Fir
il  Prep &Pour Areé B - 3rd Fir
E Fire Proof Bearjns/ Columns 1st,& 2nd FI
Structural Erectibn Area A SEQ 5- 4th Fir
Prep & Pour Ar:ea A- 4th FIr
Structural Erebtion Area B SEQ 6- 4th Fi
Prep & Pour Area B- 4th Fir

Start Date

Finish Date:

Data Date
Run Date

Preliminary Schedule as of 9-15-23.ppx

: 02/06/23
10/07/25
: 03/15/23
: 09/15/23

Page 1A
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2023 2024 2025

Orifgfinel Early Start Early Finish | Actual Start = Actual Finish [Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May

Description Duration

Structural Erection Area A SEQ 7- Roof 10 09/11/24 09/24/24 H Structural E}ection Arg 2 7- Ro
Structural Erection Area B SEQ 8- Roof 10 09/18/24 10/01/24 ‘:I Structural I!.:_rection Al 1 FQ 8- R
Rooftop Towers and Canopy's 10 10/02/24 10/15/24 Y:l Rooftop iTowers and Canopy's
Stair 1 & 2 Erection 15 08/28/24 09/17/24 T: Stair 1 & 2 E:'ection

Concrete Panfilled Stairs 2 09/18/24 09/19/24 1 Concrete Pa;filled Stairs
Structurals & Light Ga Erection-4th 20 08/07/24 09/03/24 Structurals & Light Ga Erection-4th
Rooftop Tower Erection & Detailing 10 09/04/24 09/17/24 Y: Rooftop Towier Erection & Detailing
Stair Shaft Cap Slab 2 09/04/24 09/05/24 V Stair Shaft Cap} Slab

1st Floor Infill Framing & Sheathing 10 09/18/24 10/01/24 1st Floor Irﬁﬁll Framing & Sheathing
2nd Floor Infill Framing & Sheathing 10 10/02/24 10/15/24 2nd Flooir Infill Framing & Sheathir|
3rd Floor Infill Framing & Sheathing 10 10/16/24 10/29/24 3rd FI{)or Infill Framing & Sheath
Install Window & Doors 20 10/16/24 11/12/24 Instéll Window & Doors
4th Floor Infill Framing & Sheathing 10 10/30/24 11/12/24 4th Floor Infill Framing & Shez
Roof Parapet Framing & Sheathing 10 11/13/24 11/26/24 EI Ri)of Parapet Framing & Sh
TPO Roof 15 11/27/24 12/17/124 TPO Roof

Metal Roof at Tower 10 12/18/24 12/31/24 Metal Roof at Tower
Air Barrier 20 11/27/24 12/24/24 Air Barrier

Z members 15 12/11/24 12/31/24 ?: Z members

2" Insulation Over Sheathing (Coord Flashing 20 01/01/25 01/28/25 b 2" Insulation Over|
Fiber Cement Siding 65 01/15/25 04/15/25 :
Exterior Paint 55 02/12/25 04/29/25
GFRP Column & Beam Wraps 20 03/26/25 04/22/25
Decorative Brackets 10 03/26/25 04/08/25
Bacony Railings 15 04/09/25 04/29/25

Pool Structure & Roughin 30 03/05/25 04/15/25
Interior Curb & Gutter 10 04/23/25 05/06/25
Sidewalks & Pool Deck 20 05/07/25 06/03/25
Landscaping 15 06/04/25 06/24/25
Finegrade Parking Lot & Asphalt 10 06/25/25 07/08/25

Metal Stud Walls & RC 10 11/13/24 11/26/24 Metal Stud Walls & RC

PME & Sprinkler Rough-in 15 12/18/24 01/07/25 ; PME & Sprinkler Rou
Wall Insulation 5 01/08/25 01/14/25 ‘:l Wall Insulation

Hang & Finish Drywall 20 01/15/25 02/11/25 Y:I Hang & Finish [
Prime & 1st Coat Paint 10 02/12/25 02/25/25 b Prime & 1st
Hardtile 10 02/26/25 03/11/25 Y:I Hardtile
Mincey Shower Surrounds 5 03/12/25 03/18/25 %I Mincey Sh
GR Vanity 10 03/12/25 03/25/25 Y:I GR Vani
PME & Sprinkler Trimout 10 03/26/25 04/08/25 Y:I PME &
Toilet Accessories 10 04/09/25 04/22/25 :
Doors & Hardware 10 04/09/25 04/22/25 : Doo
Finish Paint 10 04/23/25 05/06/25 Y:I Fi
LVT & Carpet 10 04/30/25 05/13/25 Y:I L

Metal Stud Walls & RC 10 11/27/24 12/10/24 Metal Stud Walls & RC

Toile

Data Date

Start Date: 02/06/23

Finish Date: 10/07/25 Compass H \

phoenix

Run Date: 09/15/23 BeaufOI't, N
ROJECT MANAGER

Preliminary Schedule as of 9-15-23.ppx Page 2A




2023 2024 2025

Orifgfinel Early Start Early Finish | Actual Start = Actual Finish [Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May

Duration
PME & Sprinkler Rough-in 15 01/08/25 01/28/25 H rinkler
880  Wall Insulation 5 01/29/25 02/04/25 L lation
890  Hang & Finish Drywall 20 02/05/25 03/04/25 \f Hang & Finis
900  Prime & 1st Coat Paint 10 03/05/25 03/18/25 EI Prime & 1
910  Hardtile 10 03/19/25 04/01/25 T:l Hardtile
920  Mincey Shower Surrounds 5 04/02/25 04/08/25 %l Mince
930 | GR Vanity 10 04/02/25 04/15/25 Y:l GRV
940  PME & Sprinkler Trimout 10 04/16/25 04/29/25 i
950  Toilet Accessories 8 04/30/25 05/09/25

Description

T

960  Doors & Hardware 10 04/30/25 05/13/25 b D
970  Finish Paint 10 05/14/25 05/27/25 b
980  LVT & Carpet 10 05/21/25 06/03/25 VD

1000 ' PME & Sprinkler Rough-in 15 01/29/25 02/18/25 H PME & Sprinkl
1010  Wall Insulation 5 02/19/25 02/25/25 'l Wall Insulatio
1020 Hang & Finish Drywall 20 02/26/25 03/25/25 :
1030 Prime & 1st Coat Paint 10 03/26/25 04/08/25
1040 Hardtile 10 04/09/25 04/22/25
1050 Mincey Shower Surrounds 5 04/23/25 04/29/25
1060 ' GR Vanity 10 04/23/25 05/06/25
1070 PME & Sprinkler Trimout 10 05/07/25 05/20/25
1080 ' Toilet Accessories 10 05/21/25 06/03/25
1090 Doors & Hardware 10 05/21/25 06/03/25
1100  Finish Paint 10 06/04/25 06/17/25 H
1110 LVT & Carpet 10 06/18/25 07/01/25
1120 Metal Stud Walls & RC 10 12/25/24 01/07/25 al Stud Walls & R|
1130  PME & Sprinkler Rough-in 10 02/19/25 03/04/25 % PME & Sprir
1140  Wall Insulation 5 03/05/25 03/11/25 %I Wall Insula
1150 Hang & Finish Drywall 03/12/25 04/01/25 T:I Hang &
1160 Prime & 1st Coat Paint 04/02/25 04/08/25 %I Prime
1170 Hardtile 04/09/25 04/18/25 i
1180 Mincey Shower Surrounds 04/21/25 04/23/25
1190 GR Vanity 04/21/25 04/25/25
1200 PME & Sprinkler Trimout 04/28/25 05/02/25
1210 Toilet Accessories 05/05/25 05/09/25
1220 Doors & Hardware 05/05/25 05/09/25
1230  Finish Paint 05/12/25 05/23/25 :
1240 LVT & Carpet 05/26/25 06/06/25
1250  Interior Framing 01/08/25 01/28/25 Interior Framing
1260 PME & Sprinkler Rough-in 03/05/25 03/18/25 : PME & Sp
1270 Insulation 03/19/25 03/21/25 V Insulation
1280 Hang & Finish Drywall 03/24/25 04/11/25 Y:I Hang
1290 Prime & Paint 04/14/25 04/18/25 % Prime
1300  Millwork 04/21/25 05/09/25 b M

990  Metal Stud Walls & RC 10 12/11/24 12124124 h%aijtud Walls & RC

-
(S ¢

- = a
a w o o, o O g W 0
Data Date

-
o o

Start Date: 02/06/23

Finish Date: 10/07/25 Compass H \

phoenix

Run Date: 09/15/23 Beaufort, N
ROJECT MANAGER
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2023 2024 2025

Orifgfinel Early Start Early Finish | Actual Start = Actual Finish [Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May

D Description Duration

1310 Tile
1320 Wallcovering
1330 Doors & Hardware
1340 Toilet Accessories & Partitions
1350 PME & Sprinkler Trimout
1360  Kitchen Equipment
1370 Flnal Paint 06/16/25 06/20/25 H
1380 Carpet 06/23/25 06/27/25
1390 Temporary Perminant Power 02/19/25 04/01/25 :
1400  Elevator Installation 04/02/25 06/10/25
1410 Enclose Elevator Shafts 05/07/25 05/13/25
1420 Elevator Lobby Finishes floors 1-4 05/14/25 06/10/25
1430 | Elevator Adjustment 5 06/11/25 06/17/25 :
1440  Elevator Inspection 5 06/18/25 06/24/25
1450  Pre clean Building 30 05/28/25 07/08/25 i
1460  Fire Sprinkler & Fire Alarm Finals 10 06/25/25 07/08/25
1470  Prefinals w/ inspections 5 07/09/25 07/15/25
1480  Stocking Permit (Required for FF&E) 0 07/15/25
1490 FF&E (Includes GR Vanity Plumbing Install) 40 07/16/25 09/09/25
1492  Final Clean 10 09/10/25 09/23/25
1495 | ADA Certifications/Health Department/Final 5 09/10/25 09/16/25
1500  Certificate of Occupancy 0 09/16/25
1510 Linens & Soft Goods 10 09/17/25 09/30/25
1520 Computers & Employee Training 5 10/01/25 10/07/25
1530 Opening 0 10/07/25

-

05/12/25 05/23/25 H [
05/26/25 06/03/25 i
05/29/25 06/03/25
06/04/25 06/06/25
06/09/25 06/13/25
06/16/25 06/27/25

-
oo O Ww b~ N O

Data Date

Start Date: 02/06/23

Finish Date: 10/07/25 Compass H \

phoenix

Run Date: 09/15/23 Beaufort, N
ROJECT MANAGER

Preliminary Schedule as of 9-15-23.ppx Page 4A




DocuSign Envelope ID: B3173177-A321-4B5F-A841-6E816A5F97F5

X-CALIBER
RURAL CAPITAL

An X-Caliber Capital Afiitate

EXHIBIT B

Form of Conditional Approval

January 17, 2023

Joseph E, Thomas
BP Hotel LLC

PO Box 14165

New Bern, NC 28561

RE: Beaufort Compass by Margaritaville Hotel {the "Property")
Dear Mr. Thomas:

With respect to the Property described above, X-Caliber Rural Capital, LLC {("XRC" or “Lender”} is pleased
10 advise you that the proposed Loan is conditionally approved by Lender (this "Conditional Approval"),
provided that each of the terms and conditions set forth (a) in the Term Sheet, dated April 22™, 2022 {the
“Term Sheet"), and (b} below (which may include terms that specifically modify and/or supplement those
set farth in the Term Sheet), are each satisfied, in full, on or prior to the closing of the Loan. Other than
as specifically modified or supplemented by this Conditional Approval, the Term Sheet shall remain in full
force and effect. Capitalized terms used but not defined herein shall have the meaning ascribed to such
terms in the Term Sheet,

Closing Conditions

* Receipt of executed franchise agreement with franchise fees in line with the underwriting

projections (7% of rooms revenue in the first vear of operations, 8% in the second year, and 9%
thereafter).

* Receipt of executed Management Agreement with third-party management company showing a
management fee in-line with the 3% of total revenues assumed in the underwriting analysis.

* Receipt of assignment of all associated designs, permits and entitlements to construct BP Hotel,
LLC.

* Receipt of Assignment and Assumption Agreement assigning the Trademark Sub-License
Agreement dated January 14, 2019, with Compass Margaritaville, LLC to BP Hotel, LLC

* Completion of all construction diligence and demonstration of readiness to start construction

* Receipt of USDA B&! loan guarantee conditional commitment

* Evidence of sufficient construction risk mitigation in the form of a 100% Payment and
Performance bond or Completion Commitment from approved 3rd party.

* Execution of ground lease with terms substantially similar to those assumed in the underwriting

(annual liabilities no greater than $300,000 during the construction period and $350,000
thereafter),

Corporate Headquarters
Page 1 of 10 3 W. Main Street, Suite 103, irvington, NY 10533
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BP Hotel LLC
Page 2 of 10

» Cross-default language must be included in the loan agreements for both the BP Hotel LLC and
Beaufort Partners LLC transactions. This will be acknowledged and agreed to by the Guarantor

for both transactions, BP Parent LLC.

* Subordination of the ground lease payments.

* Subordination of the hotel management agreement.

Loan Program
¢ Business & Industry

Borrower
* BP Heotel LLC

Co-Borrower
* None

Guarantor
¢ BPParent LLC

Property Address

* 103, 113, 115 Cedar Street; 319 QOrange Street; Beaufort, NC 28516

Affiliates
* Beaufort Partners LLC

Sources and Uses

3,793,578 - 3,793,578

Working capital {ramp-up reserve) 400,000 - 400,000
Ground lease during construction - 600,000 600,000
Construction Soft Costs - 1,245,000 1,245,000
Construction Direct Costs 14,655,999 6,709,651 21,365,650
Construction Continge ney 2,700,423 - 2,700,423
Construction Period Interest 3,250,000 - 3,250,000
Construction Period Renewal Fee 200,000 - 200,000
XRC Debt Service Reserve - 555,591 555,591
Finance Fees and Costs - 1,170,207 1,170,207
Total $ 25000000 | S 10,280,449 35,280,449

Loan Amount
s 525,000,000
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BP Hotel LLC
Page 3 of 10

Collateral and Positions
The loan will be secured by first-priority perfected security interests in the following collateral;

First-priority UCC-1 on all real property, fixtures and improvements located at 103, 113, and
115 Cedar Street and 319 Orange Street.

Assignment of all rents, leases, and agreements.

First-priority lien position on all the Borrower’s assets, present and future and wheraver
located, including without limitation, accounts, securities entitlements, deposit accounts,
instruments, documents, chattel paper, inventory, goods, machinery, equipment, furniture,
fixtures, commercial tort claims, letter of credit rights, general intangibles, payment intangibles,
software, licenses, trademarks, tradenames, patents, copyrights and other assets and
supporting obligations.,

o The lender is not expecting to perfect the security interest in the deposit accounts,
therefore a DACA will not be required except for the purposes of the Debt Service
Reserve as described in the Reserves section.

Pledge of 100% of the equity interests in Borrower. None of the membership or equity interests
in the Borrower shall be pledged to any other person or entity without Lender and USDA
consent. If tender exercises its remedies under such pledge (including foreclosure, exarcise of
control via proxy voting rights or otherwise), Borrower and Guarantor shall be released from
liability for events first occurring thereafter.

An assignment of the plans and specifications for the construction of the im provements and all
construction contracts, architects’ agreements and other documents refating to the Property.

Total Term

27 years (324 months)

Construction Period

interest Rate: Wall Street Journal Prime + 2.50%
Floor Rate: None

Rate Adjustment: Calendar Quarterly

Interest Only Term: 2 years (24 months)

Payment Frequency: Monthly interest only payments to be pulled from the Construction Interest
Allocation recognized at loan closing.

Prepayment Penalty: 10% of any principal paid in excess of regularly scheduiled amartization,

Permanent Period

»

Interest Rate: 10-year Constant Maturity Treasury (CMT) + 3.85%

Floor Rate: Higher of the starting rate or 6.50%

Rate Adjustment: 10-Years

Permanent Period: 25 years (300 months)

Interest Only Term: 1 year {12 months)

Amaortizing Term: 24 years (288 months)

Payment Frequency: Monthly

Prepayment Penalty: 10% in the 1st year of the Permanent Period, decreasing at 1% per year, No
penalty starting in the 11th year of the Permanent Period.
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BP Hotel LLC
Page 4 of 10

Reserves and Allocations
Construction-Period Allocations

Construction Interest Allocation: An interest allocation adequate to cover all anticipated loan
interest expenses during the Construction Period has been included in the overall development
budget and will be verified at closing as being allocated from loan proceeds.

* Construction Interest is calculated based on an expected 10% interest rate, 24-month draw
schedule, and discounted to 65% to account for multiple disbursements of the {oan,

* The construction interest allocation is to be drawn down as interest payments become due
during the construction phase of the loan.

* Upon completion of construction, any remaining funds allocated to cover construction interest

will be contributed to the working capital reserve upon agency consent to support ramp up of
the operations.

USDA Annual Renewal Fee Allocation during Construction: An allocation adeguate to cover
required annual USDA renewal fees during the construction period has been included in the
overall development budget and will be verified at closing as being paid from loan proceeds as
the payment becomes due during the construction phase.

Reserves Escrowed at Construction Loan Closing

Debt Service Reserve (Funded from borrower equity): A debt service reserve equal to 3 months
of P& will be funded from Borrower equity at loan closing into a reserve account designated
and controlled by the lender.

* Funds may be applied towards debt payments upon occurrence of an extraordinary event after
an acceptable remedy has been identified and upon recelpt of adequate documentation and
lender consent.

* Atany point where funds are used due to an extraordinary circumstance, the borrower has 90
days to replenish the account to the required balance.

Property Taxes and Insurance: Borrower must provide current tax bill and insurance premium
for the current year prior to closing to estimate what is expected to be due during the
construction phase. The lender will collect sufficient funds from the borrower (if not already
allocated as part of the loan soft costs) to cover the associated costs as they become due prior
to operations commencing. If the estimated costs are included in the S&U and expected to be
paid from the proposed loan, the amount allocated will be verified at closing to ensure it is
sufficient and then drawn down as payments become due.

Reserves Escrowed at Permanent Conversion

Working Capital Reserve

® Upon permanent conversion, $400,000 in working capital will be funded fully into a control
account and drawn down on an as-needed basis until depleted,

* Funds will be disbursed on a quarterly basis based on projected cash needs for the quarter.
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BP Hotel LLC
Page 5 of 10

if the full amount is not needed, the funds will be used as additional reserve, and can be used to
offset year 2 FFE reserves.

Each disbursement must be greater than $50,000.

Reserves Escrowed During Permanent Phase

The following reserves will be funded into escrow monthly along with the debt payment:

USDA annual guarantee fee

The fee is equal to 0.40% of the total outstanding principal balance on the full loan as of 12/31
each year is expected to be paid by the borrower.

The monthly escrow amount will be determined based on the final amortization schedule

provided at the loan’s permanent conversion and the estimated fee will be collected with each
monthly payment,

This reserve will be used to pay the USDA fee as it comes due each year.

Any excess funds collected will be remitted back to the borrower upon payment of the fee for
the period being estimated.

FF&E Replacement Reserve

This reserve will be funded monthly beginning in year 2 of operations. Then 1% of revenue in
year 2 and 4% of revenue in all years thereafter.

This reserve may be used for eligible FF&E replacement or repair upon consent from the lender
The reserve will be held in a controlled account designated by the iender,

Taxes and Insurance Escrow

Borrower must provide their annual operating budget 45 days prior to year's end for the
associated escrows to be calculated.

Escrows for taxes and insurance will be collected with each manthly payment,

Loan Covenants

Maximum Debt-to-Worth of 5:1 measured calendar annually on highest-quality provided
financial statements beginning at the end of the first calendar year after loan closing {i.e. if the
loan closes in March 2023, first test would be YE 2023).

Minimum DSCR of 1.25x measured calendar quarterly on a trailing 12-month basis; testing to
commence four full calendar quarters after loan conversion based on highest-quality provided

financial statements {i.e. if the loan converts in February 2024, then initial testing would occur at
the end of Q1 2025).

Current ratio of 1.05x measured calendar quarterly; testing to commence 4 full calendar

quarters after loan closing (i.e. if the loan converts in February 2024, then initial testing would
occur at the end of Q1 2025).

Borrower must obtain lender approval for capital expenditures in excess of $250,000 in the
aggregate In any one fiscal year; carry over is not permitted.
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Covenant definitions:
s EBITDA: Net income plus taxes, depreciation, amortization, and interest,

* Debt to Worth: The sum of all balance sheet liabilities divided by the total equity on the
balance sheet

* Debt Service Coverage Ratio (DSCR): EBITDA divided by (total principal & interest payments +
USDA fee escrows) made in a given period

¢ Current Ratio: Current assets divided by current liabilities on the balance sheet
¢ Debt Yield Ratio: EBITDA divided by total outstanding debt

Financial Reporting

* Quarterly (internally prepared) financial statements within 45 days of the end of each calendar
quarter, including rent rolls and operating statements.

* Annual (CPA-reviewed) financial statements for the borrowing entity prepared in accordance
with GAAP provided within 90 days of FYE.

* Annual (CPA-reviewed) guarantor financial statements to be provided within S0 days of calendar
year end

Insurances
* Insurances as required by Lender upon advice of insurance review consultant,

Term Sheet Addendum 1

USDA Guarantee S 600,000 2.40%
USDA Guarantee During Construction S 100,000 .40%
Lender Origination Fee ] 250,000 1.00%
Loan Related Soft Costs and Allocations 5 220,207

Total Loan Related Soft Costs S 1,170,207

Legal Deposit
® A $15,000 legal deposit {the “Legal Deposit”) will be due and payable upon acceptance of this
Conditional Approval. The Legal Deposit will be applied to, without limitation, cover the
reasonable fees and disbursements for Lender’s counsel, and additional remaining expenses
associated with originating the loan. If the loan is not approved by the USDA or does not close,
any remaining funds will be remitted to Borrower and a full accounting will be provided. Should

any outstanding expenses be in excess of the Legal Deposit, Borrower will be responsible for any
remaining outstanding balances.

This Conditional Approval does not set forth all the terms and conditions of the Loan contemplated herein.
As a condition of closing, Lender will require the execution of definitive loan documentation, prepared by
Lender's legal counsel, which will contain terms and conditions not set forth herein, including such
representations, warranties, affirmative and negative covenants, indemnities, closing conditions, defaults
and remedies as are typically required by Lender and/or deemed appropriate for this specific transaction,
The failure of Borrower, Guarantor and Lender to reach agreement on the loan documents shall not be

deemed a breach by Lender of this Conditional Approval or the Term Sheet. Execution and delivery of all
loan documentation is a condition of closing.
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Lender's obligations under this Conditional Approval are conditioned on the fulfillment to Lender's sole
satisfaction of each term and condition referenced by this Conditional Approval and the Term Sheet,
These terms and conditions are not exhaustive, and this Conditional Approval is subject to certain other
terms and closing conditions customarily required by Lender for similar transactions and may be

supplemented prior to closing based upon Lender's due diligence. This Conditional Approval shall not
survive closing,

Execution of this Conditional Approval grants Lender authorization to pre-file UCC financing statements
in appropriate jurisdictions, which financing statements may indicate the collateral as “all assets of the
debtor” or words of similar effect. In the event the Loan does not close, the financing statements will be
released by Lender.

Lender has issued this Conditional Approval based upon the information supplied by Borrower and
Guarantor. Lender shall have the right to cancel this Conditional Approval, whereupon Lender shall have
ho obligations hereunder, in the event of: (i) a adverse change in the condition {(financial, business or
otherwise), operations or prospects of Borrower, Guarantor or the Property; {ii) a change in the accuracy
of the information, representations, exhibits or other materials submitted by Borrower or Guarantor in
connection with its request for financing; (iii) loss of, damage to, 2 taking of, or the presence of any
hazardous substances or asbestos at, on or adjacent to the Property (Borrower must immediately notify
Lender of any such event); (iv) Borrower or Guarantor or any principal, general partner, manager or
member thereof shall file or make or have filed or made against such person a petition in bankruptcy, an
assignment for the benefit of creditors or an action for the appointment of a receiver, or shall become
insolvent, however evidenced; {v) Borrower or Guarantor or any principal, general partner, manager or
member thereof shall die or become mentally incapacitated; (vi) there is a change in the structure or
ownership of Borrower or Guarantor; (vii) changes in economic or capital markets; {viii) a breach of the
Term Sheet or this Conditional Approval by Borrewer or Guarantor; (ix} any indication by the UDSA that
the Loan will not receive the Conditional Commitment for not less than 80% of the Loan amount, or the
Request For Obligation Of Funds — Guaranteed Loans, or (x) any other reason in Lender's sole discretion.

NONE OF THiS CONDITIONAL APPROVAL, THE TERM SHEET, OR THE RECEIPT BY LENDER OF THE DEPOSIT
OR OTHER AMOUNT SHALL CONSTITUTE OR BE CONSTRUED TO BE, A BINDING COMMITMENT BY LENDER
OR AN UNDERTAKING BY LENDER TO FAVORABLY CONSIDER THE PROPOSED LOAN OR TO ISSUE ANY
COMMITMENT, BY SIGNING BELOW, BORROWER AND GUARANTOR EACH ACKNOWLEDGE THAT (1) THE
APPLICABLE TERMS ARE NOT FINAL OR ALL-INCLUSIVE, (2} IT HAS SIGNED THIS CONDITIONAL APPROVAL,
SOLELY FOR THE PURPOSE OF INDUCING LENDER TO CONDUCT A FURTHER REVIEW OF THE ABOVE
PROPOSAL AND SUCH FURTHER INVESTIGATIONS AS LENDER DEEMS NECESSARY FOR THE PURPQSE OF
DETERMINING WHETHER THE PROPOSED LOAN MEETS WITH ITS UNDERWRITING CRITERIA,
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Please acknowledge acceptance of the terms of this Conditional Approval by signing in the place provided
below and returning this executed Conditional Approval on or before January 27, 2023. If an executed
copy of this Conditional Approval is not received by Lender, on or before such time, this Conditional
Approval and the Term Sheet shall be of no further force or effect,

Sincerely,

A/ _

Anna West
Executive Managing Director
X-Caliber Rural Capital, LLC
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Borrower and Guarantor Acknowledgment and Authorization

{Conditional Approval)

The terms and conditions contained in this Conditional Approval have been reviewed and accepted by the

undersigned.

Borrower and Guarantor hereby direct Lender to continue with the evaluation and due diligence in the
Loan approval process. Borrower and Guarantor authorize Lender to continue to conduct such
investigations and inquiries as may be necessary or desirable {in the sole and absoiute discretion of
Lender) in connection with your consideration to make the Loan. In addition, the undersigned authorizes
tender to share any and all information relating to this Conditional Approval with potential financial

partners and the USDA.

Borrower:
BP HOTEL LLC
. BP PARENT, LL.

DocuSigned by:

F. brue Sauter

. . Broce Sautar 3
Title:  Wanager Title: Manager
Date: | 7M7) Dal1/24/2023 | 23:30:40 EST
Guarantor: )
BP ARENT, L 1 DocuSigned by:

y | ¥. b Sauder

By

Name: JOSEPIFE. Thamas ~ Name’F-Bracasaatancs..

Title: ianager THE Wanager

Date.-J‘Z‘{— 75 aie /2472023 23:30:40 EST
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Q ] X-CALIBER

. RAL CA L
Deposit Request Record RURAL CAPITAL
Request to: Date: January 17t 2023
BP Hotel LLC Terms: Bue on receipt

Companv Name S
X-Caliber Rural Capital, LLC

Conditional Appraoval $15,000

Balance Due $15,000

NOTE
DO NOT REMIT AN IRS FORM 1099 TO X-CALIBER RURAL CAPITAL,
LLC FOR THE ABOVE AMOUNT: THIS DEPOSIT IS NOT FOR INCOME
PURPOSES FOR X-CALIBER RURAL CAPITAL, LLC

WIRING AND ACH PAYMENT INSTRUCTIONS

Fifth Third Bank of Cincinnati
38 Fountain Square Plaza
Cincinnati OH 45263

Account Name: X-Caliber Rural Capital Corporate Clearing Account
Account Address: 3 West Main Street, Suite 103, Irvington, NY 10533
Account Number: 7284730087

Wire Instructions;
ABA: 042000314
Swift Code: FTBCUS3C

ACH Payment Instructions:
ABA: 044002161
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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 9, 2023
614 Broad Street — Train Depot

AGENDA CATEGORY: Items for Discussion & Consideration
SUBJECT: Beau Coast Street Extension Contract
BRIEF SUMMARY:

Town staff made a presentation to the Board of Commissioners on February 27, 2023, concerning
street connections between the Jones Village neighborhood and Beaufort East Village. At that
time, the Board directed town staff to seek the cooperation of Beau Coast to share in the cost of
connecting George Street and Fairview Drive to Pineview Boulevard located in Beau East Village.
An agreement has been drafted and is attached for consideration by the Board.
RECOMMENDATION:

Town staff recommends that the Board authorize the staff to make a connection between the
two segments of George Street.

EXPECTED LENGTH OF PRESENTATION:
10 Minutes

SUBMITTED BY:

Todd Clark, Town Manager

BUDGET AMENDMENT REQUIRED:

N/A
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AGREEMENT

THIS AGREEMENT is made and entered into as of the Effective Date (as defined below) by
and between TOWN OF BEAUFORT, a North Carolina municipal corporation, and BLUE TREASURE
LLC, a North Carolina limited liability company, in consideration of the sum of TEN DOLLARS ($10.00)
and other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged. The Parties, intending to be legally bound, agree as follows:

WITNESSETH:
ARTICLE |
Definitions

Certain terms having specific definitions are used in this Agreement, and these terms and
definitions, unless the context clearly indicates to the contrary, are as set forth in this Article. The
defined terms appearing in this Article are set forth in exact form as they appear between the
guotation marks. When the same term is used in this Agreement with the meaning as assigned
herein, it shall appear in the identical capitalized form. Otherwise, the meaning shall be as used in
the context of the sentence in which it appears and not necessarily that as defined herein.

1.1 "Agreement" — means and refers to this Agreement.

1.2 “Developer”- means and refers to Blue Treasure LLC, a North Carolina limited liability
company.

1.3 “Effective Date” — means and refers to ,2023.

14 “Parties” — means and refers to Town and Developer collectively.

1.5 “Party” — means and refers to Town or Developer, individually.

1.6 “Town” —means and refers to Town of Beaufort.

1.7 “Proposal” — means and refers to the April 10, 2023 proposal from WithersRavenel
to Developer, WithersRavenel Project No. 23-0442, the terms and conditions of which are
incorporated herein by reference.

1.8 “Design Work” — means and refers to the services provided pursuant to the
Proposal, which generally include engineering and design services necessary to undertake the
construction of roads within the unopened portions of Pineview Drive and George Street. In

addition, “Design Work” shall specifically include obtaining all permits or other regulatory approvals
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necessary to being the Construction Work.

1.9 “Construction Work” — means and refers to the services necessary to build and
construct roads within the unopened portions of Pineview Drive and George Street to those
standards set forth in the Proposal.

ARTICLE Il
Recitals

21 Town desires to construct to applicable standards roads within the unopened
portions of Pineview Drive and George Street as depicted on Exhibit Il to the Proposal.

2.2 Developer owns real property adjacent to the aforesaid Pineview Drive and George
Street, and such real property will benefit from the construction of roads in the unopened portions
of Pineview Drive and George Street as contemplated by the Town.

23 Developer and Town have agreed that (a) Developer will pay all costs associated with
the Design Work set forth in the Proposal, (b) Town will utilize the Design Work to undertake the
Construction Work, in accordance with all applicable laws, including those law pertaining to public
construction contracts; (c) Town will pay all costs associated with the Construction Work; and (d)
Developer will reimburse Town fifty percent (50%) of the cost of the Construction Work less a credit
for fifty percent (50%) of the cost of the Design Work paid by Developer.

24 Both Town and Developer recognize that escalating construction costs may impact
the financial feasibility of the Construction Work for either or both Parties, and therefore both Town
and Developer reserve the right as set forth herein to terminate this Agreement if either Developer
or Town determine after reviewing formal bids for the Construction Work that the cost of the
Construction Work exceeds the reasonable expectations of either the Town or the Developer.

25 The Parties execute this Agreement to memorialize their understandings and

agreements relative to the Proposal and other matters herein set forth.

ARTICLE il
Term of the Agreement

The term of this Agreement shall begin on the Effective Date and shall be effective for a term

ending sixty (60) days after the completion of the Construction Work.
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ARTICLE IV
Responsibilities of Developer

As consideration for this Agreement, Developer agrees to:

4.1 Timely perform all obligations required of Developer under the Proposal.

4.2 Timely pay when due the cost of the Design Work under the Proposal and the cost
of permits or other regulatory approvals necessary to being the Construction Work and thereafter
provide Town with confirmation of same.

4.3 Timely respond to inquiries of Town related to the Proposal, the Design Work or the
Construction Work.

44 Promptly pay Developer’s share of the cost of the Construction work, within fifteen
(15) days after receipt of a request from Town for same together with documentation confirming
payment by the Town of such costs.

4.5 Obtain the Town’s approval for the Design Work.

4.6 Keep Town reasonably informed of the status and progress of all matters pertaining
to this Agreement.

4.7 At all times act in accordance with a standard of good faith and fair dealing as to

Town.

ARTICLE V
Responsibilities of Town

As consideration for this Agreement, Town agrees to:

5.1 Provide such consultation regarding the Proposal or the Design Work as may be
reasonably requested by Developer.

5.2 Timely respond to inquiries of Developer related to the Proposal, the Design Work
or the Construction Work.

5.3 After completion of the Design Work, within a reasonable time commence the
process for bidding the Construction Work, thereafter award a contract for same and thereafter
commence and finish the Construction Work.

5.4 Observe and keep all obligations which may be imposed upon the Town for the
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Construction Work by this Agreement, contract or law.

5.5 Within fifteen (15) days of completion of the Construction Work, provide Developer
with an invoice or other statement detailing all sums due from Developer to Town together with
documentation confirming payment by the Town of such sums.

5.6 At all times act in accordance with a standard of good faith and fair dealing as to

Developer.

ARTICLE VI
Express Contingency & Termination

6.1 Express Contingency: This Agreement is expressly contingent upon (a) Town

appropriating sufficient funds regarding the Construction Work, which appropriation the Town
expects to make after receiving formal bids for the Construction Work but which appropriation the
Town is under no affirmative obligation to make, and (b) Developer’s agreement to the final bid and
contract for the Construction Work proposed to be accepted by Town. Town shall provide to
Developer in writing the final bid and contract proposed by Town to be accepted, and Developer
shall thereafter have fifteen (15) days to approve the final bid and contract, or terminate this
Agreement.

6.2 Termination: This Agreement may be terminated by either Party upon a breach of
this Agreement by the other Party which remains uncured for a period of ten (10) days after the
giving to the defaulting Party of written notice of such breach, provided that if such breach cannot
reasonably be cured within such 10 day period, the non-defaulting Party will not unreasonably
withhold its consent to an extension of such cure period (not to exceed 60 days) so long as defaulting
Party promptly commences and diligently pursues such cure. Town may terminate this Agreement
should the Town elect to not appropriate funding sufficient for the Construction Work after
receiving bids for same. This Agreement may be terminated by Developer pursuant to any express
termination rights described herein.

6.3 Insolvency of Developer : Town shall have the right, in its discretion, to declare the

Agreement terminated, if (a) by the order of a court of competent jurisdiction, a receiver, liquidator,
custodian or trustee of Developer, or of a major part of its property, shall be appointed and the

order shall not have been discharged within sixty (60) days, or (b) by decree of such a court,
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Developer shall be adjudicated insolvent or a major part of its property shall have been sequestered
and such decree shall have continued undischarged and unstayed for sixty (60) days after the entry
thereof, or (c) a petition to reorganize Developer pursuant to the Federal Bankruptcy Code or any
other similar statute applicable to Developer, as now or hereinafter in effect, shall be filed against
Developer and such petition shall not be dismissed within sixty (60) days after such filing, or (d)
Developer shall be adjudicated bankrupt or shall file a petition in voluntary bankruptcy under any
provision of any bankruptcy law or shall consent to the filing of any bankruptcy or reorganization
petition against it under any such law; or (e) Developer shall make an assighment for the benefit of
its creditors, shall admit in writing its inability to pay its debts generally as they become due, or shall
consent to the appointment of a receiver or liquidator or trustee or assignee in bankruptcy or

insolvency of it or of a major part of its property.

ARTICLE VII
Indemnity and Representations

7.1 Developer shall indemnify Town against all expenses, liabilities and claims of every
kind, including reasonable attorneys' fees, incurred by the Town arising out of either a failure by the
Developer to perform any of the terms or conditions of this Agreement, or failure by Developer to
comply with any law of any governmental authority which may arise in the course of the
performance of this Agreement.

7.2 Developer and Town represent and warrant that they have the legal right and
authority to enter into this Agreement and to perform their respective obligations hereunder.

73 EXCEPT FOR SUCH REPRESENTATIONS AND WARRANTIES AS ARE EXPRESSLY SET
FORTH IN THIS AGREEMENT, NO AFFILIATES, DIRECT AND INDIRECT MEMBERS, MANAGERS,
PARTNERS, TRUSTEES, SHAREHOLDERS, BENEFICIARIES, DIRECTORS, OFFICERS, EMPLOYEES,
ATTORNEYS AND AGENT OF DEVELOPER, AND THEIR RESPECTIVE SUCCESSORS, PERSONAL
REPRESENTATIVES AND ASSIGNS (COLLECTIVELY, THE “DEVELOPER RELATED PARTIES”) HAS
MADE ANY REPRESENTATIONS OR WARRANTIES, DIRECT OR INDIRECT, ORAL OR WRITTEN,
EXPRESS OR IMPLIED, TO TOWN OR ANY AGENTS, REPRESENTATIVES OR EMPLOYEES OF TOWN
WITH RESPECT TO THE DESIGN WORK OR CONSTRUCTION WORK, ITS FITNESS FOR ANY
PARTICULAR PURPOSE OR ITS COMPLIANCE WITH ANY LAWS. EXCEPT WITH RESPECT TO A
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BREACH BY DEVELOPER OF ANY REPRESENTATION OR WARRANTY EXPRESSLY CONTAINED IN
THIS AGREEMENT, TOWN HEREBY WAIVES, RELEASES AND FOREVER DISCHARGES THE
DEVELOPER RELATED PARTIES OF AND FROM ANY AND ALL CLAIMS, ACTIONS, CAUSES OF
ACTION, DEMANDS, RIGHTS, DAMAGES, LIABILITIES AND COSTS WHATSOEVER, DIRECT OR
INDIRECT, KNOWN OR UNKNOWN, WHICH TOWN NOW HAS OR WHICH MAY ARISE IN THE
FUTURE AGAINST ANY OF THE DEVELOPER RELATED PARTIES OR ANY SUCH OTHER PARTIES
RELATED IN ANY WAY TO THE DESIGN WORK AND CONSTRUCTION WORK, INCLUDING, WITHOUT
LIMITATION, ANY CONSTRUCTION OR DESIGN OR ANY DEFECTS (STRUCTURAL OR OTHERWISE)
THEREIN, OR ANY MEANS, METHODS, OR TECHNIQUES WITH RESPECT TO THE DESIGN WORK,
CONSTRUCTION WORK, OR ITS VALUE, COMPLIANCE WITH LAWS, CONDITION, OR SEQUENCES
AND PROCEDURES EMPLOYED IN CONNECTION WITH SAME.

ARTICLE VIII
Miscellaneous

8.1 Amendment: This Agreement may not be modified or amended except by written
instrument approved by each Party and signed by authorized representatives of each Party.

8.2 Severability: If any provision of this Agreement is held by a court of competent
jurisdiction to be unconstitutional or unenforceable, the decision of such court shall not affect or
impair any of the remaining provisions of this Agreement, and the Parties shall, to the extent they
deem to be appropriate, take such actions as are necessary to correct any such unconstitutional or
unenforceable provision. It is hereby declared to be the intent of the Parties to this Agreement that
this Agreement would have been approved and executed had such an unconstitutional or
unenforceable provision been excluded therefrom.

8.3 Entire Agreement: This document contains the entire Agreement between the

Parties, and no statement, oral or written, made by either Party or agent of either Party that is not
contained in this Agreement shall be valid or binding.

8.4 Remedies: This Agreement may be enforced by the Parties by all remedies available
at law or in equity, including but not limited to specific performance. Failure or delay to exercise
any right, remedy or privilege hereunder shall not operate as a waiver of such right, remedy or

privilege nor prevent subsequent enforcement thereof.
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8.5 Covenant of Further Assurances: Developer and Town agree that from and after the

date of execution hereof, each will, upon the request of the other, execute and deliver such other
documents and instruments and take such other actions as may be reasonably required to carry out
the purpose and intent of this Agreement and that each shall have an ongoing duty of good faith
and fair dealing with the other.

8.6 Assignment: No assignment (in whole or in part), delegation, transfer, or novation
of this Agreement or any part thereof shall be made unless approved by both Developer and Town.

8.7 Multiple Originals: This Agreement may be executed by the Parties hereto in

duplicate originals, each of which, when executed, shall constitute one and the same Agreement
and one of which shall be retained by each Party.

8.8 Governing Law and Venue: This Agreement shall be governed in accordance with

the laws of the State of North Carolina and, as applicable, the laws of the United States of America.
Exclusive venue for any legal action filed hereunder shall be vested in the state and federal courts
sitting in Carteret County, North Carolina.

8.9 Confidentiality: The Parties agree that the terms and conditions of this Agreement
shall be held in the strictest of confidence and shall not, except with the prior approval of the other
Party (not to be unreasonably withheld), in any manner be shared with or disseminated, except the
Parties may share the terms and conditions with their advisors, for enforcement and defense of
rights and duties hereunder, and as required by law, including specifically but not limited to Chapter
132 of the General Statutes of North Carolina.

8.10 Representations and Warranties: Except as specifically agreed to herein, neither

Party makes any representations or warranties in relation to the subject matter of this Agreement.
8.11 Recitals: The recitals contained in Article Il are incorporated into the terms of this

Agreement as integral parts hereof.
ARTICLE IX
Notices

Any notice or other communication required or permitted under this Agreement shall be in

writing and shall be deemed given as of the date it is (a) delivered by hand; (b) mailed, postage
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prepaid return receipt requested, to the Parties at the addresses listed below or later specified in

writing; or (c) sent, shipping prepaid, return receipt requested, by a national courier service, to the

Parties occupying the positions indicated at the addresses listed below.

Town:

With copies to:

Developer:

With copies to:

Town of Beaufort
ATTN: Town Engineer
701 Front Street
Beaufort, NC 28516

Grady Quattlebaum, PLLC
ATTN: Arey Grady

244-A Craven Street

New Bern, NC 28560

Blue Treasure LLC

ATTN: Karl Blackley

105 Weston Estates Way
Cary, NC 27513

Longleaf Law Partners

ATTN: David E. Miller, Il

4509 Creedmoor Road, Suite 302
Raleigh, NC 27612
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IN WITNESS HEREOF, the Parties hereto, intending to be bound, have executed this Agreement in
duplicate originals effective as of the Effective Date.

BLUE TREASURE LLC,
a North Carolina limited liability company

By:
Name:
Title:

Date of Signature:

TOWN OF BEAUFORT,
a North Carolina municipal corporation

By:

E. Todd Clark, Town Manager

Date of Signature:
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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, Oct. 9, 2023

AGENDA CATEGORY: Items for Discussion and Consideration
SUBJECT: Mardi Gras

The Beaufort Business Association has submitted an event application requesting to host an
expanded Mardi Gras event with 3-days of activities on Friday, Saturday and Sunday, Feb. 9, 10 & 11,
2024 with set-up starting on Thursday, Feb. 8 and tear down completing on Monday, Feb. 12,
2024.The event includes several smaller events within the main overall event. Staff has reviewed the
requests and has made some recommendations as well as worked with the event organizers for
clarification.

Outline of Events: 3-Day Mardi Gras Celebration

Friday, Feb. 9: Masquerade Ball

Location: Tent in West Parking Lot

Time: 6-10 p.m.

Attendance: 200-250

Alcohol served : Bar with Beer, Wine & Liquor
Band/DJ

Performers: Stilt performer, acrobat bartender
Ticketed Event

Saturday, Feb. 10: Parade and Vendor Festival
e Locations: John Newton Park, West Parking Lot, Middle Lane

o Parade route: Pollock/Front to Turner/Front, end on Middle Lane
Time: 11 a.m. — 5 p.m. — Parade at 3 p.m.
Attendance: 3,000
Alcohol Served: West Parking Lot, Craven St. Parking Lot, Middle Lane
Gumbo Contest, art exhibits, bar, music and more in West Parking Lot under tent
Kids Area in John Newton Park
Golf Cart decorating for parade on Middle Lane
Vendors on Middle Lane in Aqua parking lot
Craven Street parking lot used for beer garden and food trucks
Roaming Street Performers

Sunday, Feb. 11: Sunday Brunch
e Location: West Parking Lot under tent
e Time:1lam.-2 p.m.
e Attendance: 200-250
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e Ticketed Event
e Band/DJ
¢ Alcohol Served: Mimosa/Bloody Mary Bar

Requests of the Town:

Closure of West Parking lot (25 parking spaces) starting at 6 a.m. Thursday, Feb. 9
ending Monday, Feb. 12.

Tent: Permission to erect a 40x100 tent in the West parking lot.

Closure of Craven Street Parking lot (16 parking spaces) — 6 a.m.-6 p.m. Saturday, Feb.
10 for use as a beer garden

Closure of Craven Street between Ann and Front (14 parking spaces)— 6 a.m.-6 p.m.
Saturday, Feb. 10. (Public Safety request for safety and alcohol)

Closure of Middle Lane from 6 a.m.-6 p.m. on Saturday, Feb. 10. (for vendors, activities
and a bar location)

Closure of Front Street between Craven Street and Turner Street (25 parking spaces)
from 6 a.m. — 6p.m. Saturday, Feb. 10 (Public Safety request for safety and alcohol)
Closure of Front Street and portions of Turner (between Middle and Front) from 3-4
p.m. on Saturday, Feb. 10 for the duration of the parade.

Alcohol Waiver for Middle Lane, John Newton Park, West Parking Lot, Craven Street
parking lot, Craven Street and portions of Front Street — valid 11 a.m.-5 p.m. Saturday, Feb.
10.

Alcohol Waiver for West Parking lot Friday, Feb. 9 and Sunday, Feb. 11 (in addition to
Feb. 10 request) — liquor will be served in this area.

New Parade Route: Start at Pollock/Front, turn at Turner/Front, turn on Turner/Middle and
end at Middle/Craven

Electricity: Electricity at John Newton Park on Saturday. Electricity in the West Parking Lot
Friday, Saturday and Sunday.

Total of 84 town parking spaces to be closed with additional private parking areas on
Middle Lane to also be closed.

Public Safety Requirements:

Friday — 2 officers required at the for-hire rate — 5:30-10:30 p.m. (5 hours)

Saturday — 4 officers required at the for-hire rate — 10:30 a.m.-6 p.m. (7.5 hours)

Sunday — 2 officers required at the for-hire rate — 10:30 a.m.-2:30 p.m. (4 hours)

Closure of Craven Street from Ann to Front from 6 a.m.-6 p.m. on Saturday, Feb. 10.
Closure of Front Street between Craven Street and Turner Street (25 parking spaces) from
6 a.m. — 6p.m. Saturday, Feb. 10.

Adequate portapotties to include a minimum of 10 stalls with 2 handicap stalls — Event
organizers are working with staff on the location.

An adequate solid waste/recycling. Current request is for 12 solid waste cans and 6
recycling cans (18 cans at $10 each).

o Staff is working with BBA event organizer Kristen Prescott on a solid waste plan.
BBA is considering hiring town public works staff to empty the carts on Saturday
and Sunday morning and to remove them on Monday at the conclusion of the event.
This is at a cost of $68 per hour which is for 2 public works staff and equipment.
Public Works has estimated this will take 3 hours on Saturday morning, 4 hours on
Sunday morning and 4 hours on Monday (includes travel time to solid waste dump
site). Additionally, there are tipping fees at a rate of $56.54 per ton. Staff will bring
the trash truck to assist in emptying the cans and conduct the work prior to the start
of the event.

o An alternate option is for event organizers to rent a dumpster and coordinate
volunteers to monitor and empty trash.

REQUESTED ACTION: Consider approval of s fl.




EXPECTED LENGTH OF PRESENTATION: 15-20 minutes

SUBMITTED BY: Rachel Johnson, Events Coordinator
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% BEAUFORT

APPLICATION FOR SPECIAL EVENT PERMIT

Plez o co tad licat i
€ase return completed application form with permit fee and paperwork to:

Events Coordinator, Town of Beaufort
701 Front Street
P.O. Box 390
Beaufort, NC 28516
Phone: (252) 728-2141 Email: r.johnson@beaufortnc.org

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

EVENT BASICS

cvenerame 2000 MXdl Gms Cdebram%
Location of Event Site: l\)p \+ V( \\KWILH& 50 ,H\ Y\Q \\M\ O(U/\L

(If more than one site is be%\g(rle\que edg aseges 1\>j'and Ilsteachonemduvugkuillybelow l

SHdeTr o wuv_&vx\fg@ ParCugy W?Jr

iddle oo, LD mmm \T’T POt Street (0nvodQ

O oM LIV A4 N AdU \an

ran - 22 0M ?\)&r\oSS P&rohfdzm

Applicant (Organizer) Name: (\ML\Q ON([\S Contact#%& %L{Q ~\Ls~;/]
AN PO emahastn(B177 midd L g

Day of Event Contact #:
( W\

Type of Event:

Ve — Wi vt - Lotk O ml‘é

5K Race
o 10K Race

P



o/Music Event

o Other
’)__ @ S w2 L W
Actual Event Date(s): M gﬂ[ ‘ k Time of Event: &]q \DSDI ID\\ Q/\\ \\ |
Set-Up Date: ‘&I/B Start Time: qlDQm
Tear Down Date: a 1\8\ End Time: (ZOBDYY\

Estimated Attendance: Q(N\ a GDD Admission Fees: wiﬁ BD

Event Description:

B s o by g Gl
\ l VUITC ~ il
Ve Y0 TN T4 71 1 TR 7 T2 A

ORGANIZER/APPLICANT INFORMATION

Name of Organization: &W* %}S\W.SS KSDCT(D\WL,

Primary Contact Person: MQﬂ QMJ\Q
Mailing Address: 73‘5 COﬁ\L’\' Dﬂ W+ ,\)(/ 6&@&0

ema (LASO0 . O . OMNSEAMAL L (O )
Daytime Phone #: ZD@ gqa' an7 Cell Phone #: 9”\)& 3)(_{3 IL‘EQ f

Alternate Contact Person: * )Y\\S‘\‘( ﬂ ¥ Q ( § [QS ‘ ‘Phone #: M 3]
Is your group a non- -profit organization? If yes, please provide documentation with
your application. ' 5

Siteyttached
Yes

o No

(If you need help, please set up a meeting with the Town of Beaufort’s Events Coordinator)



|

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
ocation of Restrooms
- 5K/10K race routes

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

Please mark all that apply:

o  East Parking Lot

est Parking Lot
Crgven Street Parking

le Lane

John Newton Park
Lynn Eury Park
Grayden Paul Park
Topsail Marine Park
Other Please list:

O 0 o o

Specific Requirements: (Extra trash cans/recycling/electrical etc.) Please be specific and include each item on the
Si':e Plan for the desired location. Please note extra charges may apply in accordance to the fee schedule.
(Trash/Recycling Carts: $10 each, Electricity: $50)
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Please provide the name and contact information of all outside companies who are providing services
during your event. IE: Tent Rentals, Inflatable Rentals, Port-A-Pottie Rentals, etc. (

D W\ Sdoas Son o8 (0ol ax coqatifmed

Will there be canon/re-enactment fire during your event? ( }D if yes, please coordinate with the
Beaufort Fire Department for safety procedures.

Alcohol at the event YES \ / NO Attach all required paperwork. Applicant is responsible for obtaining applicable
ABC License and Liquor Liability Insurance. Applicant must provide a clearly marked and contained area for alcohol
consumption and hire two Town of Beaufort police officers at a rate of $50 per hour for the duration. (The Police
Chief will review the application for exceptions.) All local, state and Federal laws must be adhered to.

I/we have read, understand and will comply with the rules outlined by the Town of Beaufort in the Town Code of

Ordinances as well as inth//ent cedures.
X ,ﬂ" /? /&’-\(Applicant's Signature)

A

ROAD CLOSURES

Does your event require a road closure? /YES NO

Please provide specifics below:

Road Set-Up Time Event Start Time Finish Time Tear Down Time
10 LanQ@(\D O \\Oam| S0
oNFEST L0 10 3%pm LM

If a road closure has any impact on area businesses and/or residents, the applicant will be required to inform all residents
and/or businesses in the area of the road closure, by letter or hand-delivered flyer at least 14 days in advance of the event, of
the particulars of the approved temporary road closure and any detour route available.

Emergency Vehicle Access Requirements: A road may be closed to regular traffic during an event, but an unobstructed fire
lane must be left open at all times for emergency vehicles.




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

Qo vy a"""“’j AAVas el va Wil e e id Nk Qo \anu \or

Please list off-site Parking Location for Vendors & Event Staff: A letter of permission is required for the use of

?Eféeﬁ{rf “YT(’;R"RRTQ]‘ 71 ) B N V5. “‘Tﬁ‘?i"w'@'% e=vA
D/ DNAL

Bicycle Parking: Yes 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):

nt & o, fnn, Qreen, Pl ;

PARADE/WALK INFORMATION

Parade AssemblyArea:._F;(lm+ §+ Time: Z‘kb = 2‘ bD
\
Parade Dismissal Area: ( X ‘ LM! ! ) 5:&: Time: 3 ‘.L\S- L—l %

Parade Start Time: g()(j?m

EMERGENCY MANAGEMENT

Route Map Attached: YES ___NO (Please note a route map is required)

DeS|gnated Emergency personal/liaison (onsite): ﬁ n (ﬂ n Dn 6{ O—L-}-_
Cell #: a_)& (0/1% q93 | Githeraring (\l" \ (ﬂ (\V\M(




How wﬂlzour event staff react to severe weather

=Y ZE ST Wod ot N evnt of it

‘ALLLL oot & F tThiddle Lin (0
wnw

How will yo ert wsnors 0 ttwe event to evacuate the site? (If multiple sites are being requested, a plan must be
Submitted foi each location)

Aot annoonctonentf Wads on W Qydom,

P

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

ide details. 3
QO YT WOt — Overet can(elahun 3
Tood = D\ vindy @ WE (amply, W oot (wde
S e (H’I(Y\\l\fd N \mﬁ-./m/l:ﬂ

What tralnmg will you prowdet your vqunteer /staff/participants regarding emergencies?
e LU orhind 2 discud < ervoratncn  Poten]
WNHe S WHA AFLCOAL .

Will you have tents at your event? YES. . _ e

Please list the tent sizes: %D X \@;) \Q)X \L) (XX) \}D "{ Vﬁ(

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

\/Yss

Will there be food served at your event?

If yes, please provide a detailed list of all food vendors. L \1)\ Pnj\(\(h d \ng\\l Q |‘sd—

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

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




w
ill there pe vendors selling items at your event? AAS

Please n
o ote vendors are only permitted to se|| during the event hours listed on this a
or after the listeq hours is in violation and subject to being shut-down

No

pplication. Any vendor selling

All vendors ust ha i ns an m
n Ve proper certifi i i i i
e P Ifications and llcensesA hEY ust dlsplay the required state sales and use tax

Please submit the following documents with your event application. Once all form
the event is approved an Event Permit will be issued.

o Tent Permit

© Detailed Site Plan

O Detailed Route Map (Parade/SK/lOK)
©  Map of Road Closures

o  ABC Permit

©  Health Inspection Documentation

o Insurance

©  Non-profit documentation

O  Private property parking permission letter
o List of food vendors

o List of vendors

o Application Fee

o

Application Signature \ :

I/We the event rganizerm .Sm O\I\/CM , on behalf of

Bf (JQ eﬂj i i&!ll&@! ﬁﬂ Sodzk L!!: Yhe party requesting the use of the Town of Beaufort facilities
noted in the above application do hereby hold and save harmless and agree to indemnify the Town of
Beaufort and its elected officials, directors, officers, employees, servants, agents, contractors and their
respective heirs, executors, successors with respect to any and all liability, actions, debts, suits, demands,
costs, damages and expenses whatsoever arising wither directly or indirectly as a result of the use of the
Town of Beaufort’s facilities, park, road or other and in accordance with the provisions contained in this
policy. I/We have read and understand this application, the event procedures and the requirements
placed upon this applicant and organization. | agree to abide by the Town of Beaufort rules, regulations

Date Qj/ /vzl/}g

and ordinances. %/
Applicant’s Signature

Internal Use Only 4
Permission is granted to the applicant and/or sponsoring

organization to use the streets/facilities/parks as listed in the

application for the special event described.

Permit Issue Date:
Authorized Signature:

Insurance Certificate: Yes No
Permit Fee: Yes No

BOC Approval Date:
Police Chief Approval:
Fire Chief Approval:

—
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INTERNAL REVENUE SERVICE
P. 0. BOX 2508
CINCINNATI, OH 45201

Pate:  FEB 10 2015

DOWNTOWN BEAUFORT DEVELOPMENT
ASSOCIATION

805 BROAD ST

BEAUFORT, NC 28516-0000

DEPARTMENT OF THE TREASURY

Employer Identification Number:
47-3032912
DLN:
26053440001285
Contact Person:
CUSTOMER SERVICE ID# 31954

Contact Telephone Number:

(877) 829-5500

Accounting Period Ending:
December 31

Public Charity Status:
509(a) (2)

Form 990/990-EZ/990-N Required:
Yes

Effective Date of Exemption:
February 5, 2015
Contribution Deductibility:
Yes

Addendum Applies:

No

Dear Applicant:

We're pleased to tell you we determined you're exempt from federal income tax
under Internal Revenue Code (IRC) Section 501(c) (3). Donors can deduct
contributions they make to you under IRC Section 170. You're also qualified to
receive tax deductible bequests, devises, transfers or gifts under Section
2055, 2106, or 2522. This letter could help resolve questions on your exempt
status. Please keep it for your records.

Organizations exempt under IRC Section 501(c) (3) are further classified as
either public charities or private foundations. We determined you're a public
charity under the IRC Section listed at the top of this letter.

If we indicated at the top of this letter that you're required to file Form
990/990-EZ/990-N, our records show you're required to file an annual
information return (Form 990 or Form 990-EZ) or electronic notice (Form 990-N,
the e-Postcard). If you don't file a required return or notice for three
consecutive years, your exempt status will be automatically revoked.

If we indicated at the top of this letter that an addendum applies, the
enclosed addendum is an integral part of this letter.

For important information about your responsibilities as a tax-exempt
organization, go to www.irs.gov/charities. Enter "4221-PC" in the search bar
to view Piblication 4221-PC, Compliance Guide for 501(c) (3) Public Charities,
which describes your recordkeeping, reporting, and disclosure requirements.

Letter 5436




DOWNTOWN BEAUFORT DEVELOPMENT

Sincerely,

Director, Exempt Organizations

Letter 54136



Mardi Gras Event Schedule
February 9th-11th

Thursday, Feb 8th - Tent Set Up in West Parking Lot

Friday, Feb 9th - Masquerade Ball Location- Front Street Tent
Target attendance - 200-250
6:00PM -10:00PM

6:00 - Event Starts

Station style food - Catering provided by Beaufort Grocery
Bourbon Street tasting area - Woodford Reserve

Band/DJ - entertainment - TBD

Performers - Acrobat Bartender/Stilt Performer - Contacted - TBD
BBA Bar - Alcohol Served under tent - Beer/Wine/Liquor

10:00 - Event Concludes

Saturday, Feb 10th - Parade and Vendor Festival
Target Attendance - 3000

11:00AM - 5:00PM

11:00 - Vendors Open

12:00 - Gumbo Contest Begins

Vendors to be on Front street, John Newton Park (Kids Area - Balloon art, face painting, etc)
and Middle Lane

BBA Bar and Music in tent (west parking lot)

Gumbo Contest in tent (west parking lot)

Art exhibits in tent (west parking lot)

11:00-3:00 Performers - Roaming Front Street and Middle Lane - Stilt walkers/Jugglers/Balloon
Twister - Contacted

Food Trucks/Beer Garden - Craven Parking Lot

BBA Bar - 127 Middle Lane Area

Golf Cart Decorating Contest- Sinclair’s parking lot

Vendor Booths - Parking Lot across from Aqua - Food, Art, Etc.

3:00 - Parade start at Truist and End on Middle Lane at Craven Street

5:00 - Event concludes and vendors breakdown

Sunday, Feb 11th - Sunday Brunch
Target attendance - 200- 250
11:00AM - 2:00PM

Station style food - 4 or 5 local restaurants each have a station
Band/DJ under tent- TBD
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BBA Bar Under Tent - Titos Bloody Mary Bar and Mimosas

Monday. February 12th - Tent Strike in West Parking Lot

Trash/Recycle/Electrical
e Electrical needed at John Newton Park/West parking lot for entire weekend
e Waste Cans - 12 / Recycling - 8 delivered to tent at west parking lot. We can have staff
put out along middle lane?
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TOWN OF BEAUFORT
701 FRONT ST.

&
ey

PO BOX 390

BEAUFORT, NC 28516-0390

ACCOUNT ID: BEAUF125 PIN: 67630(

Beaufort Business Assoc.
Nelson Owens

PO Box 56

Beaufort, NC 28516

INVOICE #

24-00372

INVOICE DATE: 10/03/23
DUE DATE: 02/07/24

[ QUANTITY/UNIT  SERVICEID  DESCRIPTION UNIT PRICE AMOUNTJ

Mardi Gras Event

1.0000 SEAPPFEE Special Event Application Fee 25.000000 25.00

1.0000 SEELECT SPECIAL EVENT ELECTRICITY FEE 50.000000 50.00
John Newton Park 2/10

1.0000 SEELECT SPECIAL EVENT ELECTRICITY FEE 50.000000 50.00
West PVA 2/9, 2/10 & 2/11

10.0000/HR POLICE Police for Hire 50.000000 500.00
Friday-2 Officers-5 hours each

8.0000/HR POLICE Police for Hire 50.000000 400.00
Sunday-2 Officers-4 hours each

30.0000/HR POLICE Police for Hire 50.000000 1,500.00
Saturday 4 Officers-7.5 hours

10.0000 SESWCONT  SPECIAL EVENT SOLID WASTE CONT 10.000000 100.00
Solid Waste Cans

8.0000 SESWCONT  SPECIAL EVENT SOLID WASTE CONT 10.000000 80.00
Recyle Cans

11.0000/HR SEPWSERV SPECIAL EVENT PUBLIC WORKS FEE 68.000000 748.00
Trash Service 2/10, 2/11, 2/12

1.0000 MISC 200.000000 200.00
Tipping Fees ($56.64/ton) Est.

TOTAL DUE: $ 3,653.00

PAYMENT COUPON - PLEASE DETACH AND RETURN THIS PORTION ALONG WITH YOUR PAYMENT

TOWN OF BEAUFORT

701 FRONT ST.

PO BOX 390

BEAUFORT, NC 28516-0390

Beaufort Business Assoc.
Nelson Owens

PO Box 56

Beaufort, NC 28516
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DESCRIPTION: Mard

ACCOUNT ID: BEAUF125 PIN: 676300

i Gras Event

DUE DATE: 02/07/24
TOTAL DUE: $ 3,653.00




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, October 9, 2023 — Train Depot

AGENDA CATEGORY: Public Hearing
SUBJECT: To approve or deny rezoning of 101 Ann Street from B-W
to TCA

BRIEF SUMMARY:
e Rezone 101 Ann Street from B-W to TCA

REQUESTED ACTION:

Conduct Public Hearing

Decision on Proposed Rezoning

Decision on Proposed CAMA Future Land Use Map amendment
EXPECTED LENGTH OF PRESENTATION:

15 Minutes

SUBMITTED BY:
Michelle Eitner

Planner

BUDGET AMENDMENT REQUIRED:
N/A
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http://www.beaufortnc.org/

To: Board of Commissioners
From: Michelle Eitner, Planner

Summary of Request:

Location(s) & PIN

Owner
Applicant

Current Zoning
Lot(s) Size & Conformity Status
Existing Land Use

CAMA Future Land Use Map
Amendment Required

Adjoining Land Use & Zoning

Special Flood Hazard Area

Public Utilities
Water

Sewer

Additional Information

Requested Action

Staff Report

9/19/2023
10/9/2023

Date:
Meeting Date:

Case Number 23-08

Rezone 101 Ann Street from B-W to TCA

Background
101 Ann Street - 730617013566000

Beaufort Resorts LLC
Jay Horton — Filter Design Studio PLLC

Business Waterfront (B-W)

0.631 acres (based on GIS calculated acreage data)
Former Hotel

Medium Density Residential

Yes [J No

North  Gallants Landing neighborhood (multi-family), B-W
South  Single-family residential, R-8

East Single-family residential, R-8

West  Open water, no zoning

Yes [JNo

Available [J Not Available

Available [J Not Available

See Staff Comments

Conduct Public Hearing
Approve or deny the rezoning request
Approve or deny the CAMA Land Use Plan amendment

Planning Board Comments

At their September 19" meeting the Planning Board conducted a Public Hearing and recommended
that the rezoning request be approved.
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Staff Comments

This approximately 0.631 acre property at the northwest end of Ann Street is currently zoned
Business Waterfront (B-W). For forty years, this has been the site of the Beaufort Inn, which is
proposed for demolition. The property owners, represented by Jay Horton of Filter Design Studio,
have requested a rezoning to TCA in advance of redevelopment of this site. Proposed
redevelopment of this site would require a Certificate of Appropriateness from the Beaufort Historic
Preservation Commission.

NCGS § 160D-601(d) refers to rezonings that decrease development density or reduce the number of
permitted uses as “Down-zonings”. This proposed rezoning is considered a down-zoning as it reduces
the number of permitted uses (51 in B-W to 26 in TCA, not inclusive of special uses).

The proposed rezoning of B-W to TCA is not consistent with the CAMA Land Use Plan’s Future
Land Use Map classification of Medium Density Residential, and as such will require an
amendment to the FLUM to indicate High Density Residential. Staff identifies, however, that the
proposed zoning district and land use classification are consistent with the existing land uses of
subject and surrounding parcels. The current B-W zoning of this parcel is inconsistent with the
current future land use classification of Medium Density Residential. The Gallants Landing multi-
family development to the north is also zoned B-W, which is inconsistent with the use as well as the
future land use classification of Medium Density Residential (appropriate density of 4.3 units per
acre, but not a compatible zoning district).

The setbacks on this property would be reduced with this proposed rezoning, but as the structure on
the property currently exceeds the front and rear setbacks, redevelopment in either district will gain
compliance with regard to setbacks. This rezoning would reduce the maximum building height from
the current 40 feet to 35 feet, but as this property is within the Historic District it is limited to 35ft
through the guidelines anyway. This remains consistent with the 35ft height limitation of the
adjacent R-8 properties. There is no density maximum for the lot currently, because the zoning
district does not allow residential uses, but the proposed district allows up to 12 units per acre. For
reference, on this 0.631 acre property, a maximum of 7 units would be possible under TCA zoning.
Buffer requirements identify that a Type A buffer would be required on the north and east sides of
the property upon redevelopment in either the current or proposed district. This property is within
the Beaufort Historic District and as such is subject to the Design Guidelines. It is also subject to
CAMA regulations for the Estuarine Shoreline Area of Environmental Concern (AEC).

In accordance with NCGS 8§ 160D-604(d), when conducting a review of proposed zoning text or
map amendments the Planning Board shall advise and comment on whether the proposed action is
consistent with the Town of Beaufort Comprehensive and CAMA Land Use Plan that has been
adopted and any other officially adopted plan that is applicable. The Planning Board shall provide a
written recommendation to the BOC that addresses plan consistency and other matters as deemed
appropriate by the Planning Board, but a comment by the Planning Board that a proposed
amendment is inconsistent with the Town of Beaufort Comprehensive and CAMA Land Use Plan
shall not preclude consideration or approval of the proposed amendment by the BOC.

CAMA Core Land Use Plan — Future Land Use Classification

Medium Density Residential Classification. The Medium/High Density Residential classification
encompasses approximately 0.8 square miles (483 acres) or about 10 percent of the total planning
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jurisdiction. The majority of the properties classified as Medium Density Residential are generally
located immediately surrounding the Beaufort downtown area as well as north and east of the
downtown area. The Medium Density Residential classification is intended to delineate lands where
the predominant land use is higher density single-family residential developments and/or two-family
developments. The residential density within this classification is generally 3 to 5 dwelling units per
acre. Minimum lot sizes vary from 8,000 to 10,000 square feet unless a larger minimum lot area is
required by the health department for land uses utilizing septic systems. Land uses within Medium
Density Residential designated areas are generally compatible with the R-8, Medium Density
Residential; and R-8A Single-family Medium Density Residential zoning districts. Public water is
widely available and sewer service is required to support the higher residential densities in this
classification. Streets with the capacity to accommodate higher traffic volumes are also necessary to
support Medium Density Residential development. The Town’s goals and policies support the use of
land in Medium Density-classified areas for single-family and two-family dwellings where adequate
public utilities and streets are available or can be upgraded to support the higher residential densities
encouraged in this classification.

High Density Residential Classification. The High Density Residential classification encompasses
approximately 0.05 square miles (32.6 acres) or about 0.7 percent of the total planning jurisdiction.
The properties classified as High Density Residential are located in the northeastern portion of the
Town’s planning jurisdiction along the US Highway 70 North corridor. The High Density
Residential classification is intended to delineate lands where the predominant land use is higher
density single-family residential developments and/or multifamily developments. The residential
density within this classification is generally 6 to 16 dwelling units per acre. The minimum lot size
is 2,750 square feet per unit unless a larger minimum lot area is required by the health department
for land uses utilizing septic systems. Land uses within High Density Residential designated areas
are generally compatible with the RMF, Multi-Family High Density Residential and the R-5,
Residential Cluster zoning classifications. Public water and sewer service is required to support the
residential densities in this classification. Streets with the capacity to accommodate higher traffic
volumes are also necessary to support High Density Residential development. The Town’s goals
and policies support the use of land in High Density-classified areas for single-family and
multifamily dwellings where adequate public utilities and streets are available or can be upgraded to
support the higher residential densities encouraged in this classification. The higher density
residential developments anticipated to occur during the planning period are encouraged within the
High Density-classified areas.

Attachments:  Attachment B - Vicinity Map with 100 Foot Notification Boundary
Attachment C - Zoning Map
Attachment D - CAMA Future Land Use Map
Attachment E - Property Owners Within 100 Feet
Attachment F - Application Packet
Attachment G — Planning Board’s Consistency Statement
Attachment H - LDO Sections (B-W & TCA)
Attachment | — Draft Ordinance for Rezoning
Attachment J — Draft CAMA LUP Amendment Resolution
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ing B-W to TCA

Case #23-08 101 Ann Street Zoning Map
Rezon




Case #23-08 101 Ann Street CAMA Future Land Use Map

Rezoning B-W to TCA




Case #23-08 Rezoning 101 Ann Street
Property Owners within 100 Feet

OWNER MAIL_ADD MAIL_CITY MAIL_STATE [MAIL_ZIP
SELLARS ASHLEY H ETVIR JULIAN 107 GALLANTS LANE BEAUFORT NC 28516
CHOATE DAVID M ETUX HEATHER L 109 GREY BARN ROAD JACKSONVILLE |NC 28540-3835
ZIGLAR WILLIAM R ETUX MEGAN 117 ANN STREET BEAUFORT NC 28516-2101
GALLANTS LANDING OWNERS ASSOC  |14204 WYNDFIELD CIRCLE RALEIGH NC 27615
MOORE VICK C ETUX PATRICIA D 14204 WYNDFIELD CIRCLE RALEIGH NC 27615
O'BRYAN ALLEN D Il 151 HOWLAND PARKWAY BEAUFORT NC 28516
YOST MARK S 2026 SAINT ANDREWS ROAD |GREENBORO |NC 27408
OSTROW GENE J ETUX T. WOODY 217 LANCASTER DRIVE CHAPEL HILL  [NC 27517
PUSATERI THOMAS ETUX PAM ROSS 2503 WAKE DRIVE RALEIGH NC 27608-1339
HAWKINS DAVID D ETUX ELLEN R 2733 ANDERSON DRIVE RALEIGH NC 27608
BEAUFORT RESORTS LLC 3301 BENSON DRIVE #103 RALEIGH NC 27609
CHADWICK BRADFORD Q ETAL 4003 HALCYON DRIVE HUNTERSVILLE |NC 28078
BOLTON WILLIAM E Il ETAL TRUS 591 HOWELL MILL RD WAYNESVILLE |NC 28786
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Town of Beaufort
701 Front St. « P.O. Box 390 « Beaufort, N.C. 28516
252-728-2141 # 252-728-3982 fax
wyrw.branfoeine.org

APPLICATION FOR AN AMENDMENT TO THE
BEAUFORT ZONING MAP

Instructions:
Piease complete the application below, include all the required attachments and the $300.00 for
Rezoning request with no Land Use Plan Change or $400.00 for Rezoning Request with Land Use
Plan Chaage and return to the Beaufort Town Hall, 701 Front Sireet or P.O. Box 390, Beaufort, N.C,,
28516. Incomplete applications will not be processed and will be returned to the applicant., Please
contact Planning and Inspections at 252-728-2142 if there are any questions.

APPLICANT INFORMATION
Applicant Name: &y Horton-Fiiter Design Studio, P.L.L.C.

Applicant Address: 707 Bridges Street Morehead City, NC 28557

Phone Number; (252) 622-4119 Email: jay@filterdesignstudio.com

Property Owner Name: Beaufort Resorts LLC

Address of Property Owner: 3301 Benson Drive #103 Raleigh, NC

Phone Number: __ VA Email: Todd.Saleed@dewittcarolinas.com
PROPERTY INFORMATION
Property Address: 101 Ann Street, Beaufort, NC 28516

15-Digit PIN: 730617013566000 Lot/Block Number:; &%&wﬁn o
0.631 Acres

Size of Property (in square feet or acres):
ing: _ BW Requested Zoning: 1A
of Property: [ [Residential [ JVacant []Commercial [ |Other: ' Use
Y — August 24, 2023
Appﬁ% / ' Date of Applicant's Signature
s 8.28.23

Property Owner Signature (if différent thah applicant) Date of Owner’s Signature

An application fee of $300.00 for Rezoming request with no Land Use
Plan Change or $400.00 for Rezoning Request with Land Use Plan
Change, either in cash, money order, or check made payable to the “Town
of Beaufort,” should accompany this application. Payments can be made in
person on the day of submittal and at such time, a credit card can be used
to make the payment. Credit card payments are subject to a 3% extra fee.
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REQUIRED ATTACHMENTS FOR AN AMENDMENT TO THE
BEAUFORT ZONING MAP

Please provide the following as attachments to the zoning map amendment form:

1. A statement as to whether or not the proposed zoning amendment is consistent with the
Beaufort Land Use Plan.

2. A statement as to how the zoning amendment will promote the public health, safety or
general welfare of the Town of Beaufort.

3, Proof of ownership (For example: a copy of the deed or city tax statement).

If a property is owned by more than one individual or if multiple properties under
different ownership are applying under one request, attach a statement and signatures
indicating that all owners have given consent to request the zoning change.

4. An area map of property to scale which includes:

North Arrow;

All Property lines and accurate property line dimensions;
Adjacent streets and names;

Location of all easements;

L.ocation of all structures;

Zoning classifications of all abutting properties.

5. Please submit one digital/electronic copy of any drawings or plans associated with the
amendment. At least one paper copy of the drawings or plans should also be submitted.

6. A TYPED list all property owners (with addresses) within 100 feet of the boundary lines of
all properties requested to be rezoned (notification of adjacent property owners by the Town
is required by North Carolina law).

THE COMPLETE APPLICATION WITH SUPPORTING
DOCUMENTATION IS DUE TO TOWN STAFF AT LEAST 15 WORKING
DAYS PRIOR TO A SCHEDULED PLANNING BOARD MEETING.

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

OFFICEUSEONLY 0 U Revised 08/2020°
Received by: Reviewed for Completeness By:
Date: Date Deemed Complete and Accepted:
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Beaufort Land Use Plan Consistency Statement

We believe that the proposed zoning amendment is consistent with the proposed Beaufort Land Use
Plan, and more consistent than what it is currently zoned, BW {Business-Waterfront) , to TCA
(Townhome, Condominium, and Apartment) The requested residential zoning is more in keeping with
the existing adjacent parcels, and congruous with the development adjacent to the North of the
Beaufort Resorts LLC Property.
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Statement of Appropriateness

The “by right” nature of what is allowed to be developed in the BW zoning clearly offers the current 101
Ann Street property owners a significant return on investment if the options were exercised.
Development options more profitable than the current use include, Boat Sale/Rentals, Dry-stack Boat
Storage, ABC Store, Parking Garage, Indoor Dog Kennel or Doggy Daycare Facility, etc., and can be built
 without the need for additional approval from the Town. Some of the aforementioned development
options could potentially yield higher vehicular traffic volume, increased stormwater runoff, and above
average noise levels for the surrounding residential parcels. There are numerous options on the
commercial side that would be more profitable taking advantage of potential waterfront operations, but
our first choice would be the request to “downzone” from BW to TCA ( Townhome, Condominium,
Apartment). Clearly stated In the Land Development Ordinance, residential construction is not a
permitted use, or allowed with a special use permit in BW zoning however, “Mixed Use” is permitted
with a “Special Use” permit that would allow for commercial ground-floor use, and residential living
guarters above.

The adjacent property to the North is zoned BW, and currently operating as “Multi Family” with Gallants
Landing Owners Association operating as the "Home Owners Association”, and the individual Townhome
owner’s responsible for their roughly .044 acre (1916f12)- 055 acre (2396f12) parcels, These parcels are
far less in size (38%-47%), of the required 5000ft2 in R5, and R55 zoning options. This equates to a
potential residential dwelling unit density of {18} to(21) units per acre.

The TCA Zoning will allow for appropriate residentially oriented development on the 101 Ann Street
Property, and will yield a more historic and residential feel for the adjacent property owners and
surrounding neighborhood.
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Property Owners Located within 100 Feet of 101 Ann Street Property

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

730617015464000
CHADWICK,BRADFORD Q ETAL

119 ANN ST
BEAUFORT

4003 HALCYON DRIVE
HUNTERSVILLE NC 28078

730617012422000
PUSATERI, THOMAS ETUX PAM ROSS

102 ANN ST
BEAUFORT

2503 WAKE DRIVE
RALEIGH NC 1338 27608

730617016657000

GALLANTS LANDING OWNERS ASSOC

0 GALLANTS LN
BEAUFORT

14204 WYNDFIELD CIRCLE
RALEIGH NC 27615
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PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

730617014444000
YOST,MARK S

118 ANN ST
BEAUFORT

2026 SAINT ANDREWS ROAD
GREENBOROQO NC 27408

730617015329008
ZIGLAR, WILLIAM R ETUX MEGAN

117 ANN ST
BEAUFORT

117 ANN STREET
BEAUFORT NC 2101 28516

730617013658000
MOORE,VICK C ETUX PATRICIA D

112 GALLANTS LN
BEAUFORT

14204 WYNDFIELD CIRCLE
RALEIGH NC 27615

7306617013783000
BOLTON,WILLIAM E Il ETAL TRUS

110 GALLANTS LN
BEAUFORT

591 HOWELL MILL RD
WAYNESVIL.LE NC 28786
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PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

PARCEL NUMBER:
OWNER:

PHYSICAL ADDRESS

MAILING ADDRESS:

730617013335000
OSTROW,GENE J ETUX T. WOODY

106 ANN ST
BEAUFORT

217 LANCASTER DRIVE
CHAPEL HILL NC 27517

730617013286000
O'BRYANALLEN D I

114 ANN ST
BEAUFORT

161 HOWLAND PARKWAY
BEAUFORT NC 28516
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NORTH CAROLINA, CARTERET GOUNTY  © FILE § {2450
This instrurnant gz 'mls sarlficate are duly filed al

the date and llmé-and.inthe Book and Page shown
on e frstpage | hﬂmo{ il FOR REGISTRRTION REGISIEEE OF DEENS

cnrlurct "County 112 PH

© June 88, 2016 E3:04:
UTHRERVIS DEED 3P

FEE: $26.0
NC REVENUE STRN? ST 500,98
FILE # 164509
e
trumenil‘lﬁrﬂparcd by: James W. Thompson, Attomcy AtLaw, ].207 C Azendell Sireet, Morehead City, NC
‘Afrer recdlhlE, retum to: Repolt ficker, (eelaw Fem, fo By USYE, Wimingiea NC RBUOL
The p:opcyfyrgpnvaycd by this instrament __ does X does not include the primary residence of Grantor.
Documeftary Stamps: $7,500.00 Parcel No.: 73061 7013566
foury Y
STATE OF NGRTH CAROLINA ./Lee Low
COUNTY OF CARTERET

L '(\m\'\’a Ceut ofF Bdl 53¢, ’JD?
WY AL o Mc 2 o2

NORTH CAROLINA GENERAL WARRANTY DEED
gt T—H
Tlﬂ§= Gene.ral Wacanty Deed is made this q day of June, 2016, hy end bstwaen

4 i”{f
BEAUFOREINN, INC., a North Carolina corporation, hereinafter called “Grantor”, whose address

At

is 101 Ann. Strest, Beaufort, NC 28516; and BEAUFORT RESORTS, LIC, a North Carolina

. - LonNC
Timited lability company, whose address_330] _Berson Brive, Sute, (0% &uc@"n 27681
e .
hereinafter.called, “Grantee”,

WITNESSETH:

Thg Grantor, for a valuable consideration paid by the Grantee, the veceipt of which is hersby

acknowle&ged, has and by these presents does grant, bargain, sell and convey unto the Grantee in fee

simple, afl ofthat certain lot, tract, or parcel of land sitwated in Beaufort Township, Cacteret County,

North Cafc'g]i_jia, and more particularly described as follows:

Being all of that property generally known as the "Beaufort Inn" located at-the western end of
Ann Street, Beaufort, N.C., and being the same property acquired by Grantor by deed dated
June 21, 2006 from Robert T, Wetherington ot als, as recorded in boolc 1177, page 56, Carteret
County Regisfry. A more specific legal description is set forth on the attached Kxihibit A,

1

BOOKISUS PAGE. | B
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"

To have and to hold the above described lot, tract, or parcel of land, together with all tile
privileges and appurtenances thereto belonging, to the Grantee in fee simple forever.

Except for the limitations Sf:t forth below and as may be recited within the property
description, :thc Grantor covenants with the Grantes that Grantor is seized of the premises in fee
simple; has the right to cotrvey the same in fee simple; that title is marketable and free and clear of
all cncumBranbcs; and that Grantor will warrant and defend the title against the Iawful claims of all
persons whomsoever.

This corrveyance is subject to the lien for property taxes for the current year, general service
uti[ity. easements, and all matters disciosed upon any recorded plat of the subject property.

Inn wimess whereof, the Grantor 'has- hereunto executed its official signature intending this
deed to be effective as of the date first appearing above.‘

BEAUFORT INN, INC,

By=t<ah e D e 5= @m&fﬂ*ﬂ/k

Katic Bthridge, Presiden

STATE OF NORTH CAROLINA
COUNTY OF CARTERET

1, the undersipned Notary Public of the County and State aforesaid, certify that Katie Ethridge, the
President of Beaufort Ing, Inc., a Nerth Carolina corporation, personally appeared before me this day and
acknowledged fhe execution of the foregoing insirzment by and en behalf of said corporation,

* Witness my hand and official seal, thig W}aa}' of Tung, 2016.

/@ mannd), Chaple Qﬁ@;&g%@ﬂgfﬁgg
Notary Public (print ad sign name. v U % 7

. My commission expires: / [
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Exhibit “A” ' i

Lylng and being in-Beaufort Township, Cattetot Connty, North Caxcling, snd more particutarly
desoribed a3 follows: :

Beglaning at a point on the north line of Ann Street af the former souttrwest corner of Richard H
Chadwicl, 8r., which beglnning point is locateﬂ,jﬁi.% feel west from the point of Intersection
of the notth line of Ann Steeot and the centerline of MHSTE Sireet: running thence aloug an ofd
fence on the west line of Richard H, Chadwick North 38-17 East 148.33 foet to the former
Catlerot Quick Freeze Plant property (now Gallants Landing homesites); thenge North 56-37-20
West 180.42 feet to an existing iron pipe; thence continuing North 56-37-20 West approximately
60 feet more ox less to the highwater mark of Gallants Creelc and the edge of & bullciead; thence
continuing with the bullhend southetly, easterty and southerly to the north line of Aon § treet,
thence with the north line of Ana Strest south 56-23 East 191,43 feet more or less to the pont of
beginning. )

BOOK \S\MSPAGE__ |
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Architecture

Company: Filter Design Studio, P.L.L.C.
Architect: Ryan Edwards
Address: PO Box 735

Morehead City, NC 28557
Phone: 252-622-4119
Email: ryan@filterdesignstudio.com

Landscape Architecture

Company: Filter Design Studio, P.L.L.C.
Landscape
Architect: Jay Horton

" R 1 [ Address: PO Box 735
l Morehead City, NC 28557

E

u ‘ $57°44'28" -3 :
! > s i o — /

Phone: 252-622-4119
Email: jay@filterdesignstudio.com

3,01
~~EB—PINCHEDIRON

101 ANN STREET
BEAUFORT NC
All drawing and designs are protected by commonlaw copyright and exclusively
belong to Filter Design Studio, P.L.L.C. All use, printing, construction and
modifications require express permission
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TOWN OF BEAUFORT
PLANNING BOARD

RESOLUTION ADVISING T}:{AZ’I%:?I‘{I)-ISE PROPOSED AMENDMENT
TO THE ZONING ORDINANCE AND CAMA CORE LAND USE PLAN
IS IN ACCORDANCE WITH ALL OFFICIALLY ADOPTED PLANS; IS

REASONABLE; AND IS IN THE PUBLIC INTEREST.

WHEREAS, the North Carolina General Assembly has given the Town of Beaufort
(“Town”) the authority to adopt and amend zoning and development regulation ordinances for the
purpose of promoting the health, safety, morals, and general welfare of its citizens;

WHEREAS, N.C.G.S. §160D-604(d) requires the Town of Beaufort Planning Board shall
advise and comment on whether the proposed action is consistent with the Town of Beaufort
Comprehensive and CAMA Land Use Plan that has been adopted and any other officially adopted
plan that is applicable, and provide a written recommendation to the Board of Commissioners that
addresses plan consistency and other matters as deemed appropriate by the Planning Board; and

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

NOW THEREFORE, BE IT HEREBY RESOLVED, that the Planning Board finds that
the proposed amendment to the Ordinance is in accordance with all officially adopted Town plans,
and therefore recommends approval by the Board of Commissioners. Specifically, the Planning
Board finds that the proposed rezoning from B-W to TCA is reasonable and in the public interest
because it reduces the number and intensity of permitted uses as a down-zoning, could reduce
traffic congestion and stormwater runoff impacts, and is more in character with the surrounding
land uses of single-family and multi-family residential.

This Resolution is effective upon its adoption this 18" day of September 2023.

TOWN OF BEAUFORT
PLANNING BOARD

Qmﬁwb\ W/vuhﬂ

Ralph Merrill, Chairman

?5;4 (lnclecsn—

Laurel Anderson, Secretary
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Case # 23-08 - Rezoning 101 Ann Street from B-W to TCA
Current Zoning District Standards (page 1 of 2)

D) B-W Business Waterfront District.

The objective of this district shall be to protect the character of the commercial development
along the waterfront of the Town.

1)

2)

3)

4)

5)

Minimum Lot Size.
All lots in the B-W shall be a minimum of six thousand square feet (6,000 ft2).

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

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 9-6 Lot Requirements

- Front Setback . Building Height
District (Right-of-Way) Rear Setback Side Setback Limitation
B-W 30 feet 15 feet 15 feet 40 feet

Accessory Building Setback Requirements.
All accessory buildings must comply with the setback requirements as set forth in section
2-F of this Ordinance, section 6 of this Ordinance, section 15 of this Ordinance, and all

sections of this Ordinance.

Permitted Uses.

Amusement Establishment

Antenna Co-Location on Existing Tower

Aguaculture

Assisted Living

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
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Hotel or Motel

Kennel, Indoor Operation Only

Library

Liquor Store

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


k.allen
Text Box
Case # 23-08 - Rezoning 101 Ann Street from B-W to TCA
Current Zoning District Standards (page 1 of 2)


6)

Case # 23-08 - Rezoning 101 Ann Street from B-W to TCA
Current Zoning District Standards (page 2 of 2)

Produce Stand/Farmers’ Market
Public Safety Station

Public Utility Facility

Religious Institution

Resource Conservation Area
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

Special Uses (Special Uses text may be found in section 20 of this Ordinance).

Adult-Oriented Retail Establishment
Athletic Field, Public

Commercial Outdoor Amphitheater
Commercial Outdoor Recreation Facility
Commercial Waterfront Facility
Gas/Service Station

Golf Driving Range

Hazardous Material

Kennels, Outdoor Operation
Manufacturing, Light

Marina

Microbrewery

Microdistillery

Mini-Storage
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Mixed Use

Outdoor Amphitheater, Public

Outdoor Storage

Preschool

Restaurant with Drive-Thru Service

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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Case # 23-08 - Rezoning 101 Ann Street from B-W to TCA
Proposed Zoning District Standards (page 1 of 2)

SECTION 8 Transitional Zoning Districts

A) TCA Townhomes, Condominiums, Apartments District.

This district is established to provide a high density district in which the primary uses are multi-
family residences and duplexes. Uses in this district which require potable water or sanitary
sewer must be connected to both municipal water and municipal sewer.

1) Maximum Overall Density.
The TCA district shall have a maximum density of twelve units per acre.

2) Minimum Lot Size.
All lots in the TCA district shall be a minimum of two thousand, seven hundred, and fifty
square feet (2,750 ft2) per dwelling unit.

3) Minimum Lot Width.
All lots in the TCA district shall have a minimum lot width of eighty feet (80”) at the
minimum building line.

4) 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 8-1 Interior Lot Requirements

o Front Setback : Building Height
District (Right-of-Way) Rear Setback Side Setbacks Limitation
TCA 25 feet 25 feet 8 feet 35 feet

Table 8-2 Corner Lot Requirements

Designated Front Designated Side . - .
District | (Right-of-Way) (Right-of-Way) Rear | Side | Building Height
Setback | Setback Limitation
Setback Setback
TCA 25 feet 15 feet 30 feet 8 feet 35 feet

Table 8-3 Double Frontage Lot Requirements

Designated Front Designated Rear
District (Right-of-Way) (Right-of-Way) Side Setbacks
Setback Setback

Building Height
Limitation

TCA 25 feet 15 feet 8 feet 35 feet

5) Accessory Building Setback Requirements.
All accessory buildings must comply with the lot setback requirements as set forth in
section 2-F, section 6, section 15, and all the other sections of this Ordinance.
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Proposed Zoning District Standards (page 1 of 2)


6)

7)

8)

Case # 23-08 - Rezoning 101 Ann Street from B-W to TCA
Proposed Zoning District Standards (page 2 of 2)

Covenants.

In any development proposing common areas, jointly-used structures, or private streets,
restrictive and protective covenants which provide for party wall rights, harmony of
external design, continuing maintenance of building exteriors, grounds, or other general
use improvements and similar matters, shall be submitted to the Town and approved by the
BOC. Condominium development must submit evidence of compliance with the North

Carolina Condominium Act.

Permitted Uses.

Antenna Co-Location on Existing
Tower

Assisted Living

Athletic Field, Public

Carport

Community Garden

Concealed (Stealth) Antennae &
Towers

Dock

Dormitory

Dwelling, Duplex/Townhome

Dwelling, Multi-Family

Garage, Private Detached

Government/Non-Profit Owned/
Operated Facilities & Services

Group Home

Home Occupation

Neighborhood Recreation Center
Indoor/Outdoor, Private

Neighborhood Recreation Center,
Public

Nursing Home

Park, Public

Public Safety Station

Public Utility Facility

Resource Conservation Area

Shed

Signs, Commercial Free-Standing

Temporary Construction Trailer

Utility Minor

Vehicle Charging Station

Special Uses (Special Uses text may be found in section 20 of this Ordinance).

Athletic Field, Private
Dwelling, Single-Family

Golf Course, Privately-Owned
Golf Driving Range

Hotel or Motel

Marina

Mixed Use

Outdoor Amphitheater, Public
Personal Service Establishment
Preschool

Religious Institution
Restaurant with Drive-Thru Service
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Restaurant with Indoor Operation

Restaurant with Outdoor Operation

Retail Store

Satellite Dish Antennas

School, Post-Secondary

Tavern/Bar/ Pub with Indoor
Operation

Tavern/Bar/ Pub with Outdoor
Operation

Theater, Small

Transportation Facility

Utility Facility
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BEAUFORT BOARD OF COMMISSIONERS
AN ORDINANCE TO REZONE
101 ANN STREET FROM B-W TO TCA
ORDINANCE NO. 23-__

Owner Beaufort Resorts LLC

Applicant Jay Horton — Filter Design Studio PLLC

Location & PIN: 101 Ann Street — 730617013566000

Lot Size: 0.631 acres (based on GIS calculated acreage data)

Existing District: B-W (Business Waterfront)
Requested District:  TCA (Townhouse, Condominium & Apartments)
Meeting Date: October 9, 2023

WHEREAS, Jay Horton of Filter Design Studio PLLC, agent for property owner Beaufort Resorts
LLC, has submitted a request to rezone 101 Ann Street to TCA, and

WHEREAS, the Beaufort Planning Board has convened to consider and prepare a recommendation
and consistency statement on the request at its meeting on September 18, 2023, at which time the
Planning Board recommended denial of the request; and

WHEREAS, the Beaufort Board of Commissioners conducted a public hearing on October 9, 2023,
at which time the applicant and/or applicant’s representative was given the opportunity to present
arguments, and Town staff was given the opportunity to comment on the application; and

WHEREAS, the Town Board of Commissioners has made the following findings and conclusions:
1. The request is consistent with surrounding land use patterns and zoning in the area.

2. The proposed zoning of TCA is inconsistent with the CAMA Core Land Use Plan;
however, the Board finds the requested TCA District is consistent with the spirit and intent
of the ordinance.

NOW, THEREFORE, IT IS HEREBY ORDAINED by the Board of Commissioners on the basis
of the foregoing findings and conclusions that the request to rezone 101 Ann Street (PIN
730617013566000) 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 9" day of October 2023
TOWN OF BEAUFORT

Sharon E. Harker, Mayor

Elizabeth Lewis, Town Clerk
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RESOLUTION OF THE BEAUFORT BOARD OF COMMISSIONERS
AUTHORIZING AN AMENDMENT TO THE CORE LAND USE PLAN
RESOLUTION NO. 23-__

WHEREAS, the Town of Beaufort desires to amend its CAMA Land Use Plan, specifically the Future Land Use
Map related to the future land use classification of property addressed 101 Ann Street (PIN 730617013566000), and

WHEREAS, the CAMA Land Use Plan Future Land Use Map currently classifies this property as Medium Density
Residential; and

WHEREAS, the Town of Beaufort desires to amend the CAMA Land Use Plan to classify this property as High
Density Residential as concurrent with rezoning to the Townhomes, Condominiums, and Apartments District (TCA);
and

WHEREAS, on September 18, 2023 the Planning Board recommended approval of the draft amendment to the
CAMA Land Use Plan; and

WHEREAS, the Town of Beaufort conducted a duly advertised public hearing on the draft amendment to the CAMA
Land Use Plan at the Regular Meeting of the Board of Commissioners on October 9, 2023; and

WHEREAS, at the Regular Meeting on October 9, 2023 the Board of Commissioners of the Town of Beaufort,
North Carolina found the draft amendment to be consistent with the Town of Beaufort 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 in the CAMA Land Use Plan be amended to show 101 Ann Street (PIN
730617013566000) as High Density Residential future land use classification.

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 CAMA Land Use Plan amendment to the State for certification as described above.
Adopted this 9th day of October 2023.

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

Town of Beaufort Board of Commissioners Regular Meeting
6:00 PM Monday, October 9, 2023 — 614 Broad Street — Train Depot

AGENDA CATEGORY: Public Hearing
SUBJECT: Comprehensive and CAMA Land Use Plan
BRIEF SUMMARY:

On December 12™, 2022, the Board of Commissioners approved sending the “Draft” Comprehensive
and CAMA Land Use Plan for review by the North Carolina Division of Coastal Management
(NCDCM) as part of the adoption process. As of September 2023, the document has been updated
per comments received from state and Federal Agencies. The only recommend changes were
submitted from the State Water Supply Planning Office and included the following comments:

e 37.The report says, “As evidenced by the chart, the population projections were in line with the
State’s water supply projections.” This and later text suggest that the State developed the
population projection in the Local Water supply Plan. This is incorrect. The LWSP numbers are
developed by the system and reported to the State.

e P 67. Similar comment to one above. The systems develop the plans so they are the ones
predicting needs.

e The 2006 CAMA plan discusses water supply projects and indicates that water supply is good
through 2026 and that a new treatment facility might be built. Was the plant built? The report
might include a paragraph about it in the Infrastructure Carrying Capacity section.

e Based on data in the LWSP, Beaufort seems to be in good shape as far as water supply goes.
They don’t discuss it until page 205 in the Infrastructure Carrying Capacity section. They might
consider stating it in a few other places since it shows good planning.

Now that comments have been addressed from other agencies the next step in the process is to
conduct a public hearing and a decision for Local Adoption of the Plan. Once that step has
occurred the plan will be sent back to Coastal Management for a 30-day Public Comment period
and then to the Division of Coastal Management Director for final Certification.

REQUESTED ACTIONS:

Conduct Public Hearing

Decision on Local Adoption of the Comprehensive and CAMA Land Use Plan
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EXPECTED LENGTH OF PRESENTATION:

10 minutes

SUBMITTED BY:
Kyle Garner, AICP
Planning Director

BUDGET AMENDMENT REQUIRED:
N/A

97




2.

WA
WMy TOWN of

AN NORTH CAROLINA

Clémprehensive and
CAMA Land Use Plan

Adopted:
NC Coastal Resources Commission certified: ﬂ



Acknowledgments

Steering Committee Planning Board
» Guy Copes » Ryan Neve, Chair
» Johnna Davis » Ralph Merrill, Vice Chair
» Paula Gillikin » Jeff Vreugdenhil
» Robert Harper » Becky Bowler
» Diane Meelheim » Aaron Willis
» Ralph Merrill » Diane Meelheim

» Heather Poling
» Henry Everett

Town Staff
» Todd Clark, Town Manager

» Kyle Garner, AICP, Director of
Planning & Inspections

» Rachel Johnson, Public Information
Officer And much appreciation to all the

» Kate Allen, Former Town Planner residents, business and property

» John Day, Former Town Manager owners, and visitors who participated
» Samantha Burdick, Former Town ! P P

Planner and contributed their time and
perspectives.

Mayor and Board of Commissioners
» Sharon Harker, Mayor

» Marianna Hollinshed, Commissioner
» John Hagle, Mayor Pro-Tem,

Commissioner P
» Melvin Cooper, Commissioner

» Bucky Oliver, Commissioner STEWART

» Bob Terwilliger, Commissioner

This plan facilitated and written by:

Adopted:

99




Contents

Executive SUMMAry ........uueerunanesnnsesinnssnnnsssnnsssannssnnnssns 6
AboutthePlan .........cciiiiiiiinnrnnnnrinnnrrnsnsssnnnssannssasnnssnns 8
1: COMMUNITY CONCERNS AND ASPIRATIONS ... 13
Significant Existing & Emerging Conditions ..........ooiviiiiinnnnnnnas 13
Focus Group Interviews SUmMmMary .......ooeeviviinnnrsrinnsnnssssannns 19
A Balance of Priorities .......c.cvviiiiiiiiiiiiiiiiiieinnnsnnassnnnnnnnns 30
2: SOCIOECONOMIC SNAPSHOT ......coiiiaa..... 35
Population Trends ... ooveiiiiiiiii it sssssssssssnnnnnnsssssssnssss 35
Population Estimates and Projections .........ooiviiiiinnnrcnnnnnnnnnss 36
DemographiCs. . v vveviiiei it i iaia i 40
(0T 3T 1
SocioeconomMiC MapPiNg . vvvvvurrrnnnsrnnnrsrsarerssnssssnssssnnsrnns 44
3: EXISTING PLANS .. e o3
Existing Plan Assessments .......vveriiinrrnnnnrinnnsrnnnrsnnnnssnnnns 53
4: ENVIRONMENT, NATURAL, AND CULTURAL
RESOURCES .. e 69
Areas of Environmental Concern..........coviiiiiiiiiiiinnriinnnnnnss 69
Erosion, Soils, and Septic Suitability...........coviiiiiiiiiiiiiii i 74
Water Quality. .....vvviriiiiiiiiniininsisnassrsnnssnnnssnnnsssnnnsnnns 78
Flooding and Other NaturalHazards .............ccooiiiiiiiiiiininnnnas 86
Community Facilities .....oovvviiiiiiii s i iiiiai s isssane s isnnannsrnns 102
Adopted: 10 ufort Comprehensive & CAMA Land Use Plan 3




Contents

Environmentally Fragile Areas .........coiviiiirinnnrnnnnrrnnnnsnnnss 109
Priority Habitat and Speciesof Concern...........coovviiiiiinnnnnnnnss 13
Parks and Open Space. .....covvvrrrrrriiinnisnsnnnsssnsnnnnsssssnssnnss 19
Existing Land Use & Development .........c.coiiiiiiiinnnrinnnnnnnnss 124
: COMMUNITY VALUES, VISION, AND GOALS ..129
ComMUNItY ViSION . .o vvvii s nnnnsrnnnsesnnnssnnnssnnnsssnnsssnnnssnns 129
CommuNity GOalS .. ovvviiriiii i it i s 130
GOAL 1: Environmental Protection ...........cciiviiiinnnnnnnnnnnss 132
GOAL 2:ReSIlienCy ....vvvvvvnnnnnnnnnnnnnssssssssnnnnnnnnnnnnnsnnns 138
GOAL 3: HOUSING -« vvvvrrrrrnnnnnnnnnnnnnnssssssssnnnnnnnnnnnnnnnsns 146
GOAL 4: Infrastructure & Public Utilities .........ccvvviiiiiiinnnnnnss 150
GOAL 5: Economic Development .........cvvvvvrrrrrssssnnnnnnnnnnns 154
GOAL 6: Transportation........vviisnnenessrrrrrrsnnnsssnnnnnnnsnsss 156
GOAL7:TownCharacter .......vvviinncenssssssssnnnnnnnnnnnnnsssss 160
GOAL 8: Diversity & INCluSION .. v v vvveeeeenirrrsssnnsnnsnnnnnnnnssnss 164
- FUTURE LAND USE AND CHARACTER AREAS 169
Future Land Use Map and Character Areas.........ovivunnnnnnnnnnnnss 172
Traditional Neighborhood Residential .........coviiiiiiiiiiirnnnnnns 174
Suburban Residential ..........coiiiiiiiiiii i i s s 176
Conservation / Open Space / Parks / Environmental / Recreation..... 182
Cedar Street Mixed-Use Area. ... .vveeeeeerrrrrrrnnnnnssnnnnnnnssnss 184
Village Commercial .......cccciiiiiiinnnnnninnnnnnnnnssssssssnnnnns 186
CommercialCenter .......cciiiiiiiiiinsinssssssssssssssnnnnnnnnnnns 188

101




Contents

Downtown Commercial ......ovvvvvrrrrrrnnnnnnnsssssssssssssnnnnnns 190

WaterfrontCommercial ..........cciiiiiiiiirrrrrrssssssnnnnsnnnnnns 192

Employment Center / Utility / Infrastructure ................coeeii 194

Non-Intensification Zone........ccoeviriiiiiiinennnssssssssssssnnnnnns 196
7: CAMA TOPICS AND POLICIES ..ccvvvieeiaaa.. .. 203

CAMA Land Use Management Topics and Policies...........cvvievinnn 203

Key CAMA-related ISSUES. . ..ot vvviriiinisinnnssnsnrcsnnnssnnnssnnnns 204
8: APPENDIX ..o e 217

Appendix A:

Population Projection Methods .........ccoiiiiiiiiiiiiiiinnnnnrnnnns 218

Appendix B:

Affordable Housing Primer........ccvviiiiinnrnnnnsinnnssnnnssnnnnnns 222

Appendix C: Short Term Rental Primer .........ooviiiiiinnrrinnnnnnss 228

Appendix D:

Rachel Carson Reserve Resilience .........civiiiiiiiiininiinnnnnnnnss 230

Appendix E:

Endangered Species within CarteretCounty ..........cviviiiinrinnnan 234

Appendix F:

CAMA LandUse Plan MatriX......ooeeeetnnnnnrrrrrsssnnnnnsnnnnnnnnns 250
Adopted: 0 ufort Comprehensive & CAMA Land Use Plan 5



Executive Summary

Introduction and Purpose

This plan sets forth the community vision
and goals for the Town of Beaufort, North
Carolina. This historic, coastal community
came together over a nearly 2-year
period to consider where they are and
where they would like to be - assets,
threats, successes, shortcomings, and
opportunities for the future. The result is
this Plan, which will help guide growth,
development, investment, and policy
decisions for the coming years.

Comprehensive and Coastal Area Man-
agement Act (CAMA) Land Use Plan

This Comprehensive and CAMA Land Use
Plan (aka the Beaufort Comprehensive
Plan) functions to fulfill both the require-
ments of a land use plan, pursuant to NC
General Statutes 160D-501, and a CAMA
land use plan, pursuant to 15A NCAC
07B.0702. There is significant overlap
between the components required to fulfill
the requirements for each type of plan,
and they are interwoven in this document
in order to create a plan that is readable,
logically organized, and easily used. See
About the Plan on page 8 for more

on how the plan was created and who was
involved throughout the process.

Background Information & Analysis

Part of creating a comprehensive and
CAMA land use plan involves understand-
ing the community and environment as
they currently are, how it has changed
through time, and using that information
to extrapolate potential future conditions.
A socioeconomic and demographic profile
Is provided in Chapter 2 Socioeconomic
Snapshot on page 35, which also
includes,a 30-year population projection,

as required by the CAMA legislation.

Environment, Natural, and Cultural
Resources on page 69 contains
information related to the environment,
public facilities and infrastructure, historic
and cultural resources, and the existing
use of land.

Public Involvement & Community
Goals

The public was involved at multiple points
and in multiple ways, in order to ensure
community values and input were the
foundation of the plan. For more on public
engagement, see Public Engagement
on page 10 and issues identified

during this process are discussed in
Community Concerns and Aspirations
on page 13 while a brief description

of existing, adopted plans are provided in
Existing Plans on page 53.

From the public input received in inter-
views, survey responses, small group
discussions, large group public meetings,
steering committee guidance, and an
understanding of the adopted plans, a set
of community Goals were drafted. These
Goals capture the community values and
envision an ideal future for the Town.
Described in more detail in Community
Values, Vision, and Goals on page
129, they focus on the following issues
(in no particular order):

» Environmental Protection
» Resiliency

» Housing

» Infrastructure

» Economic Development

» Transportation

» Town Character

» Diversity and Inclusion

6 Executive Summary
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Within each Goal are housed Objectives,
Policies, and Actions to achieve the
goal’s stated objective. These are
sometimes collectively referred to

as Recommendations. Case studies,
examples, and context are occasionally
provided. Implementation is the respon-
sibility of Town leadership in prioritizing
and budgeting resources and Town staff
in executing actions to help achieve the
stated Goals. Some Recommendations
may not be immediately ripe for
implementation.

Future Land Use

Another major component of the plan’s
impact on the character of the Town is
through the Future Land Use Map (FLUM)
and associated character areas (Future
Land Use and Character Areas on
page 169). This map depicts the
idealized future of the Town in regards
to built and natural environment. It
builds on the analysis of existing and
environmental conditions as well as the
anticipated future conditions, and seeks
to guide development in a way that rein-
forces the community Goals and their
shared vision for the future.

CAMA Land Use Management Topics

Since this plan meets the requirements
for being considered a CAMA land use
plan, it must discuss key CAMA-related
issues (pg. 204) and address the
CAMA Land Use Management Topics (pg.
208), as set forth in state statutes. In
order to fulfill this state requirement,
the Recommendations in Community
Values, Vision, and Goals on page
129 that are relevant to these CAMA
Land Use Management Topics are
compiled and recategorized in the table
beginning on pg. 210. In this new

structure, they are identified as either
CAMA Policies or CAMA Implementation
Items. This structure is required in order
to determine how the state will review
consistency of CAMA permit applications
(using the CAMA Policies) or assess CAMA
plan implementation (using the CAMA
Implementation Items).

Board of Commissioners’ Guidance

As part of the adoption hearings of this
plan, the Board of Commissioners consid-
ered and debated many viewpoints and
issues related to the future of the Town.
As part of those debates, the following
iIssues were raised and are captured
below. The contents of this plan are
advisory and not regulatory, but where
uncertainty exists, the following should
be considered to supersede other plan
guidance or policies:

» Construction and reconstruction
in the special flood hazard
area is possible provided that
comprehensive and effective
mitigation strategies are
designed and installed. Especially
see Mitigation in the Non-
Intensification Zone (NI1Z) on
page 200.

» Wetlands should not be filled unless
mitigated properly.

» As a point of clarity, the Board of
Commissioners has at its discretion
the ability to implement any policy
recommendations including, but not
limited to, ordinances pertaining
to hydrology, stormwater, sea
level rise, docks, piers, hardened
structures, as well as resiliency
strategies in an effort to mitigate
potential land use impacts within
the Town of Beaufort and its
Extraterritorial Jurisdiction.
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About the Plan

This Coastal Area Management Act
(CAMA)-Certified Comprehensive Land
Use Plan also functions as a compre-
hensive plan (per NCGS 160D). Many
requirements and components overlap,
and the distinction can be made by
reviewing 15A NCAC 07B.0702 and NCGS
160D-501.

What's a Comprehensive Plan?

It is a document that contains a shared
community vision to guide the growth,
development, and natural resource con-
servation for the Town of Beaufort. It is
a tool to be used by many people with
an interest in the Beaufort community.
First and foremost, it is for the citizens
of Beaufort, the policy makers who
represent them, and the Town’s Staff who
support them. It also for businesses and
future citizens, and scholars or students
who want to learn more about Beaufort.

This comprehensive plan considers
existing conditions and trends to envision

BEAUFORT N.C.

the future community, a community
vision created by the people of Beaufort.
It contains goals that define this vision
and implementation strategies to achieve
these goals. It provides an analysis of
the forces that have shaped the Town of
Beaufort over time, as well as the current
socioeconomic qualities of the Town of
Beaufort. Finally, the plan provides imple-
mentation strategies to achieve the vital
elements that make the Town of Beaufort
a safe and welcoming place to live, work,
and play.

Who's Been Involved
» Focus Groups

e Economic Development/Business
Community Focus Group

e Community Leaders and
Developers Group

* Planning Board Focus Group

e Environmental and Resiliency
Professional Focus Group

e Local citizens and local
neighborhoods advocacy group

DELIGHTFULLY DIFFERENT

8 About the Plan
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» Steering Committee -
appointed members of the
community who reviewed and
guided all plan documents to
enhance the plan with local
perspective.

» Planning Board - reviewed the
plan as part of the formal adoption
process.

» Town Commissioners - reviewed the
plan as a part of the formal adoption
process.

» Town Staff - facilitated meetings
and outreach, internal review and
coordination, provided perspective
and background information.

» Members of the public - participated
in public meetings, plan review,
surveys, and input through various

methods.

PI‘OjeCt Schedule (graphic not updated since project initiation)

“The people are the best part of Beaufort.”

-Steering Committee member

Schedule

The project kicked off in November of
2020 by collecting valuable data from
town staff. Next, the Stewart team
visited the Town for a community tour
and focus group meetings. This led to
obtaining valuable insight and local
perspectives related to land use and
development in the town. Following the
community tour, a vulnerability assess-
ment was performed to identify areas

of environmental concern, existing land
use, transportation, infrastructure,
water quality, stormwater, and other
environmental concerns. Throughout

the process, the project team met with
Town staff and the steering committee to
help guide the plan and address required
topics by the Coastal Area Management

Version: 02/18/2022

2022

Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul

Comp/CAMA Plan

Data gathering, tour, graphics/
format, focus group interviews

Vulnerability assessment, mapping,
and community profile

Values survey and community
visiening

Future Land Use Map development

Initial state review of CAMA

Draft recommendations and plan
development

plans can take 75 days.

Plan revision and public adoption
process

)i

Key:
) Task A Elected or Appointed Board
Steering Committee ’ Public Informational Event or
or Staff Meeting, incl. Focus Groups

CAMA = North Carolina's Coastal Area Management Act

S Online Public Survey

Comp/CAMA Plan = the Town of Beaufort’s Comprehensive and CAMA Land Use Plan

Note: Schedule is subject to change,
depending on project progress and needs.
Please visit the Town’s project web page for
the most up-to-date information.
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Act. A combination of public meetings
and surveys were conducted to gain
community insight on future growth,
development, preservation, and conser-
vation concerns. Updating the Town’s
CAMA-Certified Comprehensive Land Use
plan is a two-year process that includes
one-year of public engagement and
analysis, followed by state review of the
draft plan, which can take up to 75 days.

Public Engagement

Public engagement included a series of
focus group sessions, steering committee
meetings, three public meetings, and
three surveys.

In addition to the steering committee
reviewing and shaping all elements of the
plan, the public also weighed in regularly.

Public Meetings
» Public Meeting #1: December 9,
2020 - introduced the community to
the plan development process and
reviewed preliminary information
that had been collected and
analyzed.

» Public Meeting #2: March 23, 2021
- reviewed existing conditions and
gathered community input on draft
goals.

» Public Meeting #3: October 14, 2021
- introduced the community to the
draft plan document and gathered
input and answered questions about
the document.

Surveys
» First Survey: February 10 - March
10, 2021 - gathered information on
community values and vision.

» Second Survey: March 24 - April 13,
2021 - gathered community input
on draft goals and objectives of the
plan.

» Third Survey: October 14 - 29, 2021
- gathered community comments
related to opinion of the draft plan
and the included future land use
map, revised goals, and expanded
objectives and recommendations,
prior to the plan going to elected
and appointed board for review and
approval.

Outreach During COVID-19

Although COVID-19 presented challenges
to public engagement across the state,
the Town, project team, and Beaufort
community adapted and engaged the
public in meaningful ways. Focus group
meetings, steering committee meetings,
and public meetings were held using
Zoom and streamed over Town-utilized
social media platforms. Surveys were
accessible online (traditional computer
and mobile) and printed hard copies were
available to be taken in person. Zoom
allowed for interactive breakout group
sessions that facilitated small group
discussion. These small group sessions
ensured that all attending had the oppor-
tunity to be heard.

10  About the Plan
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Community Concerns
and Aspirations

Significant Existing &
Emerging Conditions

The following description of existing and
emerging conditions is not exhaustive
but does capture the general state of
land use and development concerns in
the study area of the Town and set the
stage for further discussion in the plan of
relevant concerns. A discussion of Coastal
Area Management Act (CAMA) related
concerns is also included, and is based
on the information gathered from the
land use plan steering committee survey,
general public input gathered early in the

Adopted:

plan update process, and town staff and
local area expert interviews.

Land Use

Context

Located on the Crystal Coast in North
Carolina’s Coastal Plain region, the
Town of Beaufort is the seat of Carteret
County. It sits on a small peninsula and
is bordered on the east by the North
River and the west by Newport River,
with Taylor’s Creek, the Rachel Carson
Reserve, and the Beaufort Inlet to the
south.




Existing Land Use

Residential properties
comprise the majority
of Beaufort’s existing
land use. Public and
institutional lands,
commercial land, and
industrial land follow
in relative abundance,
respectively. Vacant
land, agriculture, and
conservation areas
comprises 40% of
the land within the
Town’s planning juris-
diction.(See Existing Land Use &
Development on page 124 for addi-
tional detail.)

Future Land Use

The Town’s 2006 Future Land Use Map
classifies the corporate limits and the
extraterritorial jurisdiction into the
following categories:

» Residential
e Low Density
e Medium Density
e High Density
» Commercial
e General
e Downtown
» Mixed Use
» Public and Institutional
» Industrial
» Conservation and Open Space
The largest classification on the Future
Land Use Map with 43% (3.19 square
miles) of the total planning jurisdiction is
Low Density Residential. Medium Density

Residential constitutes about 10% or
(0.8 square miles) of the total planning

Gallants Channel Bridge
jurisdiction. There is minimal land clas-
sified as High Density Residential, but
these areas are primarily located along
U.S. Highway 70 North.

15.8% of the total planning area is
classified for future Mixed Use, which
provides a mix of medium- and high-
density residential uses and commercial
and institutional uses. There are several
sites adjacent to Town Creek, the former
Beaufort Elementary School site, prop-
erties near Cedar Street and Carteret
Avenue, the Atlantic Veneer Corporation
site, and the Beaufort Fisheries Industries
site.

Public and Institutional uses include the
Michael J. Smith Field Airport, public facil-
ities, and schools. Approximately 12%
(0.9 square miles) of the total planning
jurisdiction is classified as Public and
Institutional.

The Industrial future land use classi-
fication accommodates some existing
and future industrial and manufacturing
establishments as well as heavy com-
mercial uses. About 2.6% (0.21 square
miles) of the planning jurisdiction is iden-
tified for future industrial use.

14 Chapter 1: Community Concerns and Aspirat
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Most of Beaufort’s conservation and open
space area lies in the Rachel Carson
Reserve. In 2019, the North Carolina
General Assembly passed SL 2019-95,
annexing unincorporated portions of
Rachel Carson Reserve into the Town of
Beaufort. This added conservation and
open space to the Town; however, further
growth in this category is not anticipated.

The future land use component of this
Land Use Plan update will build on the
data from the previous plan.

Conservation

While owned by the State of North
Carolina, the Rachel Carson Reserve,
across from Taylor’s Creek, is a renowned
landmark and remarkable asset for the
Town of Beaufort. The islands of the
Reserve (Carrot Island, Town Marsh, Bird
Shoal, and Horse Island) shield Beaufort
from the waters of the Atlantic Ocean. In
addition to the Reserve, Fort Macon State
Park and Shackleford Banks are located
just outside of the Town'’s jurisdiction but
are regionally significant environmental

resources.

Development Trends

Residential Growth and Needs

The approval of large subdivisions

has been shaping and reshaping the
landscape outside of historic downtown
for sometime. Among the most recent
developments, Beau Coast and Beaufort
East Village will add 785 dwelling units to
the Town.

Current and anticipated increases in
Beaufort’s permanent and seasonal popu-
lations (see Population Estimates and
Projections in Chapter 2) will create a
demand for new residential development
and create demand for related goods

and service providers. The 2006 Beaufort
CAMA Land Use Plan projected that
there was sufficient land to meet these
needs through 2025, but available land
is in high-demand. With a finite supply
of property, the Town stands to face
increasingly difficult land use decisions.

Uptown and Midtown

While Beaufort is best known for its
shoreline, waterfront, and historic
s downtown, the Town'’s
planning jurisdiction
extends far beyond these
districts. In fact, the Town
expects that most of its
anticipated growth will
be north of Cedar Street,
Lennoxville Road, and
NC 101, approaching the
limits of its extraterritorial
jurisdiction (ETJ). Uptown
and Midtown received less
attention in years past;
however, recognition of the
importance of these areas
moving forward is growing.

Rache Cars Resr Development patterns have
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been inconsistent in these parts of the
Town, but recent efforts to focus on these
neighborhoods have been well-received.
There are current plans to revitalize the
commercial areas and beautify the street-
scapes, as recorded in the Small Area
Plan and Entry Master Plan (see Existing
Plans on page 53). These efforts

will be critical steps towards unifying the
Town, reinforcing the authenticity of the
community, and creating a sense of place
upon entry.

Transportation

Airport

The Michael J. Smith Field Airport

has good access to the state highway
system and is separated from the central
business district by Highway 70. The
airport serves planes and jets coming
to and from the Crystal Coast and is
regularly used for military training
exercises. It also offers educational and
recreational opportunities for visitors
and residents of the surrounding areas.
Previous planning efforts have explored
the potential of expanding the runways,
which would require a realignment of
Highway U.S. 101 and have impacts on
surrounding properties.

Roadways

The main entrance to Beaufort
ison U.S. 70. In May 2016, the
U.S. 70 corridor was designated
to become 1-42 to connect 1-40
and the greater Raleigh/Durham/
Triangle area with Morehead City
and the port. From start to finish,
the project will span nearly a
decade.

At present, it takes approximately
three hours for travelers from the

Research Triangle region to reach the
Crystal Coast. The new 1-42 will reduce
that time by about one hour, improving
freight movements and reducing evacu-
ation times during storm events. Experts
anticipate significant economic devel-
opment to occur along the corridor and
neighbors in Morehead City and Atlantic
Beach are already beginning to plan for
the increased demand.

In 2019, the North Carolina Department
of Transportation (NCDOT) completed

a $66.4 million project to replace the
existing bridge on U.S. 70 over Gallants
Channel with a 65-foot fixed-span bridge.
The project also included widening U.S.
70 into four lanes with a median and

a bridge on Turner Street. This project
improved traffic flows on the highway,
resulted in reduced traffic on Cedar Street
and Live Oak Street (both formerly U.S.
70), and has provided an opportunity for
the Town to utilize the old bridge site as
a future park space. Cedar Street is also
scheduled for significant improvements

in mid to late 2022, including enhanced
streetscape design with landscaping, low-
impact development elements, pedestrian
facilities, and on-street parking upgrades
accompanying a road repaving.

Highway 70 bridge over Gallant’s Channel
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Active Transportation and Recreation

Active transportation includes modes
where the person is actively propelling
themselves (i.e., walking or bicycling
versus riding in a car). The Town’s
commitment to improving active trans-
portation (also referred to as multimodal
transportation but active refers specifi-
cally to human-powered travel) options
led to the adoption of the 2018 Beaufort
Walk + Bike Plan. Since then, progress
has been steady. Implementation of the
plan’s recommendations has included
pedestrian amenities at Turner Street,

a crossing at Tiller School, and sidewalk
installation along Live Oak Street and
Carteret Avenue.

ADA Improvements

The Town of Beaufort began an ADA
Transition Plan in 2020 to comply with
Section 504 of the Rehabilitation Act of
1973 and the Americans with Disabilities
Act (ADA). The Plan identified barriers to
accessibility and strategies for remedi-
ation in town-owned infrastructure and
services. The Town recently installed a
wheelchair ramp at Town Hall. Several
other curb ramps throughout town were
brought into compliance with ongoing
street resurfacing projects.

Signage and Wayfinding

Signage and wayfinding play a critical
role in the Town of Beaufort, especially
for visitors. In August 2012, the Town
of Beaufort adopted the Beaufort Entry
Master Plan to evaluate opportunities
to improve these elements of the Town.
To create a signage plan, the Plan iden-
tified the best routes to high-traffic
destinations.

Cart Culture

Beaufort residents have a unique

affinity for golf carts. They typically
equip the vehicles for street use. When
active transportation is less feasible or
desirable, the golf carts provide both an
enjoyable pastime and mobility for many
in the Town.

Infrastructure

Water

The Town of Beaufort has four wellheads
and water treatment plants, one located
on Hedrick Street and one located on
Glenda Drive. There are over 3,200
service connections throughout the distri-
bution system.

Sewer Service

Beaufort’s sewer system has approxi-
mately 25 miles of gravity lines, 28 miles
of force mains, 21 pump stations, and
3,300 sewer service connections. The
wastewater treatment plant discharges
the treated water into the eastern portion
of Taylor Creek.

TOWN OF BEAUFORT
WASTEWATER TREATMENT PLANT |
i oo ot ok b i o | s L Lo

Town Wastewater Treatment Plant
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Water Quality

Watershed Restoration Plan

In 2016 the Town established a
Stormwater Advisory Committee. This
committee was facilitated by the N.C.
Coastal Reserve to identify flood-risk
areas, advise a water quality collab-
orative research project led by UNC
Institute of Marine Science, and develop
a Watershed Restoration Plan. The North
Carolina Division of Marine Fisheries
identified impairments in local shell-
fishing and swimming waters resulting
from stormwater pollution in Beaufort.

In response, the Town’s advisory
committee collaborated with the Eastern
Carolina Council and the North Carolina
Coastal Federation to produce the 2017
Watershed Restoration Plan for Town
Creek, Taylor Creek, and the Davis Bay
watersheds. This plan seeks to reduce
the volume of stormwater reaching these
watersheds and emphasizes pairing
capital improvement projects with storm-
water reduction measures. The Town has
implemented several successful stormwa-
ter reduction projects including the Tiller
School rain gardens, the Lennoxville Boat
Ramp rain gardens, and the Beaufort Fire
Department permeable pavement.

Stormwater Management

Beaufort’s 2017 Plan set a goal to reduce
stormwater runoff by 0.088 gallons

per square foot. Targeted methods
include stormwater retrofitting and
community outreach initiatives. Efforts
span across public and private lands

to create a multi-faceted, joint push to
improve stormwater pollution and reduce
volume. In 2019, the Town completed

a Utility Line, Storm Water, and Street
Improvements Capital Investment Plan
(CIP).

Other Environmental Concerns

Sea Level Rise and Flooding

With sea level rise expected to be
approximately 40% higher than the
global average, the Town of Beaufort
faces significant risks in the near future.
By 2060, sea level rise is projected to
increase by between 1.0 and 3.9 feet.
Water levels at or above 1.8 feet create
minor flooding conditions in the Town.
Without strategic intervention, sea level
rise could cause moderate and major
flooding, threatening the economy,
property, and the population.
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Focus Group Interviews Summary

On December 8th, 2020, the project
team and town staff led four virtual focus
group discussions. Each meeting brought
together participants representing
varying interests in and around Beaufort
to discuss the town’s challenges, accom-
plishments, opportunities, and its future.
This was held early in the planning
process to provide the project team with
much needed local context and history.
The four meetings were organized by

the town staff under these topic areas:
economic development and business
community, developers and community
leaders, planning board, and coastal resil-
iency and environmental professionals.
Each group was asked about Beaufort’s
opportunities, assets, challenges, and
concerns and given the time to discuss
their opinions, both professional and

personal. The discussions were free-flow-
ing and resulted in a few themes that
were repeated in each meeting.

A fifth focus group meeting was held on
April 1st, 2021, after the second public
meeting wherein the draft goals for the
project were presented to and discussed
with the public. This fifth focus group
consisted of residents eager to see the
Town engage with the community to
develop this much needed update to the
Comprehensive Plan. Input from all five
of these meetings was consolidated into
this summary.
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Focus Group Interviews were conducted on Zoom
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Groups and Organizations » NCDEQ Division of Coastal

Represented Manageme_nt
» Residents » NC[_)F_’S Office of Recovery and
» Religious Leaders Resiliency . . .
_ » UNC-Chapel Hill Institute for Marine
» Business Owners Sciences
» Develope_rs » NCDEQ - Rachel Carson Reserve
» Community Leaders Duke University Marine Lab
» Beaufort Business Association
» Carteret County Chamber of Key Themes Repeated Across All
Commerce Five Focus Groups
» Beaufort Planning Board » Preserving and protecting Beaufort’s
» Beaufort Parks and Recreation Charm and Character
Advisory Board » Protecting the Crystal Coast
» Carteret County Economic » Maintaining a Mixed Income
Development Community

» Carteret County Community College

» Crystal Coast Tourism Development
Authority

Typical Comprehensive Plan content

Board's iPad

b
¥ David Cartier

aron Harker

JC'siPad

Focus Group Interviews included a short presentation for participants
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Summary of Input:

Opportunities / Assets:
» Celebrating small town /
coastal charm

» Preserving historic
downtown and built
environment

» Growing demand for
residential development

» Strengthening safe
neighborhoods

» Thriving small businesses

» Protecting the crystal coast
ecology

Challenges:
» Preserving the character of
Beaufort

» Protecting the coast and
environmental water quality

» Increasing infrastructure demands
due to growth

» Availability of affordable long-term
rentals

» Lack of regulations on short-term
rentals

Other Areas of Concern:
» Rising sea level and flooding

» Gentrification of established
minority neighborhoods

» Lack of public amenities and
facilities for families

» Fostering the community feeling
between new arrivals and residents

» Accessibility for all

» Diversifying and increasing
employment opportunities
(industrial and commercial growth)

» Housing affordability

Barbour’s Marine Supply Storefront

Detailed Summary of Focus Group
Interviews

Small Town Charm

It is undeniable to stakeholders and
visitors alike: The Town of Beaufort is a
charming coastal town. From the seasonal
programing, local restaurants and

bars, several docks, distinctive historic
district, safe neighborhoods, and the

sort of Southern hospitality only found

in the Carolinas — Beaufort’s reputation

as a jewel of the Crystal Coast is well-
deserved. Long-time and newer residents
both agree that this distinctive character
needs to be maintained in perpetuity.
Residential development has seen a boom
in recent years with vacationers and
retirees both flocking to find their piece of
the Town, and with that change comes the
concern that the small-town feeling will
start to feel crowded, or perhaps worse,
inauthentic, and suburbanized. Among
residents, both life-long and transplants,
there is some concern that Beaufort’s
growth will center on its tourism industry
— leading it to develop in a fashion similar
to larger, more commercialized, coastal,
vacation destinations.

Adopted:
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Typical housing seen in Beaufort

Refocus on Midtown and Uptown

While Beaufort is often recognized by
Front Street and the historic downtown,
that area alone makes up a very small
portion of the whole community. North
of Cedar Street, Lennoxville Road, and
the Live Oak Street and Highway 101
intersection, and all the way to far
edges of the ETJ is where the majority
the land and year-round residents of
Beaufort reside. Much of the planning,
regulatory, and development focus on
Beaufort has been centered around
the southernmost portion of the town.
Downtown and along the Front Street
waterfront is where the most desirable
land and development pressure has
been. There is a long-growing need to
place some focus on Uptown Beaufort,
which has seen spotty commercial
development in the recent decades.

Aging Population

Beaufort, like many of North Carolina’s
scenic coastal communities, has been
drawing retirees in as new residents
while seeing a decline in young adults
and families with children.

Stakeholders in the focus groups who
grew up in town before leaving to
follow careers elsewhere have come
back after decades away and spoke of
others who have done the same. With
this pattern continuing today, Beaufort
has seen the median age of rise as the
older adult and empty-nester popula-
tion climbs.

22 Chapter 1: Community Concerns and Aspirat
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Active and Accessible Mobility

Recently, the Town completed a bicycle
& pedestrian plan which made new rec-
ommendations for improved walkability
and bicycle connectivity. The Town has
been moving steadily in implementing
pedestrian improvements that were rec-
ommended, such as pedestrian amenities
planned at Turner Street, a crossing at
Tiller School, and sidewalks along Live
Oak Street and Carteret Avenue. That
said, some residents also rely on golf
carts as their preferred method of trans-
portation across town in a similar manner
to a mobility scooter user. Meeting
mobility needs for these users should be
balanced with pedestrian, bicycle, and
roadway improvements. There is also
recognition of the need for increasing the
prevalence of ADA accessible pedestrian
facilities based on concerns raised during
the initial public engagement efforts.

Housing Affordability

New residential opportunities have not
been in short supply for the Town of
Beaufort. The Beau Coast and Beaufort
East Village alone will add nearly 800
homes to the Town when fully built
out, and additional infill development
is also occurring throughout town on a
lot-by-lot basis. Much of the
new housing starts in the mid

to low $300,000 range. Due

to the nature of Beaufort’s
environment and location (at the
tip of peninsula with sensitive
wetlands bordering either side),
as well as the southernmost and
central portions being largely
developed already, there is not
much buildable land available
(especially sewer service)
located nearby.
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Ready-to-develop land is in short-sup-
ply and expensive near downtown and
corridors. Land further away from the
Town’s core would be costly to connect
to infrastructure and conforming with
the distinct small-town charm may limit
options that could improve density,
leaving developers with limited flexibil-
ity or incentive to make housing more
affordable for lower income levels to rent
or own.

Preserving and Attracting Diversity

Beaufort has historically been more
racially diverse than it is presently,
particularly within the Mulberry Street
neighborhood. Currently, the demo-
graphics show the Town’s population

is about 21% minority but has been
trending down as rental availability

and housing affordability have become
increasingly harder to find for house-
holds with low-to-moderate incomes.
Additionally, increases to taxes and a
higher cost of living are making it harder
for households with lower incomes to
stay in town and for property owners with
long-term rentals to maintain historic
rates. With primarily single-family houses
in resort style neighborhoods on the
market and rental properties shifting to
popular short-term models, current and

| B
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Picnic tables on Front Street during the winter months
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Private marina on Town Creek.

prospective minority, young family, and
low-to-moderate income residents are
being pushed out of Beaufort proper to
the County jurisdiction, Morehead City, or
out of this region altogether.

Short-Term Rentals and the Community
Atmosphere

As an attractive vacation destination,
Beaufort has seen an increase in short-
term rental offerings on popular listing
platforms (e.g., AirBnB and VRBO).
Within Town limits are ten hotels and
inns in operation, and during peak
tourism season and surrounding popular
events, any short vacancies are limited.
Homeowners who may not reside in town
full-time or were able to acquire multiple
properties have been able to profit on
this market demand. However, no reg-
ulation currently exists for short-term
rental properties, and locals who reside
in the historic district find the increased
presence of boisterous vacationers an
unwelcome addition to their neighbor-
hood. Large parties and rowdy groups do
not contend well with the quaint charm
and community feel locals have come

to expect, and residents are waiting for
a solution to balance their year-round
needs with the economic benefits of the
tourism industry.

Tourism Industry and Off Season

Late Spring through to early Fall makes
up Beaufort’s tourist season, with May

to July seeing the Town at its busiest.
While the population within the town
limits and ETJ hovers just below 6,000
residents, the population peaks to 13,400
with the influx of vacationers. Here to
enjoy the rich history, visit the Reserve,
recreate along the coast, and soak in the
small-town charm, the tourist population

24
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drives much of the local economy. When
the Cedar Street bridge was closed and
replaced by the US 70 Bypass, there

was a deep concern that tourism would
decrease, and local businesses would see
a distinct decline in revenue due to traffic
from Morehead City being diverted away
from Town. However, that has not been
the case. Now with future Interstate 42
connection, a new hotel, and the influx of
residents, summer tourism is expected to
continue to build.

One change stakeholders are hoping for
is growth in tourism in the fall and winter
months. As it stands, the decrease of
revenue is drastic once the vacationers
leave. Businesses that see most of

their profit from tourists are unable to
maintain summer staff or hours. This
extends to tours, hotels, restaurants,
and shops along Front Street. There is a
significant interest in the business and
tourism community to capture more
off-season tourism. If the Town is able to
grow off-season interest, more revenue
and year-round jobs can come into the
community while using existing infra-
structure to maximize the returns on
local tourism-based investments. Many of
the stakeholders agreed that maintain-
ing a steady flow of year-round tourism
would better support the service and
retail industry in the town.

Jobs and Business Development

By far the retail and service industry in
Beaufort takes up the biggest portion of
the local workforce, however, a thriving
local economy needs diversity of job
opportunities. Large industry employers
are typically outside of Beaufort limits,
but they have tended to edge closer

to town in order to tie into existing
sewer utilities. Attracting and retaining
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The built environment must accommodate
the natural environment

Coastal wetlands are fundamental to the
community

Beaufort is a water-focused community
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industries has been a concern, as well
as attracting the right kind of residential
support businesses that make a place
attractive to live.

Access to Public Trust Waters

Despite the spectacular waterfront views
available in many places, direct, physical
access to the water in Beaufort can be
difficult to find for the general public.
Private residences, rental properties, and
specific neighborhoods hold most of the
docks and boat launches. The Town has
made improvements to several access
points, but they are limited in geography
and facilities. Celebrating and protecting
spaces where everyone has open access
to Beaufort’s greatest natural asset could
both increase public support and par-
ticipation in environmental protections
and improve access for all residents

and visitors. Recent years have seen

an increase of motor boat traffic in the
waterways. The extra noise, pollution,
and traffic can be disruptive, and even
dangerous, for marine life and kayakers
alike.

Environmental Protections

The Town was planned around
the inlet and access to the
ocean remains ones of the
top selling points. As such,
there is a vested interest

by all parties to protect,
preserve, if possible, restore
the natural environment
where loss and degradation
has occurred. Past planning
and industry decisions, such
as widening the port, have
created lasting effects that
will increase impacts felt in
Beaufort from sea-level rise

Kayak stand near the marina
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and global climate change. Multiple
agency efforts need to be coordinated

to balance improvements needed to
mitigate direct environmental impacts
with defenses against climate change
impacts, specifically increasing storm
severity and sea-level rise. Decreasing
run-off, reshoring against erosion,
reestablishing native vegetation, and
improving the stormwater collection and
transport system are all key concerns
that need to occur at the watershed level.
Development and construction practices
also need to be re-examined to ensure
that site level impacts can be reduced to
support Town and regional interests, such
as preventing the clear cutting of estab-
lished maritime forests and improving
the water quality in the estuaries. In
addition, the impact of a sewer system
nearing capacity could exacerbate eco-
logical degradation. Protecting Beaufort’s
local ecology must be a priority to
consider with every planning and policy
decision.

Utility Infrastructure

Beaufort is one of the few communi-

ties in Carteret County that has sewer
infrastructure. However, the Wastewater
Treatment Plant is over 10 years old

and nearing the point at which facilities
planning must occur to accommodate
additional future growth. Like most
wastewater treatment plants, it is
expensive to operate and maintain. As
such, there are high rates for users. The
Town has extended wastewater treatment
service to a limited number of customers
outside of the corporate town limits.
These users pay double what users within
Beaufort’s town limits pay. Sewer service
connection in Beaufort is a significant
factor in the cost and feasibility of devel-
opment and it continues to be a priority
of the Town to maintain a high value and
high functioning system.

The Town’s road infrastructure is also
in need of improvements. While more
sidewalk and cycling investments have

The Town is actively engaged in infrastructure upgrades and maintenance.

S ———
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been made recently, the overall quality of
the pavement in Town is in need of main-
tenance and repair, during which utility
and mobility upgrades can also be made,
which would be more cost- effective than
having to come back later with further
road construction.

Remote Workforce

The 2020 pandemic year brought a new
opportunity for office workers that has
never been seen at this scale previously:
remote work capability. Stay-at-Home
orders mandated by the State of North
Carolina have led to employees working
remotely all over the state, calling to
question how far we can live from our
workplace. As companies go forward,
remote working flexibility is expected

to be far more commonplace — opening
towns previously viewed as a far-off
retirement dream as a potential place

to live in the present. In scenic towns
across the country, newly designated
remote employees are buying homes and
moving to “Zoom towns,” which have
been experiencing significant increases in
home sales since October 2020. (Zoom
is a type of remote-work, virtual con-
ferencing software.) Anecdotally, this is
also happening in Beaufort, although the
long-lasting impacts of remote-workforce
relocations have yet to be fully under-
stood or predicted.

Attracting Mixed Income Residents

Even though visitors may think of
Beaufort as a quaint, historic small

town that is ideal for retirees, there are
still families and workers who live in or
near the Town. Unfortunately, due to

a scenario where many local jobs are
seasonal, housing is largely unaffordable,
rentals are short-term or unavailable,

recreational opportunities for kids are
in short supply, and there are more
career and job opportunities elsewhere.
The Town has struggled to attract and
retain lower to middle income residents
like young adults and families. Census
data indicates that the number of jobs
in Beaufort and workers who live outside
of town have increased since 2000,
while the number of residents who
work in Town has had a slight dip. This
could indicate that the people working
in Beaufort cannot afford to live here,
however, further analysis is needed.
Providing more public amenities for
families and children can also attract
small and growing households back to
this area as permanent residents.

Resiliency Planning with the Reserve

The Rachel Carson Reserve is a major
tourist attraction and a part of the North
Carolina National Estuarine Research
Reserve system. The grouping of small
islands, marshes, and wetlands are not
only valuable habitat for native species
but also function as barrier islands

that protect Beaufort’s waterfront.

The Reserve is currently in a resiliency
planning process, and the Town has

the opportunity to partner with this
effort. Through this collaboration, and
similar ones like the Resilient Coastal
Communities Program, joint projects that
support both the Town and the Reserve
can be identified.
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A brief on the concurrent and separate
Rachel Carson Reserve Habitat Resilience Planning Effort

The Rachel Carson Reserve functions as a nature preserve, outdoor laboratory and
classroom, and protective storm barrier for the Town of Beaufort. As environmental
and human conditions change, it is important to understand where, why, and how
habitats of the Reserve have been or may be affected. These answers will help
guide future actions that will support local environmental and social resilience.

Assessing Vulnerability

An understanding of the Reserve’s habitats and their vulnerability to coastal flooding
and severe weather is an important first step in planning for future impacts.

Marsh Vulnerability on a Site and Regional Scale

The Climate Change Vulnerability Assessment Tool for Coastal Habitats revealed that
marsh at the Rachel Carson Reserve shares a “high or very high” vulnerability with
other Reserve site marshes in NC (except for the Reserve site at Currituck Banks
which is only “moderately vulnerable”). The tool also revealed that the main part of
the Reserve site (Town Marsh, Carrot Island) is less vulnerable than Middle Marsh,
which is separated from the rest of the site by the North River Channel.

Analyzing Habitat & Shoreline Change

Understanding how habitats have changed and why is key to understanding how
they will respond to future conditions such as sea level rise. At the Rachel Carson
Reserve, dredging projects and inlet width strongly influence habitat change.

Planning for the Future

In 2020, the Division of Coastal Management received funds from the National Fish
and Wildlife Foundation to support a community resilience program and to develop a
habitat resilience plan for the Rachel Carson Reserve.

Development of the habitat resilience plan is based on a knowledge base of vul-
nerability assessments, various analyses, published studies, and consultation with
a team of experts, including staff from the Town of Beaufort. The plan will include
strategies that help support the resilience

of habitats at the Reserve, including

habitats that are important to protecting

the Town’s waterfront.

Additional Resources:

Additional educational materials on

the topic can be found on the Rachel
Carson Resilience Hub at: https://data-
ncdenr.opendata.arcgis.com/pages/
dcm-rachel-carson-reserve
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A Balance of Priorities

L -

Throughout the initial information
gathering activities (which included public
engagement, focus group interviews,

and steering committee discussions),

it became apparent that there are a
number of competing priorities at play

in the Town. Like in many communities
across the state that are adapting to
growth, adapting to change while pre-
serving the community character is a
challenge. The initial public engagement
that was part of this plan has resulted in
a greater understanding of the competing
priorities and viewpoints with which the
community is currently grappling.

Community Values

Community priorities included
preservation of small-town
character, which can be achieved
through density or design controls on
the built environment. The Town has
carefully regulated architectural controls
in the historic district, and also has
restrictions on building height for the
entire jurisdiction.

Many survey and public meeting par-
ticipants expressed concern for the
affordability of housing and that
long-time residents are feeling squeezed
out or are unable to own-and-live in the
town. It would appear that despite new
housing being constructed, demand still
outpaces supply. In addition, the appeal
of cultural and environmental tourism
has increased the demand for vacation
rental housing. This has been exacer-
bated by the nationwide explosion of
short-term rental housing (AirBnB, VRBO,
HomeAway, etc.). Demand for these
different rental types puts a strain on
existing housing, further inflating prices.

An Affordable Housing Primer is available
in the appendix of this document, but
some key terms are defined as follows:

“Affordable housing” is housing that
costs no more than 30% of a household’s
income, including utilities (HUD).

» Affordable housing can be income-
restricted, meaning it is specifically
developed as affordable housing and
is only available to households that
meet specific income limits.

» Affordable housing can also be
market-rate, meaning it is affordable
based on market price and is not
restricted based on household
income. These housing units are
susceptible to market fluctuations
and may increase in price, rendering
them unaffordable.

“"Workforce housing” is housing afford-
able to households earning between 60%
and 120% of the Area Mean Income.
Workforce housing is generally thought
to be for middle- income workers which
includes professions such as police
officers and teachers.
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Resiliency and Environmental
Protection

There is also a growing concern about
the environment, specifically the loss of
wetlands, maritime forests, and mature
tree canopy. Maintenance of environ-
mental water quality is very important,
especially since the waterfront and
saltwater play a major role in everyday
life and the community’s identity. These
areas also provide ecosystem services,
such as stormwater interception and
storage. Stormwater and flooding appre-
hensions were also frequently mentioned,
and have a significant impact on water
quality as well.

Erosion and higher seas are increasing
the conversion of shoreline from natural
to modified (sea walls, bulkheads, rock
vetments, etc.). This reduction in habitat
is a cost paid by all residents who enjoy
the coastal habitat and benefit from high
environmental water quality.

At the time of writing, the Town was also
undergoing a planning effort to increase
resiliency to coastal and climate hazards.
This will help position the Town to
respond to shocks and stressors with less
disruption of services and operations.

Government Intervention and
Retreat

There is very little discussion on the risk
private landowners should absorb when
discussing coastal development.

Some towns choose to purchase these
vulnerable properties, ensuring a private
landowners’ investment is safeguarded
by the local government. However, not
all private real estate investments are
guaranteed a high return. This dilemma
is further exacerbated when viewing

the issue through the lens: is it the
responsibility of the local government
to guarantee a return on investment in
high-risk locations?

Maintenance of existing public infrastruc-
ture in high risk areas puts a financial
burden on the overall community, while
primarily benefiting the landowners. If
the government were to retract services
from these areas rather than purchasing
them, it then may be viewed as a taking.
If a town were to abandon high-risk,
high-maintenance sewer lines in an

area that experienced frequent coastal
flooding and erosion, would those prop-
erties still be habitable or valuable if the
private property owners were forced to
assume those costs and infrastructure?
Another option would be for the local
government to charge additional user
fees to maintain high- risk, high-main-
tenance assets. Each of these concerns
are interrelated and there are tradeoffs
with pursuing any course of action. The
following table (next page) attempts

to quantify this interrelatedness and
describe the impacts that certain actions
might have on other aspects of the
community that are valued or seen as
needing improvement.

Although this list is not all-inclusive,
hopefully it provides a broader under-
standing of the tradeoffs that will be
required in order to achieve outcomes
that are different from the current course
or the status quo.
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Prevents
higher
Disallowing Maintains dens_lty
. lodging
very tall community .
like apart-
structures character.
ments,
hotels, and
condos.
Increased Maintains Pqtentlal
. to increase
tree canopy environ- land
preservation mental
costs for
standards assets.
developers.
Reduces
the oppor-
tunity for
a unique
Restrictions Maintains style of
on short term small-town tourism

charm and and/or a
community  second
character. income
stream for
local vaca-
tion home
owners.

rentals of
single family
housing

Reduced oppor-
tunity to develop
more densely. It
is unlikely this
would lead to
more affordable
or attainable
housing, but it
would provide
additional
housing supply.

When develop-
ment density is
artificially kept
lower (through
any method) it

drives up the
cost of land and
the cost of home

construction.

When residential
housing becomes
a commercial
investment com-
modity, homes
become owned
and operated by
investors, which
decreases local
supply of housing
for residents.

Fewer hotel
rooms or rental
units for tourists.

Character and
charm are essen-
tial to the Town’s
appeal. It's pos-

sible that there
would be a very

slight increase
in tourism
related to
scenic beauty of
neighborhoods.

Reducing short
term and
vacation rental
housing supply
will mean fewer
tourists staying
in town; tourism
from in-town
hotels or visitors
from other towns
will likely not be
affected.

Structure height has
an impact on commu-
nity appearance and
character.

Preserving tree canopy
does help intercept
rainfall, helps recharge
ground stormwater
storage capacity, lowers
ambient heat, and help
intercept hurricane
winds.

Some residents have
adapted by renting out
one or more bedrooms
in their own homes to
help defray the cost
of living, which allows
these residents to
continue to be a part
of the community. With
the high demand for
housing in Beaufort, it
is uncertain if restrict-
ing short term rentals
would have any impact
at all on local afford-
ability, and might just
result in the short term
rentals being converted
to second homes.
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Restricting
the con-
version of
property to
residential
uses, and
protecting
employment
uses (com-
mercial,
industrial,
etc.)

Allowing more

multifamily

housing types

in existing

Provides
an oppor-
tunity for
diversi-
fying the
employ-
ment base,
potentially
away
from such
a heavy
reliance on
tourism.

Adds to
existing
housing
stock,
usually

neighborhoods via higher

density.

Potentially
restricts
private
property
owners
from
obtaining
the highest
yield on
their real
estate;
Reduces
the supply
of housing.

Potential
to change
neigh-
borhood
character.

Any restriction

in the supply of

land available

for housing has

some impact
on afford-
able housing
although given

the demand for
coastal housing,
it is unlikely that

such property
would result
in additional
“affordable”
housing.

Additional
housing supply

may have some
positive effect on

lowering home

prices of existing,
affordable stock,
but is less effec-
tive an adopting
an official afford-

able housing
program.

It is possible that
a reduction in
land available for
housing (espe-
cially if some
of that housing
would be short
term rentals or
vacation rentals)
would have a
negative impact
on the growth
of the tourism
economy.

While it is conceivable
that this could poten-
tially help diversify
the economy, there
is no guarantee that
increasing the supply
of commercial or indus-
trial land will result
in successful nonresi-
dential uses if demand
does not exist.

Might provide
additional afford-
able housing for

tourism related
employees,
but that same
housing might
also be con-
sumed by second
home or vacation
rental market.

Multifamily housing can
be introduced and reg-
ulated in a manner so
that it is designed to fit
within the context with
existing neighborhoods.
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Socioeconomic
Snapshot

This section examines Beaufort’s existing
conditions through analysis of population,
demographics, and housing. The study
area encompasses all the land within the
ETJ and municipal boundaries. However,
some statistics are given only for the
area within the municipal limits, based on
data availability.

Adopted:

Population Trends

The population of Beaufort fluctuates
depending on the time of year, espe-
cially during the peak summer vacation
months. The U.S. Census counts are
performed decennially and estimated on
years in between. Beaufort is also expe-
riencing an influx of new residents and
visitors. Several recent developments
are also bringing significant residential
housing construction.




Population Estimates
and Projections

Beaufort’s population has historically
grown at a very low rate. The population
grew by just 13% from 2000 to 2019,
which is conservative compared to

North Carolina’s 30% growth over the
same period. However, data shows

that Beaufort will continue to grow its
permanent and seasonal populations over
the next 30 years.

Permanent Population Projections

The permanent population for 2019 is
estimated at 4,343 within the municipal
limits and 5,839 including those within
the extraterritorial jurisdiction.

Historic Population Count

- 2000 2010 2019

Municipal

37715 39975 43431
Pop.
ETJ Pop. 1490 1350 1496
Total Study. ... 53476 58396
Area Pop.

The annual growth rate for permanent
residents was 0.9% from 2010 to 2020
within the municipal limits, which shows
that while the permanent population is
growing, it is not growing very quickly.
Permanent population projections were
developed using average growth rate of
the following:

Permanent Population Projections

5,500 _ -
- -
5.000 - -
’ = -
-
e

4,500 - -
4,000
3,500

2000 2010 2020 2030 2040 2050

== Town Historic population (Census-reported)

== Match Municipal growth Rate, 2010-2019 (exponential)

== | ocal Water Supply Plan 2019

Match County rate projections (linear)
Match Municipal growth rate 2010-2019 (linear)

2019 2020 2025 2030 2035 2040 2045 2050
Match County Rate
ProjectionS’ Linear3 4,369 4,499 4,629 4,759 5,019 5,149 5,279
Match Municipal Growth
Rate 2010-2019 4,371 4,519 4,671 4,829 4,992 5,160 5,334
(exponential)?
4343
Match Municipal Growth
Rate, 2010-2019 (linear)? 4,370 4,505 4,640 4,775 4,910 5,045 5,175
_ 4500 4658 4815 4984 5152 5352 5526

36 Chapter 2: Socioeconomic Snapshot | Popu

133

Fstimates and Projections




» The projected County growth rate
(per NC Office of State Budget and
Management (OSBM)

» The municipal growth rate from
2010-2019, compounded annually

» The municipal linear growth rate
from 2010-2019

Projections from the NC DEQ state water
supply projections were included as a
barometer for calculated projections. As
evidenced by the chart, the population
projections were in line with the State’s
water supply projections. It is important
to note, the Local Water Supply Plan
projections are developed by the system
and reported to the State.

The Impact of New Development

Simply extrapolating population
growth based on historical growth and

government projections does not tell the
whole story for Beaufort’s population.
The town has permitted two very large
residential developments that together
will bring almost 800 homes to town,
which is roughly equal to the number

of homes than were built in Beaufort
between 2000 and 2019.

To account for the impact of these

developments, first an average of

the projected permanent populations

was made. This average was added

to a population estimate in the new

developments based on known quantities:
» About 40 new homes per year

(based on 2018-2020 average)?

» 1.8 person average household size!

Since prior to these developments,
the Town had closer to 12 additional
dwelling units constructed per yeatr,
it seemed necessary to add this

Adjusted Permanent Population Projections

6,500 .
J— —-—
—
6,000 -
-
-
5,500 >
-
-
5,000 -
-
4,500 , -
3,500
2000 2010 2020 2030 2040 2050
= Town Historic population (Census-reported) Average Projected Population
== Adjusted Permanent Population
2019 2020 2025 2030 2035 2040 2045 2050
Average Projected
Permanent Population 4,371 4,513 4,657 4,804 4,986 5,144 5,296
Adjusted Projected 4343
Permanent Population 4415 4,783 5,197 5,614 6,066 6,224 6,376
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additional population to better project
the anticipated (adjusted) average
permanent population.

As with any population projection
exercise, some assumptions must be
made. However, other trends are more
difficult to accommodate and/or trends
are not decisively indicative in any
particular direction. Such subjects include
recent trends related to the COVID-19
pandemic, shifts in vacation housing
ownership proportion, and speculative
future growth based on completion of the
Interstate 42 project.

Seasonal Population Projections

The peak seasonal population was
created by estimating and projecting
forward the amount of visitors to short-
term rentals and seasonally occupied
units, guests of year-round residents, and
other lodging, to give an estimate for how
many visitors Beaufort accommodates
during the busiest time of the year,

July. This was added to the adjusted
permanent population to estimate the
total number of people in Beaufort during

peak tourist season in 2020, which is
estimated at about 14,600. This does not
include day trippers.

To project the seasonal population, the
ratio of current visitor population to
permanent population was calculated
and applied to the adjusted permanent
population projections. This assumes
a constant ratio of tourists to full-time
residents.

The chart below shows several lines
demonstrating different Peak Seasonal
Populations. A low and a high seasonal
population estimate were calculated.
These were then averaged and compared
against the water supply report
projections. The average estimate is
slightly higher than the 2019 Water
Supply Plan estimates.

For more information, including the
methodology for estimation and
projection, see Appendix A:
Population Projection Methods on
page 218.

Permanent Population

Peak Visitor Population

Peak Seasonal Population

Understanding Population Projections
Persons who usually reside in the planning area, year-round.

Persons who are temporary residents in the planning area,
such as tourists and vacationers, but who normally reside in
another location; does not include day-trippers.

Permanent plus visitor population. This is an approximation of
the planning area’s population on a “typical” peak day during
the high season. Does not include day trippers.
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Total Peak Seasonal Population Projections

17,000
15,000
13,000

11,000

——

S

9,000
7,000

5,000
2020 2025 2030

==\\{ater Supply Proj. === ow Estimate

2020 2025

Water Supply Estimate* 9,450 9,781

8,570 9,263

High Estimate 11,830 12,787

Average Estimate 10,200 11,025

-_— _‘#
———

2035 2040 2045 2050

High Estimate ===Average Estimate

2030 2035 2040 2045 2050

10,111 10,465 10,819 11,199 11,579
10,065 10,873 11,748 12,054 12,348
13,894 15,009 16,217 16,640 17,046

11,980 12,941 13,983 14,347 14,697

Data Sources:

1. American Community Survey 5-year estimates

(2019)
2. Town of Beaufort

3. NC State Demographer

4. Local Water Supply Plan 2019, NC DEQ DWR
5. Decennial Census (2000, 2010)

6. ESRI via ArcGIS Online
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Demographics

Age and Ethnicity Makeup

The largest individual age cohort in
Beaufort is people aged 55-64. The
median age for the study area is 50.3,
which is up from the median age of 46.9
in 2010. This is older than the median
age for North Carolina, 39.1, but in line
with Carteret County’s median age,
50.0.% Similarly, the share of residents
aged 65 and older has increased from
19.8%" to 25% as of 2019.

In the study area, 18% of the residents
self-identify as a racial or ethnic minority,
which is the same as in the previous
CAMA plan. The largest minority

group represented is Black or African-
American.! This is a decrease in minority
population from the 2006 CAMA plan,
which stated that 21% of the population
identified as non-white.

Commuting

Commuting in Beaufort is primarily via
car, truck, or van, which accounts for
83% commuting residents. 4% of the
population walks to work, and 5% take
either a bicycle, taxi, motorcycle, or other
form of transportation. The remaining
8% of the working population works from
home and does not commute. For those
who do commute, the mean travel time
to work is 17.8 minutes.® There are 336
people who both live and work in the
study area.

Economy

As of 2018, the Beaufort economy is
mainly driven by hospitality-related
services (arts, entertainment, recre-
ation, accommodation and food services)
(26.33%) and education and health
services (18.32%). The hospitality
sector grew 449% from its share of the
workforce in 2010, indicating that more
of Beaufort’s economy is becoming
tourism-focused.®

Age Cohorts!

85+ years
7510 84 years
65 to 74 years
55 to 64 years
4510 54 years
3510 44 years
2510 34 years
20 to 24 years
15to 19 years
10 to 14 years
Sto9years
Under 5 years

- 200 400 600

The share of
residents aged
65 and older
has increased

from 19.8%7to

25%'since the
last CAMA plan

800 1,000 1,200
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1,333 336 1,266

Commute out of boundaries. Of those within the corporate

Commute into
Beaufort

Beaufort

Live and work in

Beaufort

Employment by Industry 2010

(Residents of Beaufort)®
Retail Trade

Arts, entertainment and rec-
reation, and accommodation
and food services

Educational services, and
health care and social
assistance

Finance and insurance, and
real estate and rental and
leasing

Public administration

Construction

Professional, scientific, and
management, and adminis-
trative and waste manage-
ment services

Information
Manufacturing

Wholesale Trade

Other services, except public
administration

Agriculture, forestry, fishing
and hunting, and mining

2018
11.12% 9.41%
16.85% 26.33%
11.12% 18.32%
4.41% 5.41%
11.01% 8.21%
9.36% 7.91%
9.69% 7.71%
1.54% 0.4%
12.22% 7.21%
1.1% 0.6%
7.82%  3.7%
3.74%  4.8%

Housing

Residential units in Beaufort are predom-
inantly detached single family homes. As
of 2020, there are 3,831 total housing
units of all types in the study area, with
2,672 of those located within municipal

limits 2137, or 74%, of those are primary
residences, while the remaining 26% are
secondary residences.

Municipal 1,046 2,364  2.672
Limits

ETJ 897 1,052 1,159
Total

Municipal + 2,843 3,416 3,831
ETJ

Defining Primary and
Secondary Residences

How do we know who lives in Beaufort
full-time? Using the US Census data
definitions of occupied and vacant
housing units, we can determine how
many homes are primary residences
and extrapolate secondary residences.

Occupied Housing Units are defined
as those that are the “usual place of
residence” for persons or a family.

Vacant Housing Units are defined
as units where no one is living, or
units owned by people whose “usual
place of residence” is elsewhere.
In popular tourist locations,
“vacant” units are generally second
homes or vacation rentals.

Adopted:
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Income & Affordability

Beaufort’s median household income
(HHI) is significantly below those of
North Carolina and Carteret County. The
median income across all households of
all types in Beaufort for 2019 is $40,926,
which is up from the median HHI income
of $37,075 in 2010° (2010 median HHI
has been adjusted for inflation).

The median HHI for family households in
Beaufort is $54,757. The North Carolina
Justice Center states that $49,500 is the
“livable income” for a family of four in
Carteret County. According to the latest
data, 19% of the municipal population
lives below the poverty level.t

2018 Median Home Value?

$226 y 647 within Municipal Limits
$241 . 06 1 within Study Area

$180 y 600 North Carolina

Seasonal vs Primary Units?

26% 33%

41

= Owner Occupied Housing Units
= Renter Occupied Housing Units
Vacant or Seasonal Units

Data is for corporate limits only.

Permanent Occupied
Housing Tenure,
Corporate Limits?

26%

= Owner Occupied Housing Units

® Renter Occupied Housing Units

Data is for corporate limits only.
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Median Household Income
(all Households)?

$57,194 $57,341

$40,926

Beaufort Carteret Co North Carolina
Corporate Limits

Beaufort has a lower median household
income and higher median home value

than the state average. High home values

and relatively low household income

indicate a degree of unaffordability in the

town.

Data shows that the portion of Beaufort
housing units used as seasonal homes
or rentals is increasing. The table shows

0%
80%
50%
40%
30%
20%

10%

0%
T unit - detached Townhome 2 units

Data is for corporate limits only.

Vacant homes in relation to total
housing stock

The number of homes being used

as vacation homes has more than
doubled since 2010, with vacation
homes representing 10% more of
the overall housing supply. This
means fewer homes are available for
permanent residents, which can have
an impact on affordability.

Vacant 19% 27%

Vacant - for
seasonal or 7% 17%
occasional use

Housing Type Shares, 2010 vs 2019*

m2010 m 2019

I-L.-_l-

3 or 4 units 5to19 units 20 or more units  Mobile Home

There has been a reduction in the share of multifamily units in Beaufort,
indicating that new development is mostly single-family detached homes.
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Households by Income
Segment!

$150k+

$100k - $149,999

475k- 599,999

450k - $74,999

Livable Income for a family of 4

425k - $49,999

<$25k

=

200 400 600 800

Data for municipal boundaries. “Livable Income”

as defined by North Carolina Justice Center.

the percentage of housing stock that is
vacant, and the specific percentage of
housing stock that is for recreational use.
As more housing is used as secondary
homes, it restricts the housing stock
available for permanent residents, which
can also exacerbate affordability issues.

Socioeconomic
Mapping

The geospatial distribution of demo-
graphic and socioeconomic data in
Beaufort can provide valuable insight
into historical context and current
existing conditions. These maps show
data collected from the 2019 American
Community Survey 5-year estimates,
mapped by Census Bock Groups or
Tracts.

Sources:

1. American Community Survey 5-year estimates
(2019)

2. Town of Beaufort
3. NC State Demographer

4. Local Water Supply Plan 2019, NC DEQ DWR
5. Decennial Census (2000, 2010)

6. US Census OnTheMap

7. 2006 Beaufort CAMA Plan
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Median Age

Median Age
38 -46
~47 -50
=51 -54
| =55-863
= Extraterritorial Jurisdiction
=Beaufort Corporate Limits

Miles

e - _‘_’F’?‘,

B

I e

The median age for the study area is 50.3, with the block groups around Downtown and in

the northern sections having slightly lower median ages. As mentioned earlier, the median
revious CAMA Plan.

age and share of residents over 65 yeg«s b o
142
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Minority Population

Minority Population
3% -10%
11% - 16%

=17% - 20%

=21% - 35%

=36% - 50%
Extraterritorial Jurisdiction

=:Beaufort Corporate Limits

-
. e

Beaufort’s minority population, which represents 21% of residents within corporate
limits, has its highest concentration in the Mulberry Street area.
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Hispanic Population

b

Hispanic Population
=0.0% - 1.4%
=1.5% -3.2%
=3.3% - 5.5%
=56% - 8.3%
=8.4% - 11.8%
“aExtraterritorial Jurisdiction |
=Beaufort Corporate Limits B

B

Miles
1

-—n..--.‘_ -‘f@

B

e
Beaufort’s Hispanic population, is distributed varyingly throughout the study area.
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Family Households

R

Family Households

=49% - 51%

=52% - 54%

m55% - 59%

=mE50% - 65%

=E6% - 74%

faExtraterritorial Jurisdiction |
=Beaufort Corporate Limits :‘-:jll

Miles
1

Tl

-_-'---u_ -‘fg

e

Family households, or those with two or more people related by marriage or blood, are
dispersed throughout the study area, but are least common around Downtown.
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Median Household Income

R

Median Household Income
$24,964.00 - $37,000.00 |
$37.,000.01 - $41,000.00
$41,000.01 - $49,000.00

=$49,000.01 - $58,000.00

=$58,000.01 - $89,479.00

AExtraterritorial Jurisdiction

r.:Beaufort Corporate Limits

7

N\

-
PPl chubl S ST SO
+

-

$39,464.00 1.

e

-

S —

e _“,{’?‘

B

The median household income for Beaufort is about $40,000 per year. Most census block
groups have medians that are higher than that, except for the area around Mulberry

Strej its neighboring block group to the North,
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Median Home Value

Y
Median Home Value 2019
$133,300.00 - $178,000.00
$178,000.01 - $238,000.00 _"\
=$238,000.01 - $320,000.00 |
*| =$320,000.01 - $431.,400.00 F | i, _ :
raExtraterritorial Jurisdiction | ThA .
=iBeaufort Corporate Limits | 4 '

$172,100.00

-

o -
*

1

$187.500.00

T 3

.

Zth s !
F° | 2$236,800.00
U

Miles

12 1

o~ — _.-fg;",

i
Home values are highest in Downtown and other areas close to Taylor Creek. Overall,
median home values varies widely by Census Bock Group in Beaufort.
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Recreational Housing Share

.,\

Recreational Housing Share
0% - 6%

=T7% - 13%

=14% - 20%

O =21% - 29%

=30% - 37%

raExtraterritorial Jurisdiction

=Beaufort Corporate Limits
W k

B

'---—-.--.‘_ -‘ft?

I e
Recreational housing (housing used for vacationing or not as primary residence) is most
common in Downtown and other areas that are accessible to Taylor Creek and Downtown
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Existing Plans

Existing Plan
Assessments

No planning effort can be conducted in

a vacuum. Great accomplishments are
made by standing on the foundations of
previous efforts. The following plans are
integral to the Town and were considered
during this plan development process.

Adopted:

Town of Beaufort Core (CAMA) Land

Use Plan, 2006

Adopted in 2006, this plan served as
both an avenue of compliance with
CAMA regulations and a comprehensive
plan. The document identified goals and
objectives to guide land development in
a coastal context. Since then, the Town
has undertaken different initiatives to
reach those goals. Some efforts are still
underway. Beaufort’s efforts are listed by
categories of implementation actions in
the following table. The table also tracks
the fiscal year (FY) in which the Town
engaged in activity.




TOWN OF BEAUFORT
NORTH CAROLINA

CORE LAND USE PLAN

Adopted by the Beaufort Town Board: December 11, 2006

Certified by the Coastal Resources Commission:

5.4.1. Public Water Access Implementation Actions

FY 05 Beaufort will undertake improvements to water accesses and recreational facilities.

e Gordon Street water access, which includes additional storage for kayaks and canoes,
as well as improvements to the public dock

e Grayden Paul Water Access - has a new dock as well as a new floating dock for tran-
sient boaters

e The Boardwalk has had renovations made in the replacement of new decking.

e Plans underway for future Cedar Street Park, which will include a public water access
component

- Topsail Park — has had its floating gangway cleaned and repaired and is in the process
of the addition of new landscaping in the near future

e Harborside Park — Is a partnership project between the NC Maritime Museum and the
Town to provide additional water access by way of an overlook on Front Street adjacent
to the Watercraft Center. It is anticipated that this project will begin and end in 2017.

Ongoing Review, through the subdivision plat and site plan review and approval process, proposed
waterfront land development projects to ensure consistency with the Town’s public access
goals and policies.

e The Planning and Inspections Department reviews all development permits to include
building permits to ensure that they meet compliance with the Towns public water
access goals and policies on a daily, weekly basis.

5.4.2. Land Use Compatibility Implementation Actions

FY 05 Zoning ordinance amendments regarding residential boat docks and piers and commercial
marinas.

e In 2013, the Land Development Ordinance was adopted, which made commercial
marinas a Special Use and required additional information and impact criteria from an
applicant in order to be approved. Residential boat docks also have very strict criteria
in the R-8 and other residential districts and are limited in the number permitted.

FY 06 Comprehensive Zoning Ordinance update
e In 2013, the Town adopted a new Land Development Ordinance to replace the last
Zoning Ordinance from 1998.
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FY O7 Review, and revise as determined appropriate, the County land use and development
regulations to include development principles and techniques that promote land use com-
patibility as open space subdivision design, clustering, innovative stormwater management
design, etc.

e The Town participated in the development of the Pamlico Sound Regional Hazard
Mitigation Plan which addresses most of these items and meets in a Planners forum
regularly to discuss CRS and FEMA related issues and strategies for mitigation.

Ongoing Review the zoning ordinance, subdivision regulations, and other Town land use and
development regulations to ensure that residential densities and building intensities
are consistent with the Town’s land suitability goals and policies. Prepare revisions and
updates as determined appropriate. Coordinate the review with the Carteret County Health
Department.
= Even though the Land Development Ordinance was adopted in 2013, amendments

have already been made to keep up with changes in the State Statues as well as other
revisions needed for clarification or stricter standards.

5.4.3. Infrastructure Carrying Capacity Implementation Actions

FY 06 Completion of a comprehensive water system improvements plan.

e The Public Utilities Department hired Rivers & Associates Engineers to develop this Plan
in 2009, with revisions in 2010 and 2011.

FY 06 Annexation boundary agreement with Town of Morehead City
e Attempted in 2009/2010

FY 09 Completion of sewer system improvements
e The wastewater treatment system was completed in 2009-2010 and is fully operational.
e In 2020, the Town submitted an application to the USDA for funding to address water

and sewer infrastructure needs.

FYy 10 Completion of water system improvements
e In 2011, several new water wells were completed, which should provide enough water

for the next 15 years. The Town is currently looking into a new treatment facility.

Ongoing Utilize the Land Use Plan, zoning ordinance, subdivision ordinance, and utilities extension
policies to guide public infrastructure and services to areas where growth and development
are desired.

e This is an ongoing process through the Capital Improvements Plan as well as large
development proposals

5.4.4. Natural Hazard Areas Implementation Actions

Ongoing The Town will review its zoning ordinance, subdivision ordinance, and flood damage pre-
vention ordinance to determine if more specific locational and density regulations regard-
ing development or redevelopment activities within identified flood hazard areas and storm
surge areas are warranted. Issues to be addressed include restrictions on land uses that
utilize or store hazardous materials on-site, establishment of riparian buffers, increasing
the minimum freeboard height above base flood elevation, etc.

e The Town updated the Flood Damage Prevention Ordinance in 2015, which included the
addition of a one-foot freeboard requirement

Ongoing The Town will avoid zoning areas susceptible to storm surge for high density residential or
intensive nonresidential use.

e The Town discourages development in areas of potential storm surge through its zoning
regulations

Ongoing Based upon the availability of federal and state grant funds, land acquisition programs will
be utilized in the most hazardous areas to minimize future damage and loss of life
- N/A
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Ongoing If any portion of the Town’s public infrastructure is significantly damaged by a major storm,
consideration will be given to the feasibility of relocating or modifying the affected facilities
to prevent the recurrence of storm damage
e The majority of the Town’s critical facilities are located in non-special flood hazard

areas. In the future, consideration will be given to other infrastructure/facilities to limit
damage due to storm surge

Ongoing Coordinate the review and approval of development plans for major subdivisions, mul-
tifamily developments, and large public and institutional uses located within identified
natural hazard areas with the County Emergency Management Agency. Continue the active
enforcement of the State Building Code provisions regarding wind- resistance requirements
and participation in the National Flood Insurance Program.

e The Town is an active participant in the National Flood Insurance Program and
Community Rating System

< The Town follows and enforces the State Building Code; in 2019, the Town received a
Building Codes Effectiveness Grading Schedule score of 3/3 for residential and commer-
cial building codes respectively

5.4.5. Water Quality Implementation Actions

FY 06 The Town will investigate the feasibility of developing and implementing a stormwater
management plan.

e The Town hired the Wooten Company to develop a stormwater plan for the Town. In
2009, the Town received Phase | of the plan and used it to guide repair and mitigation
of stormwater utilities

e The Town enacted a stormwater committee comprised of residents of the community
and professionals to provide improvement recommendations to the Town

e The Town finalized a Stormwater Capital Improvements Plan in 2019 which includes an
implementation schedule and rough cost estimates associated therein

FY 06 The Town will prepare and implement a wellhead protection program.

e The Town has a wellhead protection program The Town adopted a stormwater ordi-
nance in 2008

e The Town created the RS-5 zoning district in 2010, which restricts impervious surface
coverage to a maximum of 50%

FY 07 The Town will review its zoning ordinance and subdivision regulations to determine if
revisions are needed to include additional measures, such as riparian buffers and imper-
vious surface limitations, to control stormwater discharges. A stormwater management
ordinance will be developed.

e The Town continues to work on infrastructure improvements which are identified in the
Capital Improvements Plan

FY 08 Beaufort will make significant advances in the rehabilitation of its sewer infrastructure
to reduce infiltration, thus preventing overflows and reducing the amount of discharge
released into Taylor’s Creek.

e The Town continues to require adequate stormwater drainage systems for new
developments

e The Town regularly works with state agencies to ensure compliance with state
requirements

e The Town has two full-time engineers on staff who are responsible for the review of
proposed development stormwater systems
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Ongoing The Town will continue to require, through its subdivision regulations and technical specifi-
cations manual, adequate stormwater drainage systems for new developments. The Town
will continue to promote the use of best management practices to minimize the degrada-
tion of water quality resulting from stormwater runoff. The Town will continue to coordinate
the approval of land development projects with the applicable State agencies.

e The Town continues to require adequate stormwater drainage systems for new
developments

< The Town regularly works with state agencies to ensure compliance with state
requirements

e The Town has two full-time engineers on staff who are responsible for the review of
proposed development stormwater systems

5.4.6. Areas of Environmental Concern Implementation Actions

FY 06 The Town will review its zoning ordinance to determine if revisions are needed to include
additional protective measures for AECs
e The Town continues to review its ordinance to ensure that environmentally sensitive

areas are protected through good land use planning and development practices
e The Town, in partnership with the Eastern Carolina Council of Governments and NC
Coastal Federation, created a Watershed Restoration Plan in 2017

5.4.7. Areas of Local Concern Implementation Actions

FY 05 The Town will employ a Town Planner to coordinate land development and growth manage-
ment plans and to oversee the administration of land use regulations.

e A full-time planner position was created in 2008
e A second planner position was created in 2016

FY 08 The Town will prepare a comprehensive community services/facilities plan. This plan
will identify major municipal services and facilities needs and deficiencies, prioritize
those needs, and prepare cost estimates and a budgeting plan for the recommended
improvements.

e The Town developed a Capital Improvements Plan in 2011 which is discussed and
updated annually

<Plan assessments continue on next page=>
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Small Area Plan & Bicycle and
Pedestrian Plan, 2018

Downtown Beaufort, particularly along
the waterfront, is heavily trafficked by
pedestrians and bicyclists. The rest of
Beaufort, however, is not as bicycle and
pedestrian friendly. Sidewalks are limited,
streets are narrow, and crosswalks are
not prevalent. All of this combined results
in potentially hazardous conditions for
alternative modes of transportation.

The Town realized that completion of
the Gallant’s Channel Bridge project and
new US-70 bypass would significantly
impact the traffic patterns in and around
Beaufort. Given the magnitude and
timeline associated with the project,

the Town identified an opportunity

to reexamine the future of Beaufort.
This paired with a desire to create a
more multi-modal friendly community
began the Town’s Small Area Plan and
Comprehensive Bicycle and Pedestrian
Plan initiative.

Initially, the scope of the Small Area
Plan was comparable to a corridor study,
focusing on the two main entry corridors
for the Town. Over time, however, it
developed into a more comprehensive
plan. The Small Area Plan focuses on

a study area of approximately one
square mile, most heavily impacted by
the pending traffic changes. The study
includes design elements, land use
recommendations and much more.

The Comprehensive Bicycle and
Pedestrian Plan identifies areas for
improvement for walkers and cyclists,
ultimately promoting safety and
connectivity throughout town. Contrary
to the Small Area Plan, the Bicycle and
Pedestrian plan study area encompassed
the entire corporate limits.

The Town determined it would be more
practical to utilize the same firm to
develop the plans. As such, the Town
retained Stantec, a consulting firm
comprised of urban designers, planners,
engineers, landscape architects and much
more for the plan development. The
finished documents include recommended
projects, implementation schedules,
funding sources, and anticipated costs
associated therein.

Small Area Plan, 2018

This project encompassed a
comprehensive multimodal Complete
Streets strategy (accommodating
vehicles, pedestrians, cyclists, and transit
users), a preliminary Market Analysis,
two Catalyst Site Investigations, detailed
concept street designs, and a phased
improvement program.

The Small Area Plan promotes smart
growth through a mix of land uses,
compact building design, sense of place,
and preservation of natural beauty and
critical environmental areas.

The Key Goals identified in the plan:

1. Corridor Transformation —
Cedar Street and Live Oak Street
should become vibrant multi-modal
corridors with an emphasis on
pedestrian safety.

2. Navigate the Changes — With
significant changes to the entrances
and exits into the Town, it is vital
that local wayfinding sighage help
navigate the new patterns.

3. Protect Neighborhood Streets
— The overall shift in the traffic
pattern because of the new US-70
bypass must not negatively impact
neighborhood streets.
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4. Strive for Diversity &
Authenticity — Authentic
neighborhood fabric should be
preserved and built upon if possible;
the range of housing choices must
be expanded to allow people of all
incomes and ages to live together as
one community.

5. Maintain the “"Beaufortness” —
Beaufort has a unique history and
nature that should be incorporated
into all physical improvements.

The study area for the Beaufort SAP
serves many functions to many travelers.
Whether by foot, bike, car or truck, this
study area transitions through a diverse
built environment. The core study area
bounded by Ann Street, Moore Street,
Live Oak Street, and Mulberry Street is
represented by a mix of predominantly
single family with pockets of commercial
(primarily along Cedar and Live Oak) and
institutional uses.

The Plan includes concept designs

for Cedar Street and Live Oak Street,
along with intersection improvements
throughout the study area.

The concept designs for Cedar Street
include the following recommendations:

» Replace and maintain damaged curb
& gutter and drainage inlets where
appropriate

» Add bulb-outs and plantable median
islands at several locations along
this segment of the corridor to
improve aesthetics and slow down
vehicles (traffic calming)

» Add canopy street trees, ADA
compliant ramps, and on-street
parking

The concept designs for Live Oak Street

include the following recommendations:

» Replace and maintain damaged curb
& gutter and drainage inlets where
appropriate

» Add canopy street trees and ADA
compliant ramps

Bicycle & Pedestrian Plan, 2018

Guiding Principles
1. Pedestrian and Bicyclist
Considerations Come First

2. Stormwater and Maintenance are
Important Here

3. Safety is a Priority for Everyone

4. Quality Design is as Important as
Quantity

5. Connectivity Supports a Lot of Other
Objectives

Projects recommended in this plan
include sidewalk facilities, crossing
improvements, signage and pavement
marking needs and bicycle facilities.
Attention to traffic volumes, safety
concerns, connectivity, community
needs and overall improvement

needs were considered when making
recommendations for the Town. Typical
facility recommendations include 6’
sidewalks, 12’ travel lanes, high-
visibility crossings near schools and high
pedestrian activity areas, pedestrian
signals, sharrow markings, bike
boulevards and bicycle lanes. In general,
the projects have common design
features.

The plan includes a detailed investigation
into five (5) areas in Beaufort that

were identified as having a high
presence of pedestrians, cyclists and
need to calm traffic. Photographic
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renderings were completed of each extra pavement to prevent on street

area to depict potential enhancement parking in and near the crosswalk
solutions identified in the Plan. and intersection.
Recommendations including sidewalks, » Carraway Drive & NC-101: This
crossings, signals, and small width intersection serves as the gateway
medians were recommended in many entrance to the Beaufort Elementary
of the areas to increase pedestrian School where significant foot traffic
safety as well as dedicated cycling as well as vehicular traffic occurs
lanes for safe bike travels. on a daily basis when school is in

» Lennoxville Road:

Lennoxville Road is System Plan Element Priority Scores ___f e
currently a popular B e

corridor for cycling.
It provides a
connection from the
east side of Town to
the popular water
front area. A twelve-
foot multi-use trail
is proposed along
Lennoxville Road
from Carteret Avenue
to Front Street.

» Queen Street &
Ann Street: Queen
St is a one-way
collector street
traveling from Front
St to Mulberry St.
Land use is primarily
residential with on
street parking and
sidewalk for most
of the corridor. Data
shows a report of a
bicycle accident at
this location. Citizens
difficult area to
cross. The proposed
recommendations
for this area include
increasing the curb
radii and adding

» g et
o

Priority Scores for proposed improvements (Source: Bicycle
& Pedestrian Plan, Stantec)
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session. Compounding this issue

is a large residential development
planned for the area surrounded

by Professional Park Drive. It is
expected that this development

will use Carraway Drive to access
NC 101. With this in mind, it is
recommended that this intersection
be improved to include a new signal,
high visibility crosswalks with a
pedestrian refuge (NC 101), and
pedestrian countdowns. Sidewalks
are proposed on the southside
approach of NC 101 as well as a
new 10’ meandering multi-use

path along Carraway Drive to the
existing sidewalks at the school
entrance. Utility impact could

pose development constraints and
increase the final cost of the project.

Cedar Street: The Cedar Street
corridor (Live Oak St to Moore St)
will likely be the most-impacted
place in Beaufort from the opening
of the new high-rise bridge over
Gallants Channel and bypass of US
70. Formerly crowded with traffic
moving through at high speeds,

the road has served as a barrier to
pedestrian travel and access to the
waterfront areas. With re-envisioned
intersections and the conversion

of five lanes to three with on-
street parking to support business
redevelopment, a new perception of
Cedar Street, one more in line with
the quieter streets to the north and
south, is coming.

Live Oak Street: New housing
developments on the north end

of town bring more opportunities
with them and their residents, but
connecting them together is Live

P

¥

P

¥
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Oak Street. Long a car-centric
connection between two very
different feeling places, the roadway
cross section proposed for the future
will take advantage of reduced
through traffic and help promote
quality redevelopment, carefully
transitioning a “stroad” (the worst
parts of a street and a road) into

a true multimodal corridor that
announces the importance of place,
regardless of the direction of travel.

In addition to specific project and facility
recommendations, the Plan also encour-
ages the creation and adoption of a
Complete Streets Policy and encourages
the development of bicycle/pedestrian
programs. The Plan also identifies
numerous potential bike/ped projects
intersection improvement projects with
priority rankings and project scores.

The following are examples of completed
projects identified in the plan that have
since been implemented or are currently
underway:

» Randolph Johnson pedestrian park
access; raised crosswalk on Carteret
Avenue

» Tiller School Pedestrian Crossing

» Town wide sidewalks (as funding is
available)

» Pedestrian crossing at Live Oak
Street and Campen Road (NCDOT
committed project; TIP ID W-5802A)

Statewide Transportation
Improvement Program 2020-2029

The North Carolina Department of

Transportation Statewide Transportation
Improvement Program (STIP) identifies
transportation projects that will receive
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funding between 2020 and 2029. Projects
are selected and prioritized through

the Strategic Prioritization Office of
Transportation (SPOT) process. Federal
law requires the STIP to be updated at
least every four years. NCDOT, however,
updates it every 2 years.

The following projects were programmed
in the STIP 2020-2029:
» U-6058 — One Lane Roundabout at
the intersection of Live Oak Street/
NC-101.

» R-5945* — Live Oak Street Access
Management from NC-101 to Olga
Road.

» R-5946 — Upgrade Intersection at
Live Oak Street/ Lennoxville Road/
Mulberry Street.

» R-5962* — Roundabout at the
intersection of Cedar Street and Live

Entry Master Plan is to provide recom-
mendations for the following components
throughout town:

» Beautification
» Gateways
» Wayfinding projects

This plan is credited with the aesthetic
design of the new Turner Street Bridge
which was constructed as a part of the
Gallants Channel Bridge and new US-70
project. The following are examples of
projects identified in the plan that have
since been implemented or are currently
underway:

» Turner Street Bridge — the original
proposed NCDOT bridge design
was modified to better reflect the
character and history of Beaufort.

» Future roundabout at Live Oak
Street and NC-101.

Oak Street.

The asterisk (*) denotes
project programmed in
developmental program
portion of the STIP and
subject to reprioritiza-
tion in the 2023-2032
STIP.

Beaufort Entry
Master Plan (2012)

Beaufort wanted to

be prepared for the
future changes that
the new alignment of
US Highway 70 would
Plan was developed to
guide the creation of
the new gateways and
corridors that Highway
70 will create. The
purpose of the Beaufort

" P LE
TR

| .

A
._) Gateways

| Beautification Zones
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Carteret County Comprehensive
Transportation Plan (2014)

In February of 2010, the Transportation
Planning Branch of the North Carolina
Department of Transportation (NCDOT)
and Carteret County initiated a study
to cooperatively develop the Carteret
County Comprehensive Transportation
Plan (CTP), which includes the following
municipalities: Atlantic Beach, Beaufort,
Bogue, Cape Carteret, Cedar Point,
Emerald Isle, Indian Beach, Morehead
City, Newport, Pine Knoll Shores, and
Peletier.

This is a long-range multi-modal trans-
portation plan that covers transportation
needs through the year 2040. Modes of
transportation evaluated as part of this
plan include: highway, public transpor-
tation and rail, bicycle, and pedestrian.
The county CTP Encourages the use of
alternative forms of transportation and
emphasizes building a more sustainable
community centered around alterna-
tive modes of transportation. The plan
further recommends increasing connec-
tivity between neighborhoods, streets,
and transit systems and highlights the
need to improve safety for pedestri-
ans, cyclists, and motorists. Arguably
the project most impactful to Beaufort
included in the CTP are the Gallants
Channel Bridge and US-70 bypass which
have since been completed.

The following are examples of completed
projects identified in the plan that have
since been implemented:

» Turner Street Bridge
» Gallants Channel Bridge
» New US-70 Bypass

In addition to the projects listed above,
the Town has two additional committed

projects through the NC Department
of Transportation identified in the
2020-2029 Statewide Transportation
Improvement Program (STIP):

» Live Oak Street & Lennoxville Road
— Upgrade intersection (TIP ID
R-5946)

» Live Oak Street & NC-101 — Install
one-lane roundabout (TIP ID
U-6058)

Pamlico Sound Regional Hazard
Mitigation Plan (2020)

The Pamlico Sound Regional Hazard
Mitigation Plan establishes the vision and
guiding principles for reducing natural
hazard risk and proposes specific mit-
igation actions to eliminate or reduce
identified vulnerabilities. A hazard mit-
igation plan ensures that all possible
activities are reviewed and implemented
so that the problem is addressed by the
most appropriate and efficient solutions.
It can also coordinate activities with each
other and with other goals and activities,
preventing conflicts and reducing the
costs of implementing each individual

Pamlico Sound Regional
Hazard Mitigation Plan
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activity. This plan provides a framework
for all interested parties to work together
toward mitigation.

This plan was developed in a joint and
cooperative manner by members of a
Hazard Mitigation Planning Committee
(HMPC) which included representatives
of County, Town, and Town departments,
federal and state agencies, citizens, and
other stakeholders. This plan ensures

all jurisdictions in the Pamlico Sound
Region remain eligible for federal disaster
assistance.

The Plan includes 24 “action items” for
the Town to implement, continue, or
improve upon. The following focus areas
define the various aspects of mitigation
and provide guidance toward the devel-
opment of a truly comprehensive solution
to mitigation planning.

» Prevention Mechanisms include
regulatory methods such as
planning and zoning, building
regulations, open space planning,
land development regulations, and
stormwater management.

» Natural Resource Protection
can soften hazard impacts through
mechanisms such as erosion and
sediment control or wetlands
protection.

» Emergency Services measures
include warning, response
capabilities, Town critical
infrastructures protection, and
health and safety maintenance.

» Structural Mitigation controls
natural hazards through projects
such as reservoirs, levees,
diversions, channel modifications
and storm sewers.

» Public Education includes
providing hazard maps and
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information, outreach programs,
real estate disclosure, technical
assistance and education.

» Craven County will take the lead in
undertaking all strategies outlined
within this plan relation to the
region overall, with support and
assistance from Beaufort, Carteret,
Hyde, and Pamlico counties, as well
as participating jurisdictions.

The Town conducts annual reviews of

the action items and implementation
status. Since the 2006 Core Land Use
Plan adoption, the Town has improved

its Community Rating System (CRS)
rating to a Class 7, which provides a
discount in flood insurance premiums to
residents. The Town continues to explore
grant opportunities to improve resil-
iency following disasters. Of note, one

of the mitigation action items identified

in the Plan includes integration of new
greenway and public park improvements
into comprehensive planning and capital
improvements to include coordination
with the CAMA Land Use Plan. At the time
of writing the Town was also engaged in a
coastal hazards resiliency planning effort
through the state, called the Resiliency
Coastal Communities Program.

Watersheds Restoration Plan (2017)

This plan provides “an overview of

the past and present conditions of the
Beaufort Watersheds and proposes
methods and strategies intended to
reduce the volume of stormwater
runoff to improve water quality in the
watersheds.” Community outreach,
implementation schedules, and monitor-
ing are key components of this plan to
help improve water quality and manage
stormwater flooding. The Beaufort
Watershed Restoration Plan includes
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strategies to restore hydrology and
reduce polluted runoff. These include cost
effective retrofits that direct stormwater
to infiltrate into the ground or collect it
for later use. The goal of the plan is to:
“Turn back the clock” on water pollution,
reduce instances of flooding, align future
capital improvements with stormwater
retrofits, increase community awareness,
and position the town for future funding
opportunities.

The following are examples of completed
projects identified in the plan that have
since been implemented or are currently
underway:

» Lennoxville Road boat ramp
improvements; reduced overall
impervious surface coverage.

» Stormwater BMPs to be included in
Cedar Street improvements project.

Town of Beaufort ADA Transition
Plan (anticipated 2022)

In accordance with Section 504 of the
Rehabilitation Act of 1973 and the
Americans with Disabilities Act, the

Town of Beaufort is completing an ADA
Transition Plan. Although currently still in
development at the time of writing of this

e
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section, this plan will examine barriers
to accessibility and strategies to address
a variety of issues that impact the
accessibility of Town services, facilities,
sidewalks and streets in the public right-
of-way. When the plan is complete, it will
include a table of barriers, methods, cost
estimates, funding sources, and recom-
mended schedules for implementation.

Other Planning Efforts:

NC DEQ Water Supply Planning

The State Department of Environmental
Quality (NC DEQ) Division of Water
Resources releases yearly Local Water
Supply Plans (LWSP) for municipalities

in the state. An LWSP is an assessment
of a water system’s current and future
water needs and its ability to meet those
needs. These plans contain usage data
for the previous year and future pop-
ulation projections so that local water
system operators can predict their future
needs. The population projections in the
LWSP are developed by the system and
reported to the State.

Collaborative Resilience Planning and
Engineering to Strengthen Ecosystems
at the Rachel Carson Reserve, currently
in-process

A team, including but not limited to

the Town of Beaufort, Carteret County
Shoreline Protection Office, U.S. Army
Corps of Engineers, multiple universi-
ties, and private and non-governmental
groups, and the Rachel Carson Reserve,
have partnered to investigate recent
environmental changes at the Reserve
and to anticipate and plan for potential
climate adaptation and resilience
measures to protect the Reserve and
surrounding areas.

164

Adopted:

Resilient Coastal Communities Program

In 2021 through early 2022, semi-
concurrently with this plan, Beaufort
participated in the State’s Resilient
Coastal Communities Program (RCCP).
During this planning effort, the Town
set resilience goals, identified and
assessed community asset and infra-
structure exposure to coastal hazards,
and developed a portfolio of priori-
tized projects to enhance community
resilience. This initiative, entitled
Resilient Beaufort, was championed by
a Community Action Team, consisting
of the members of this Land Use Plan
Steering Committee and additional
members from the Division of Coastal
Management and N.C. Sea Grant.
Resilient Beaufort was intended to build
upon and supplement the Comprehensive
& CAMA Land Use Plan.

Stormwater Capital Improvements Plan

This 2019 document includes analysis
of the existing conditions related to
stormwater management by watershed
as well as a prioritized list of needed
improvements.
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Environment, Natural,
and Cultural Resources

Outside of the cultural and social
amenities, the experience of residents
and visitors of Beaufort is inextricably
linked to the area’s natural systems.

Ecotourism is a major economic driver.
This Comprehensive Plan, functioning
also as a CAMA Land Use Plan, must
establish a rational and coordinated local
management program for maintenance
and enhancement of coastal resources.

Identification and recognition of Areas of
Environmental Concern (AECs) and other
environmental assets is critical to the
plan.

Adopted:

Areas of Environmental
Concern

Areas of Environmental Concern (AECs)
are areas of natural importance des-
ignated by the NC Coastal Resources
Commission (CRC). The State Guidelines
for Areas of Environmental Concern (15A
NCAC 7H) require that local land use
plans give special attention to the protec-
tion of appropriate AECs because of their
environmental, social, economic, and
aesthetic value.

There are four categories of AECs that
have been established by the CRC:




Estuarine and Ocean System

This system is the broad network of
brackish sounds, marshes, and surround-
ing shores. CAMA permits are required
for development in the four subcompo-
nents of this system, which include:

» Estuarine Waters. These areas
are the dominant component of the
entire estuarine and ocean system
and provide important habitat for a
diverse range of shellfish, birds, and
other marine wildlife. Conservation
of estuarine waters is usually
the highest priority use for these
areas. Development activities which
are water dependent and require
water access and cannot function
elsewhere (e.g. simple access
structures, structures to prevent
erosion, boat docks, marinas,
wharves and mooring pilings) may
be allowed within this AEC.

» Coastal Wetlands. Coastal
wetlands provide vital ecosystem
services to the Town. Wetlands serve
as nursery areas for commercially
and recreationally important fish
species, sequester carbon from the
atmosphere, stabilize shorelines,
and provide storm and flood
protection benefits. These areas are
considered to be unsuitable for all
development activities and other
land uses that alter their natural
functions. They are defined as any
salt marsh or other marsh subject
to regular or occasional flooding
by tides (including wind tides)
and contains one or more of the
following plant species: Cord Grass,
Black Needlerush, Glasswort, Salt
Grass, Sea Lavender, Bulrush, Saw
Grass, Cat-tail, Salt Meadow Grass,
or Salt Reed Grass.

» Public Trust Areas. Public trust
areas include coastal waters and
submerged tidal lands below the
mean high water line (MHWL). The
water and submerged tidal lands are
held in trust for the public to use
through such activities as fishing,
swimming, and boating. The state’s
policy is to ensure that the public
is able to maintain access to these
waters. Structures and activities
in public trust areas must not be
detrimental to the public trust rights
and the biological and physical
functions of the estuary or ocean.
Projects which would directly or
indirectly block or impair existing
navigation channels, increase
shoreline erosion, deposit spoils
below normal high water, cause
adverse water circulation patterns,
violate water quality standards, or
cause degradation of shellfish waters
are considered incompatible with the
management policies of public trust
areas.

» Estuarine and Public Trust
(i.e. - Coastal) Shorelines.
The estuarine shoreline is the non-
ocean shoreline, extending from the
normal high water level or normal
water level along the estuarine
waters, estuaries, sounds, bays,
fresh and brackish waters and public
areas (15NCAC 7H.0209). Coastal
Shorelines include all lands within 75
feet of the normal high water level
of estuarine waters. This definition
also includes lands within 30 feet
of the normal high water level of
public trust waters located inland
of the dividing line between coastal
fishing waters and inland fishing
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waters. Generally, development in
this area must not cause significant
damage to any estuarine resources,
must not interfere with public
access to navigable waters or
public resources, have limited hard
(impervious) surfaces, preserve
natural barriers to erosion, and must
take steps to prevent pollution of
the estuary by sedimentation and
runoff.

This AEC is described on page 111.

Ocean Hazard Areas

Oceanfront beaches and dunes protect
buildings and the environment behind
them by absorbing the force of wind and
waves. The Town of Beaufort is located on
a peninsula between North and Newport
River. Barrier islands are dynamic envi-
ronments subject to shoreline changes
and flooding which may be exacerbated
by storms. The Ocean Hazard Areas
include the following:

» Ocean Erodible AEC. This covers
North Carolina’s beaches and any
other oceanfront lands that are
subject to long-term erosion and
significant shoreline changes.
Due to Beaufort’s unique location
behind the barrier islands, there
is no Ocean Erodible AEC within
their jurisdiction, although in
some respects the Rachel Carson
Reserve does have some of these
characteristics.

» Inlet Hazard AEC. This covers the
lands next to ocean inlets, which are
often highly unstable and subject to
high rates of erosion of accretion.
This Beaufort Inlet AEC is just
outside of Beaufort’s jurisdiction, off
the southern shores of the Rachel
Carson Reserve.

» Unvegetated Beach AEC.
These beach areas have no stable
natural vegetation and generally
stretches from the ocean to the first
line of stable natural vegetation in
the dune. Rachel Carson Reserve
has habitat with some of these
characteristics.

This AEC does not exist in the study area.

Public Water Supplies

Protection of fresh water supply sources
is vital to human health. Protection

of public water supply areas prevents
damage to fresh water supplies which are
vulnerable to pollution, sea-level rise, and
salt water intrusion. The Town of Beaufort
receives all of its drinking water from
groundwater that comes from the Castle
Hayne-Aquia aquifer and there are four
dedicated wells for the Town of Beaufort
system.

Natural and Cultural Resources

These are specific sites designated to
receive protection because they contain
environmental or cultural resources that
are important to the entire state. The NC
Coastal Resources Commission (CRC)
formally designates these resources
through a nomination process.

» Coastal Areas that Sustain
Remnant Species: Coastal areas
that sustain remnant species are
those that support native plants
or animals determined to be rare
or endangered (synonymous with
threatened and endangered),
within the coastal area. Such places
provide habitats necessary for the
survival of existing populations or
communities of rare or endangered
species within the coastal area.
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The continued survival of certain
habitats that support native plants
and animals in the coastal area

is vital for the preservation of

our natural heritage and for the
protection of natural diversity which
is related to biological diversity.
These habitats and species provide
valuable, educational, and scientific
resources that cannot be duplicated.
(15A NCAC 07H.0506)

Coastal Complex Natural
Areas: Coastal complex natural
areas are defined as lands that
support native plant and animal
communities by providing habitat
areas of notable scientific,
educational, or aesthetic value. They
may be surrounded by landscape
that has been modified but does
not drastically alter conditions
within the natural area. Such

areas may have been altered by
human activity and/or subject to
limited future modifications, e.g.
the placement of dredge spoil,

if the CRC determines that the
modifications benefit the plant

or animal habitat or enhance the
biological, scientific or educational
values which will be protected by
designation as an AEC. Coastal
complex natural areas function as
key biological components of natural
systems, as important scientific and
educational sites, or as valuable
scenic, or cultural resources. Often
these areas provide habitat suitable
for threatened or endangered
species or support plant and animal
communities representative of pre-
settlement conditions. (15A NCAC
07H.0506)
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» Unique Coastal Geologic

Formations: Unique coastal
geologic formations that are rare or
otherwise significant components

of coastal systems, or that are
especially notable examples of
geologic formations or processes

in the coastal area. Unique coastal
geologic areas are important
educational, scientific, or scenic
resources that would be jeopardized
by uncontrolled or incompatible
development. (15A NCAC 07H.0507)

Significant Coastal
Archaeological Resources:
Significant coastal archaeological
resources are defined as areas that
contain archaeological remains
(objects, features, and/or sites)
that have more local significance

to history or prehistory. Significant
coastal archaeological resources are
important educational, scientific,

or aesthetic resources. Such
resources would be jeopardized

by uncontrolled or incompatible
development. (15A NCAC 07H.0509)

Significant Coastal Historic
Architectural Resources:
Significant coastal historic
architectural resources are defined
as districts, structures, buildings,
sites, or objects that have more
than local significance to history
or architecture. Significant coastal
historic architectural resources
are important educational,
scientific, associative, or aesthetic
resources. Such resources would
be jeopardized by uncontrolled or
incompatible development.
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Environmentally Fragile Areas

Context
=Beaufort Corporate Limits
"3Extra Territorial Jurisdiction
Natural Heritage Natural Areas
%] BHigh to Exceptional
=Moderate
- Submerged Aquatic Vegetation
~ Dedicated Nature Preserve
~ Registered Heritage Area
~Local Government Ownership
—iFederal Lands and State Lands
vIPrivate and Other Areas
Wetlands
=Pond, Lake, or River
= Estuarine and Marine Wetland
Freshwater Emergent Wetland
“Freshwater Forested/Shrub Wetland
Biodiversity and Wildlife Habitat Value
=Medium
SMedium-High
| =High

\K_théhpad.'%%ﬁ.

< eny
ehannel

orifi River
Channel

Map of environmentally sensitive and natural resource areas.
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Erosion, Soils, and
Septic Suitability

The primary soil types in Beaufort are
hydric soils. These soils contain an
abundance of moisture and generally lack
oxygen. They are generally categorized
as soils that are very poorly to poorly
drained by the USDA National Resources
Conservation Service (NRCS). Soils such
as Carteret sand, Tomotley fine sandy
loam and Leon-Urban sand are the pre-
dominant soils in Beaufort. These soils
present limitations for development and
septic suitability. The NRCS designates
these soils as “very limited” for septic
system suitability. These limitations can
be overcome with special engineering
considerations, but are often expensive,
may have limited or poor performance
and generally require a lot of mainte-
nance. While engineering can often solve
problems presented by soil conditions,
there are sites that are not suited for
development and these soil conditions
should be taken into consideration when
planning for land use.

Over 90% of the soils in Beaufort have
severe limitations for septic tank absorp-
tion due to wetness, low strength, and
restricted permeability. Septic systems
are not permitted in the corporate limits
of Beaufort; however, they are allowed
in the ETJ following a site-specific
analysis required by Carteret County
Environmental Health Services. The

low absorptive capacity of the soils also
indicates a higher runoff potential as well.
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Context
T:Beaufort Corporate Limits
Extra Territorial Jurisdiction
Soil Drainage
Excessively drained
Well drained
Moderately well drained
Somewhat poorly drained
Poorly drained
Very poorly drained

All soils in the study area are
identified as Very Limited for
on-site septic suitability.

Source data from:

USDA National Resources
Conservation Service
SSURGO soils data
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Soils are typical of a coastal region.
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Soil Suitability for Septic Absorption

Context

©:Beaufort Corporate Limits
Extra Territorial Jurisdiction

Development Suitability

Septic Tank Absorption
Very limited

=Not rated

Source data from:
USDA National Resources Conservation Service |
SSURGO soils data
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Soils are generally not suitable for on-site septic infiltration. Poor absorptive
capacity of the soils generally means relatively high runoff potential as well.
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Soil Suitability for Development

Context
©:Beaufort Corporate Limits
“ZExtra Territorial Jurisdiction
Development Suitability
Buildings without Basements
=Not limited

Somewhat limited

Very limited

Source data from:
USDA Mational Resources Conservation Service
SSURGO soils data

Many of the soils in the study area are not deemed
suitable for development with basements.
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Water Quality

Water Quality Classifications

Surface waters in North Carolina are
assigned a primary water classifica-

tion by the North Carolina Division of
Water Quality under the authority of the
Environmental Management Commission.
These classifications and their associ-
ated rules are designed to protect water
quality, fish and wildlife and are required
by the Federal Water Pollution Control Act
(Clean Water Act). All surface waters in
North Carolina area assigned a primary
classification and some include a sup-
plemental classification added by the NC
Division of Water Resources (DWR). All
waters must at least meet the standards
for Class C, meaning the waters are
suitable for aquatic life and secondary
recreation. SA waters are saltwater
bodies that are suitable for shellfish

Water Quality Classifications

Water Body Classification
Name

Back Sound SA:HQW
Davis Bay SA:HQW
Gable Creek SA:HQW
Gibbs Creek SA:HQW
Newby Creek SA:HQW
Newport River SA:HQW
North River SA:HQW
Taylor Creek SC

Town Creek SC

Turner Creek SA:HQW
Wading Creek SA:HQW

Source: White Oak River Basinwide Water Quality
Plan, 2007

harvesting and primary recreation. SC
water bodies are suitable for aquatic life
and secondary recreation. Water bodies
surrounding Beaufort are classified as
“SA” or “high quality” waters suitable

for shellfish and primary nursery areas
harvesting and primary recreational
activities as well as, “SC” or “outstand-
ing resource” waters for fish habitat and
have federal or state significance. For
local water quality classifications, view
the table on this page titled, “Water
Quality Classifications.” There is currently
a watershed restoration plan to reduce
stormwater runoff and improve water
quality in Beaufort Watersheds, including
Town Creek watershed, Taylor Creek
watershed, and Davis Bay watershed.

The NC Division of Water Quality
prepared the third edition of the White
Oak River Basinwide Water Quality Plan in
2007. The first and second edition to the
plan were prepared in 1997 and 2001.
Since the 2001 revision of the White Oak
River Basinwide Water Quality Plan the
use support methods have changed sig-
nificantly. In the previous plan, surface
waters were rated fully supporting (FS),
partially supporting (PS), not support-
ing (NS) and not rated (NR). The 2002
Integrated Water Quality Monitoring and
Assessment Report Guidance issued by
the Environmental Protection Agency
(EPA) requests that states no longer
subdivide the Impaired category. In
agreement with this guidance, North
Carolina no longer subdivides the
Impaired category and rates waters as
Supporting (S), Impaired (1), Not Rated
(NR), or No Data (ND). These ratings
refer to whether the classified uses of the
water are being met.
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Water Quality, Primary Nursery and Shellfish Harvesting Areas

Context
=iBeaufort Corporate Limits
Extra Territorial Jurisdiction
= Primary Nursery Areas = A
Water Quality Class VW{
SA;HQW :
=3C
SC;HQW
Shellfiish Area Status
Open
Closed

Water Quality Classes

SA-Market Shellfishing Salt Water
*SB- Primary Recreation, Salt Water
SC-Aquatic Life, Secondary Recreation, Salt Water
HQW-High Quality Waters
*ORW-Outstanding Resource Waters
(*Denoctes water quality class not present in this area)

Beaufort has high quality salt water resources that benefit from
regular “flushing” out from the tides through the inlet.
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Freshwater  Saltwater

Freshwater

Saltwater Freshwater Saltwater

Supporting 0] 5,847.9 ac

11.2 mi

17,764.7 ac 0 19,357.1

ac

Not Rated 15,1 mi 0

0 140.2 ac 0

Unmonitored Waters

No Data 54.1 5.2 mi

58 mi

5.2 mi 0 0

Totals

Subbasin 03-05-03 is located in the
center of Carteret County, extending from
the Croatan National Forest to Beaufort
and Beaufort Inlet. Subbasin 03-05-04
lies to east and north of the Town of
Beaufort in Carteret County. Major water
bodies in this subbasin include the North
River, Jarrett Bay and Nelson Bay, plus
the landward halves of Back Sound and
Core Sound. Most of this subbasin is
estuarine with freshwater drainage from
adjacent land including Open Grounds
Farm. The Oak River Basinwide Water
Quality Plan did not indicate any public
health issues related to non-point source
pollution.

North Carolina coastal waters are known
for their plentiful shellfish. Shellfish
include clams, oysters, and mussels.

All shellfish growing areas are surveyed
every three years by the NC Marine

Fisheries to assess the bacteriological
quality of the water and to determine the
hydrographic and meteorological factors
that could affect the water quality. This
information is then used to classify each
shellfish growing area as either approved,
conditionally approved, restricted, or pro-
hibited. Approved areas are consistently
open to shellfishing, while prohibited
areas are permanently closed.

According to NC Marine Fisheries, all
tributaries, Taylor Creek, Davis Bay, and
the waters surrounding the Rachel Carson
Reserve are permanently closed for
shellfishing. The waters in the Newport
River, North River, and Back Sound are
conditionally approved and/or open for
shellfishing. Conditionally approved areas
are generally open but can be closed
after a significant rainfall event. On the
map these shellfishing areas are labeled
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Supporting 0] 2,991.7 ac

Saltwater

0 11,316.7 0
ac

26,053.9
ac

Total 0 9243 ac

Not Rated

Totals

as open and closed with the open areas
including the conditionally approved
areas.

The biggest threat to the water quality
along the Newport River is associated
stormwater runoff for this rapidly devel-

oping area (Source: Report of Sanitary Survey
Area E-4,Newport River Area, May 2015 through

March 2020). The most significant threat
to the water quality in Taylor Creek

Area is nonpoint pollution associated
with stormwater and runoff. The area
adjacent to the Beaufort Docks is heavily
crowded with boats. The large number
of private sailboats and live-aboards

in the creek increase the potential for
fecal coliform contamination from illegal
marine head pumping (DEH, Shellfish
Sanitation and Recreational Water Quality
Section, October 2002). According to

o 11,316.7 o
ac

39,427.9
ac

| 0 | 235a | o | o | o0 |
I R R D

the Sanitary Survey of North River Area,
there are some improvements in water

quality in portions of this growing area
(Source: Report of Sanitary Survey, Area E-6,
North River Area, December 2015 though July

2021). Several areas within North River
have been reclassified from conditionally
approved closed to conditionally approved
open as a result from this survey.

Impaired Waters

Impaired waters are waters that only
partially support their designated uses.
North Carolina must perform a water
quality assessment every two years and
report results to the EPA; the 303(D)

list is a list of waters that exceed water
quality criteria and are considered
impaired because they exceed water
quality criteria. All of the impaired waters

178

Adopted:

ufort Comprehensive & CAMA Land Use Plan 81




nursery areas is to protect the habitat
of these areas, especially the bottom
structure (sea grasses, oyster rocks,
sand and mud) and adjacent wetlands.
Back Sound SA:HQW 706.1 These areas are typically located in
the uppermost sections of a system
where populations are uniformly very
early juveniles. The North Carolina
Division of Marine Fisheries is respon-
Newby SA:HQW 10.4 sible for preserving, protecting and
Creek developing these areas for important
finfish and shellfish. Turner Creek is the
only primary nursery area within the
Beaufort’s planning jurisdiction.

Gable Creek SA:HQW 46.3

North River SA:HQW 6,514.1
Nursery areas are necessary for the

early growth and development of

important marine or estuarine fish

or crustacean species. These areas

Wading SA:HQW 19.6 need to be maintained, as much as

Creek possible, in their natural state, with as
Source: North Carolina 303(d) List, 2020 little interference from man as much

as possible. The North Carolina Marine

that are within or directly adjacent to Fisheries Commission’s rules prohibit
Beaufort’s planning jurisdiction are listed the use of gears (traw|s, dredges, |Ong

in the table on the following page. haul seines) that can severely impact the
Portions of the Newport River, Wading habitat regardless of who uses the gear.

Creek, Gable Creek, in subbasin 03-05-03 Shoreline development is also limited
and portions of Back Sound, North River, by North Carolina Coastal Resources
Gibbs Creek, Turner Creek, and Davis Commission.

Bay in subbasin 03-05-04 remain on Shellfishing areas are open or closed
the 303(d) list of impaired waters. The
impaired use is for shellfish harvesting
dues to high levels of fecal coliform.
These water bodies have been impaired
since 2002.

Primary Nursery Areas, Shellfishing
Areas, and Associated Waters

Primary nursery areas, as defined by
the Marine Fisheries Commission, are
those areas in the estuarine system

where initial post-larval development i >
takes place. The purpose of primary Beaufort Docks Marina
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areas where shellfishing is allowed or
prohibited. Shellfish includes clams,
oysters, and mussels. Shellfish are filter
feeders, and pump water through their
gills almost constantly. This pumping
action is how shellfish area are able to
gather food particles, but this action also
allows them to take up any bacteria,
viruses, or pollutants that may be
present in the water. If shellfish with
high concentrations of bacteria or viruses
are consumed raw or undercooked,

they could cause severe illness to the
consumer.

The North Carolina Department of Marine
Fisheries assesses the bacteriological
factors that affect water quality and
then classify shellfish growing areas as
either approved, conditionally approved,
restricted, or prohibited. Approved areas
are consistently open to shellfishing,
while prohibited areas such as Taylor
Creek, Davis Bay, and the waters sur-
rounding the Rachel Carson Reserve

are permanently closed. Conditionally
approved waters such as the waters in
the Newport River, North River, and the

No

William Smith Seafood 6 Taylor Creek

31 No Taylor Creek

Beaufort Marina Village Yacht
Club/Beaufort Paddle

Gallants Landing Marina 29 Yes Taylor Creek

Beaufort Town Docks 97 Yes Taylor Creek

Beaufort Landing Village Marina 44 No Taylor Creek

The Boathouse 43 Yes Taylor Creek

Town Creek Harbor 19 Yes Town Creek

Town Creek Marina 106 Yes Town Creek

Airport Marina 13 No Town Creek

Source: Report of Sanitary Survey area E-5 Taylors Creek area, 2015-2020 and Report of
Sanitary Survey area E-4, Newport River area, 2015-2020
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Back Sound are generally open but may
be closed when the area has significant
rainfall. The area will remain closed

until water samplings indicate the water
quality has returned to acceptable levels.
Water pollutants fall into two general
categories: point and nonpoint sources.
Point sources refers to pollution that
enters into surface waters through “any
discernible, confined, and discrete con-
veyance, such as a pipe, ditch, channel,
tunnel, conduit, discrete fissure, or
container” (US EPA, 2019). Nonpoint
source pollution is defined as “any source
of water pollution that does not meet
the legal definition of “point source” in
Section 502 (14) of the Clean Water Act”
(US EPA, 2020) Nonpoint pollution can
result from a number of activities and
land uses.

Stormwater runoff is the one of the
biggest threats to water quality and

has the potential to carry bacteria from
adjacent land into surface waters, which
may increase the amount of bacteria
consumed by shellfish. Living shorelines
and beneficial wetlands help to mitigate
the effects from stormwater runoff by
filtering pollutants before they enter
the adjacent waters. Additionally, the
presence of conflicting uses, such as a
marinas or a wastewater treatment plant
automatically make areas ineligible for
shellfishing because of the discharges
that are associated with them. See the
table listing the marinas in Beaufort on
pg. 83.

Point sources that exist in Beaufort’s
planning jurisdiction include three town
owned facilities and Beaufort Fisheries,
Inc. All wastewater discharges to
surface waters in the State of North
Carolina must receive a permit to control
water pollution. The National Pollutant

Town of Beaufort Wastewater Treatment
Plant

Beaufort Water Tower
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Discharge Elimination System (NPDES)
program at North Carolina Division
of Water Resources is responsible for
the issuance of wastewater discharge
permits. This process includes determin-
ing the quality and quantity of treated
wastewater that the receiving stream
can assimilate, incorporating input from
stream modeling, collaborating with
regional office staff, and evaluating
discharger location. (NCDEQ, 2020)
According to the National Pollutant
Discharge Elimination System (NPDES), = '
the Town of Beaufort has four discharge Fishing boats
permits in its planning jurisdiction. These
include the following:

» NC0021831 Beaufort Wastewater

Treatment Plant, Taylor Creek

» NCO072699 Pine Street Water
Treatment Plant, Town Creek

» NCO0O00728 Menhaden Oil Processing
Plant, Taylor Creek

» NCO072702 Glenda Drive Water
Treatment Plant, Turner Creek

While some waters are closed due to
water quality testing, others are closed
due to the presence of conflicting uses,
such as marinas or wastewater treatment
facilities. When such uses are present,
areas automatically become ineligible
for shellfishing. The town’s marinas are
located along Taylor Creek and Town
Creek. Additionally, bays along the North
River and Newport River remain closed
for shellfishing.
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Flooding and Other
Natural Hazards

Beaufort lies in the physiographic
province known as the Coastal Plain in
North Carolina. The Town has several
tidal rivers that drain from it. The
Newport River on the west opens into the
Beaufort inlet, just south of the Rachel
Carson Reserve. The east side of Town

is the North River. Elevations in Beaufort
range from 4 to 33 feet above sea level.

Floodplains and Flood Zones

The 100-year floodplain is land subject
to a one percent or greater chance of
flooding in any given year. Whereas, the
500-year floodplain is land subject to a
one in five hundred (0.2%) chance of
flooding in any given year. In Beaufort,
the parcels that are adjacent to North
River, Turner Creek, Taylor Creek, Town
Creek, and Newport River are the areas
within the 100-year floodplain. The
parcels within the 500-year floodplain lie
adjacent to the 100-year floodplain and
run slightly north of Live Oak St., along
NC Highway 101 and where Live Oak St.
and Highway 70 meet.

The Federal Insurance and Mitigation
Administration defines repetitive loss
property as “any insured structure with
at least two flood insurance losses, each
of at least $1,000, in any rolling 10-year
period”. During this 10-year period,
Beaufort had 1 repetitive loss property
with 12 reported losses at an amount of
$252,477.35.

Currently, more than 30% of the Town’s
structures, not including the airport, are
within the horizontal boundaries of the
100-year floodplain, also known as the

Federal Emergency Management Agency
Special Flood Hazard Area (FEMA SFHA).
Beaufort participates in the National
Flood Insurance Programs by adopting
and enforcing a floodplain management
ordinance to reduce risks of future flood
damage.

Local Stormwater Flooding
Concerns

At the second public meeting, attendees
were asked about where they have
knowledge of flooding or stormwater back
up concerns. These areas were noted

in breakout group sessions on slides.
Flooding concerns primarily were noted

in areas in proximity to Town Creek and
Taylor Creek, especially in low-lying
areas.

Home Flooding Statistics
» 30% of flood claims are in low or
moderate risk flood areas.

» There is a 26% chance that a non-
elevated home in the floodplain
will be damaged during a 30 year
mortgage period.

Source: FEMA

Stormwater drainage area
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Flood Zones

LA

Context L? \
©:Beaufort Corporate Limits

maExtraterritorial Jurisdiction

Flood Zones o
=0.2 PCT ANNUAL CHANCE FLOOD HAZARD

—AE

“VE

=X

7 T ;

FEMA Flood Zone Key T
AE - 100-year floodplain (1%
chance of flooding annually)
VE - Higher risk than AE zone due to |
potential for waves over three feet

X - Minimal flood hazard, outside
the 100-year floodplain

o ———

- """"-—-._--/T"

The Town’s flood zone maps are currently in the process of being updated by FEMA.
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Floodplains

Context

©iBeaufort Corporate Limits

"“Extra Territorial Jurisdiction

Floodplain

“1% Annual Chance ("100-year flood") =
0.2% Annual Chance ("500-year flood")

Wading
Cres Ki g

¥

Town Creek

Taylor
Creek

-_x_—._;..

Rachel Carson
Reserve
Morehead Bird Shoal
\ city
'.kChannef

North River
Channel

Vast areas of the town and study area are in either the
1% or 0.2% annual flood chance floodplains.
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from hurricanes) model, in order to
estimate a potential worst-case scenario
for coastal storm surge vulnerability
related to hurricanes. These areas have
been mapped to show the extent of
hurricane induced flooding.

Flooding and high winds impact the Town
of Beaufort during major storms. The
table below describes the impact of from
various hurricane categories. A significant
majority of the town is vulnerable to
inundation during a Category 2 hurricane
7 and nearly the entire town might expe-
mﬂ rience flooding during a Category 3
=raa | hurricane. Under the worst-case scenario,
a direct hit by a Category 5 hurricane,
the entire Beaufort planning jurisdiction
is subject to flooding from storm surge.
Fortunately, these types of storms are
rare because they are destructive to the
extent that economies of impacted places
take decades to recover, if they ever do.

Community flood record from Ocracoke.
Source: Village Craftsman of
Ocracoke Island, NC.

Hazards, Storm Surge, and Flooding

The Town of Beaufort is susceptible to
flooding from wind-driven storm surge
associated with hurricanes, tropical
storms, and nor’easters. Storm

surge is water that is pushed toward Description of Hurricane Categories
the shore by the force of winds Category Winds Storm Damage
swirling around the storm. (Pamlico Surge Expected
Sound Regional Hazard Mitigation Category 1 74-95 4-5 feet Minimal
Plan, 2020) Storm surge and mph Damage
heavy rainfall increases the mean Category 2  96-110 6-8 feet Moderate
water level to heights impacting mph Damage
:Fr?ﬁ’:z’trt?:?ﬁz, and other critical Category 3 111-130 9-12 feet Extensive
_ ) . mph Damage
Areas likely to be inundated by Category 4 131-155 13-18 Extreme
storm surge have been modeled by mph feet Damage

the National Weather Service SLOSH Category 5 155+ mph 18+ feet

Catastrophic
(Sea, Lake, and Overland Surges ”

Damage
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Sto

Context
=sBeaufort Corporate Limits
“SExtraterritorial Jurisdiction

Category 1
= Category 2
Category 3
= Category 4
= Category 5

Modeled storm surge inundation

related to hurricanes.

The National Weather Service developed |-
the SLOSH model (Sea, Lake, and
Overland Surges from Hurricanes) in order,
to estimate a potential worst-case scenario
for coastal storm surge vulnerability

rm Surge Modeling (SLOSH)

Not surprisingly in a low-lying coastal area, Beaufort is highly vulnerable
to storm surge flooding during mid- to high-intensity hurricanes.
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Storm Event Intensity and
Probability of Occurrence

People frequently talk about storm events
as 1-in-100 year storms or 1-in-500
year storms. These concepts are useful
for designers and regulators to ensure a
community can endure different intensity
storm events with less disruption to
normal life. However, in these discus-
sions, it is also important to discuss the
probability that these events might occur
over the lifespan of the structure or
facility in question.

As illustrated in the table below, the
probability of occurrence of a 1-in-100
year storm in any given year is not par-
ticularly alarming; only 1-in-a- hundred
chance, or a 1% chance over a one-year
period. However, over the lifespan of a
typical, 30-year home mortgage, the
aggregate chance that a 1-in-100 year
storm might occur is actually 26%. For
the length of time that many of the
historic homes have existed in Beaufort,

the probability that they have lived
through higher intensity storms is fairly
certain. And in fact, storm records show
that these events have occurred and are
becoming increasingly common.

Current scientific data informs us that the
coast will begin to see higher intensity
storms on a more regular basis due to

a number of factors related to climate
change. In particular, as the atmosphere
warms, it is more able to hold moisture,
with a roughly 7% increase in moisture
holding ability for every 1 degree Celsius
increase. This will mean that future
storms will be more intense with more
precipitation. As discussed further in this
document, the impact of future storms
will also be exacerbated by other factors
related to climate change, such as rising
seas, coastal erosion, and more frequent
hurricanes. This will especially be more
apparent in coastal towns affected by
high tides or king tides, which will impede
the routing of stormwater to creeks and
waterways.

Probability of occurrence of various storm events over spans of time

1 year [ 10 years| 30 years | 50 years | 100 years
1-in-10 year storm o o o o o
(10% annual chance) 10% 65.1% 95.8% 99.5% 99.9%
1-in-100 year storm |, q9, | 9606 26.0% 39.5% 63.4%
(1% annual chance)
1-in-500 year storm o o o o o
(0.2% annual chance) 0.2% 2.0% 5.8% 9.5% 18.1%
1-in-1,000 year storm o o o o o
(0.1%06 annual chance) R LHOEC SHu S R
Within the | Within the
Length of . .
. e : lifespan lifespan of
Significance a typical
of most | many sturdy
mortgage
structures | structures

Note that the percentages above show the probability of the occurrence of at least one of the
specified storms of a particular intensity. More than one storm of a given intensity during a certain

time period are certainly possible.
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A warmer ocean surface also has the
potential to foster stronger storms. The
storms of the future will be stronger than
those of the present. Stronger winds from
these storms may lead to greater debris
cleanup and tree maintenance needs.

As a generality, the federal government
has determined that properties within
the 1% annual flood chance floodplain
should purchase flood insurance. This is
the bare minimum requirement that the
federal government has established to
help mitigate flood damages across the
nation. This does not prevent commu-
nities from doing more to protect their
citizens, structures, and operations from
disruption due to flooding. It is up to
each community to determine their own
tolerance for disruption from flooding and
storms and do what is in the best interest
of their residents and businesses.
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Vulnerability and a Changing
Climate

For the measurable past, more than six
decades, relative sea level has been
rising in the Beaufort area, as recorded
at the NOAA tide gauge. Recent evidence
also suggests that global greenhouse
gas emissions are not being effectively
curtailed, which indicates that seas will
continue to rise and likely at an increas-
ing rate.

(Source: Intergovernmental Panel on Climate
Change. 2018. Special Report, and sealevelrise.
org/states/northcarolina).

Rising seas and consequently higher
water tables will also impede the ability
of septic systems to function, and for
stormwater systems to functions with
backflow. Saltwater intrusion can also

contaminate public drinking water

wells. Underground salt water intrusion
or overwash from storm-driven waves
into areas where infrastructure exists
(pipes, wires, foundations, parking areas,
etc.) has the potential to reduce the
operational lifespan of those facilities
and lead to increased maintenance costs.
Concrete, in particular, is vulnerable

to salt water corrosion, and infiltration

of salt water also can create problems
balancing the chemical levels necessary
for wastewater treatment.

Flood zones will continue to move upland
as seas rise. This may lead to a future
condition where many structures are not
adequately protected from flooding or do
not meet best practices for building code
standards.

8656483 Beaufort, North Carolina
0.60

Relative Sea Level Trend
8656483 Beaufort, North Carolina

3.22 +/- 0.35 mm/yr

— Linear Relative Sea Level Trend
0.45 | |— YUpper 95% Confidence Interval
— Lower 95% Confidence Interval

_ Monthly mean sea level with the

0.30+ average seasonal cycle removed

0.15-

0.00 |

Meters

=0.15 ¢

-0.307

B R el

-0.60

1960 1970 1980 1990 2000 2010

EXPORT TO TEXT EXPORT TOC5V m

The relative sea level trend is 3.22 millimetersfyear with a 95% confidence
interval of +/- 0.35 mmiyr based on monthly mean sea level data from
1953 to 2019 which is equivalent to a change of 1.06 feet in 100 years.

1920 1930 1940 1950

The plot shows the monthly mean sea level with regular seasonal fluctuations controlled for. The long
term trend is shown, including its 95% confidence interval. The calculated trends are in mm/yr and
in ft/century. Source: NOAA
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Although rain events are predicted to
be stronger, the weather will also likely
be more erratic and irregular, such that
drought intensity will also increase.
Overall, the climate is expected to be
hotter, and possibly also slightly drier,
in the year 2100. Severe heat days
are predicted to be more common in
the future. This will present hazards to
people partaking in outdoor activities,
both for work or recreation.

Sea Level Rise Projections

Seas are rising globally and the low-
lying areas of North Carolina’s coast are
particularly vulnerable. Understanding
and preparing for these threats using
the best available data and projections
can help the community prepare for,
accommodate, and mitigate the negative
impacts of sea level rise.

Unless mitigating actions are taken,
The National Oceanic and Atmospheric
Administration (NOAA) projects that sea

level rise will cause chronic inundation

of some properties, with major impacts
possibly occurring as early as 2060 and
certainly by the year 2100. Beaufort is
home to more than 150 structures that
have seen up to a 300-year lifespan.
Many of the contemporary structures
being constructed and renovated today
have expected lifespans of 50 years and
beyond. Major municipal investments -
public water wells, wastewater treatment
plants, the courthouse, bridges, etc. -
should be expected to last in excess of 50
years as well. Thus, even though 2060
and 2100 are beyond the horizon of this
plan, these discussions are still relevant
to long-range decision-making, especially
in a community that has existed for
nearly 400 years and hopes to prosper
for many more.

NOAA’s 2017 report “Global and Regional
Sea Level Rise Scenarios for the United
States” was used to understand potential
future sea level rise scenarios for
Beaufort. This report projects sea level

Major takeaways from the 2020 NC Climate Science Report:

Very likely that temperatures will continue to increase.

Likely that precipitation will be heavier.

Very likely that extreme precipitation events will increase in both frequency and intensity.

Very likely that there will be an increase in heavy precipitation accompanying hurricanes.

Likely an increase in severe thunderstorm events.

Virtually certain that coastal storm surge flooding events will increase.

Likely that droughts will be more intense.

Note: When used in this report,
these terms have the following
meaning.

Term
Virtually certain

Very likely

Probability of occurrence
99%-100%
90%-100%

Likely 66-100%
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A recent study that included neighboring Morehead Clty |mpI|es that Beaufort’s annual
average climate in the year 2100 will generally be hotter and slightly drier.

Source: Fitzpatrick, Matthew, and Dunn, Robert. "Contemporary climatic analogs for 540 North
American urban areas in the late 221st century". Nature Communications, February 2019.

rise relative to the baseline year of NOAA tide gauge data

2000. Baseline tide gauge data (the The rate of sea level rise is increasing.
Low scenario) indicates approximately

another 2 feet of rise above current

(2020 sea level) by 2060 and a total Average annual sea level rise:

of at least 6 feet more by 2100. This 2.61 mm/yr years 1953-2010
scenario does not account for global

warming and climate change inputs, 329 mm/yr years 1953-2020
but only reflects past tide gauge

trends. .

Without mitigation, low lying areas That_ S over

in and around the Town will become 81/2 inches

inundated or subject to regular
flooding, especially in the downtown
waterfront commercial district.

in the past 68 years.

These rates of sea level rise are the lowest
baseline for the future. They do not account for
additional, future, climate change induced rise.

Source: NOAA tide gauge #8656483
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When considering planning, investment,
and land use, it is important to consider
many factors: how critical the asset is,
how vulnerable it is, how quickly it can be
repaired or recovered, how many people
will be affected by disruptions in service
from the asset, etc. More critical assets
should consider more extreme sea level
rise scenarios when planning so that they
are resilient to a broader range of future
climate conditions. However, these pro-
jections only show sea level rise. Flood
risk from storms, high and king high
tides, and storm surge will also be exac-
erbated by rising seas.

About SLR in Beaufort, NC

Sea level rise in Beaufort, NC is
projected to be around 36% greater
than the global average.

The intermediate scenario predicts
an increase of 2.0 feet of SLR by
2060 and the scenario predicts
3.9 feet by 2060.

Based on the low scenario, the least
amount of SLR projected in 2060 is
1.0 feet.

Projected increase in mean sea level for Beaufort, NC

12

Low
Intermediate-Low

[N
o

Intermediate

Intermediate-High
High
Extreme

(o]

Relative Sea Level Change (feet)
()]

0

2000 2020 2040

2060 2080 2100

Figure 1: Graph shows relative sea level change scenarios for Beaufort, NC associated with the six
different global sea level rise scenarios. The low and extreme scenarios represent the minimum
and maximum of plausible future sea level rise. Data source: NOAA Technical Report NOS CO-OPS

083; Site: 2295.
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The following notable areas are likely to be inundated either permanently
or regularly as seas continue to rise (based on Intermediate scenario):
At 2 feet of sea level rise:

» Fields at the airport will be inundated

» Properties on the southern side of Turner and Town Creeks

» Front Street at its western terminus and at Gerard Street

» The coastal wetlands east of US 70 from Olga Road to the North River

Bridge

At 3 feet of sea level rise:

» Continued inundation of areas listed above, and

» Significant portions of the Rachel Carson Reserve

» The neighborhood surrounding the intersection of Lennoxville Road and
Lewiston Road

» Properties on the north side of Turner and Town Creeks
» Front Street from Orange Street to Seaview Street
» Points and drainages into Gibbs Creek

» Farm fields west of US 70 from Neptune Lane northward, likely including the
highway as well

At 4 feet of sea level rise:
» Continued inundation of areas listed above, and

» Areas north and east of the Town’s wastewater treatment plant as well as
the northern portion of Freedom Park

» Areas along Town Creek, east of Live Oak Street

» The western end of West Beaufort Road and the areas around the
intersection of US 70 and Turner Street, including the County boat ramp

» The Olga Road neighborhood and properties on Newby Creek

» The southern ends of many streets in the historic district where they are
close to Front Street

» The neighborhood west of Sunset Lane
» The western end of Pine Street, including portions of Turner Street
» Coastal neighborhoods to the north of the airport

» Significant parts of Piver’s Island
(Source: NOAA Sea Level Rise Viewer (https://coast.noaa.gov/digitalcoast/tools/slr))
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Coastal Flooding

NOAA has also created projections

for how much flooding communities

can expect in the future, based on

the different sea level rise scenarios.
Even putting aside major storms and
hurricanes, areas that have flooded in
the recent past can expect to see the
frequency of flooding increase dramati-
cally. Even in the mildest version of the
future (the Low scenario), annual high
tide flooding will increase more than
10-fold by 2050 and around 100-fold by
2100. Other scenarios paint a more dire
picture.

It is not yet known how much flooding
private property owners will tolerate
before abandoning their properties.
Some studies have used a threshold of
26 days per year (“Underwater”, Union
of Concerned Scientists, https://www.
ucsusa.org/ underwater). That kind of
retreat assumes those property owners
are financially capable of abandoning
their property. The full, future impact of
increased flood frequency on public infra-
structure and services provision is not yet
known, but it will most certainly increase
service disruptions and maintenance of
affected infrastructure.
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The New Normal

Coastal flooding will become more frequent and occur in more places as sea
levels rise.

Minor flooding is a potential public threat and inconvenience. This graph depicts
frequencies of minor flooding caused by high tides under different sea level
change scenarios at the NOAA Beaufort, NC tide gauge. This is a good represen-
tation of potential future flooding in the area. Minor flooding begins when water
level is at or above 1.8 feet

Probabilities of moderate and major flooding, which disrupt commerce, damage
private and commercial property, and threaten public safety, are also increasing
with sea level rise, putting more communities and assets at risk.

Projected days of future flooding with sea level rise at Beaufort, NC
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Days with High-Tide Flooding Annually

Figure 2: Graph displays the projected future days of minor flooding based on derived
levels at Beaufort, NC under different sea-level rise scenarios. Data source: NOAA
Technical Report NOS CO-OPS 086.

Additional Resources on Sea Level Rise

NOAA SLR Viewer — https://coast.noaa.gov/slr/

Climate Resilience Toolkit -> Coasts -> SLR -> https://toolkit.climate.gov/topics/coastal/sea-level-rise

Climate.gov -> SLR - https://www.climate.gov/news-features/understanding-climate/climate-change-global-sea-level
USACE SLR Calculator — http://www.corpsclimate.us/ccaceslcurves.cfm

CO-0PS Inundation Dashboard — http://www.tidesandcurrents.noaa.gov/inundationdb/
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Recent modeling work has attempted to understand what future floodplains might
look like under different sea level rise scenarios. This particular study used publicly
available data from FEMA, but the findings are not regulatory and do not affect
insurance rates or flood damage regulations. In the screenshot above, areas shown
in grey, dark blue, or yellow estimate the possible extent of the future 1% annual
chance floodplain after 16” (—40cm) of sea level rise. The areas shown in light blue
estimate the future sea level and shoreline.

Source: The Nature Conservancy, Coastal Resilience Mapping Tool, 2016,
https://maps.coastalresilience.org/northcarolina/ and North Carolina Sea Level Rise Impact Study,
NC Dept. of Public Safety, https://media.coastalresilience.org/NC/North%20Carolina%20Sea%20
Level%20Rise%20Impact%20Study_FinalReport_20140627.pdf
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Community Facilities

Water Supply & Wastewater Systems

Wastewater Treatment

The sewer infrastructure and wastewater
is treated by the Town’s Wastewater
Treatment Plant. The sewer collection
system is comprised of approximately
25 miles of gravity lines, 28 miles of
force mains, 21 pump stations, and
approximately 3,330 sewer service
connections. The Wastewater Treatment
Plant is a permitted 1.5 million gallons
per day facility that treats the collected
sewage of the town and discharges the
treated effluent into the eastern end

of Taylor’s Creek, in accordance with
state and federal regulations. At this
time, there are no plans to upgrade any
existing facilities.

As seas rise, steps will need to be
taken to ensure the proper function of
septic systems on low-lying properties.
Elevation modeling can help identify
potential problem areas. Wastewater
that is not fully treated can pollute local
waters, which may lead to health and
environmental impacts and/or property
value declines. There are no documented
chronic overflows, bypasses, or other
problems, or areas experiencing chronic
wastewater treatment malfunctions.

Public Water Supply, Wellhead
Protection Areas, and Drinking Water

There are no public water supply
watersheds in Beaufort’s planning
jurisdiction.

The public water supply source for the
Town of Beaufort comes from four deep
wells that draw water from the Castle
Hayne - Aquia aquifer that range in

ages from 6 to 42 years old. The Water
Division for the Town of Beaufort Public
Services Department is responsible for
the treatment and distribution of potable
water for all its utility customers; it
operates two water treatment plants
and has a designed permitted flow rate
of 1.2 million gallons per day. Two wells
are used by Pine Street Water Facility
and two wells used by the Glenda Drive
Water Facility (Water Asset Management
Plan Project, Rivers & Associations, Inc).
Two wells (#2 and #3) are at or nearing
expected service life and will likely need
additional maintenance or replacement in
the near future.

Well and water treatment. Source: Rivers

& Associations, Inc
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There are approximately 48 miles of
distribution lines ranging from 17-12” in
diameter in the Town. According to the
Town’s Water Asset Management Plan,
83% of distribution pipes are is less than
50 years of age and 17% is more than 50
years old. Distribution lines include a mix
of cast iron, galvanized iron, asbestos
cement, ductile iron, and polyvinyl
chloride. Most of the cast iron and
galvanized distribution lines are located
in the historic district and the majority

of asbestos cement distribution lines

are north of Cedar St. and East of Live
Oak St. Some of the town’s distribution
system have older inoperable valves

and pipes that are prone to leakage or
are prone to fail. Based on the water
asset and inventory analysis, the Town
has $19 million in needed water line
replacements. The Town has included the
needed utility line replacements in their
Capital Improvement Plan.

The water treatment facilities have an
adequate supply for existing demands
but the Pine Street WTP has a high
service pump age (64 years) with space
limitations. According to the Town’s
Water Asset Management Plan, the local
water supply has adequate supply for
existing demands but #2 and #3 wells
are nearing their life expectancy (ages
33/42 years). The construction of a new
plant is anticipated within the next 5-10
years. The new water treatment plant will
replace the Pine Street Water Treatment
Plant and it will be decommissioned.

At this time, there are no plans to extend
water service.

Stormwater Systems

The existing stormwater drainage
facilities within the Town include a system

of piping, catch basins, drainage ditches,
and swales. Stormwater runoff is carried
to the Newport River and North River
delta estuaries, which are part of the
White Oak River Basin. Runoff, especially
in the very developed areas that feed
Town and Taylor Creeks, can sometimes
lead to water quality issues. The Town
has been working to incrementally
improve water quality through
stormwater projects.

Electrical System

There are no electric generating plants
located in Beaufort’s jurisdiction. The
Town’s electricity is provided by a Duke
electrical substation at Hendrick Street
and another is planned for construction
on Highway 101 in the near future.
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Transportation Systems

The Town of Beaufort maintains about 20
miles of streets within its corporate limits.
Major thoroughfares and other streets
outside of the town limits are maintained
by the North Carolina Department of
Transportation (NCDOT). The state is also
responsible for maintaining all bridges in
the area. Existing and proposed streets
are delineated on the Future Roads and
Improvements map.

Proposed Major Highway Improvements

Transportation improvement projects,
as determined by NCDOT, are cataloged
in the 2020-2029 State Transportation
Improvement Program. This ten year
state and federal mandated plan iden-
tifies the construction funding for and
scheduling of transportation projects
throughout the state.

Proposed projects included in the 2020-
2029 State Transportation Improvement
Program that are not in progress yet
include:

» R-5962 Rural Project, roundabout
Construction on US 70 (Live Oak
Street), with a projected cost of
$5.3 million dollars.

» R-5946 Rural Project, upgrade the
intersection on Lennoxville Road, .5
mile length at a projected cost of
$7.8 million dollars.

» U-6058 Urban Project, construction
of one lane roundabout on NC 101
at a projected cost of $4.1 million
dollars.

» R-5945 NC 101 to State Route 1429
(Olga Road), 2.1 miles in length of
access management, at a projected
cost of $56 million dollars.

» R-4746, 8.9 miles in length of

roadway upgrades on State Route
1429 (Olga Road) to State Route
1350 (Whitehurst Road) at a
projected cost of $19.4 million
dollars.

» W-5802A, State Route 1493 (Live
Oak Street) at Campen Road, revise
traffic signal, install pedestrian
crossing with signal heads, and
sidewalk upgrades at a projected
cost of $995,000.

» AV-5746, a full parallel taxiway at

Michael J. Smith Field at a projected
cost of $2.6 million dollars.

Major Streets with Capacity Deficiencies
The Carteret County Comprehensive
Transportation Plan identified NC 101,
US 70, Cedar Street, and Live Oak Street
as having capacity deficiencies in 2014.
The following streets have projected
2040 traffic volumes that will be near or
exceed practical capacities:

» NC 101

» US 70

» Cedar Street

» Live Oak Street

Traffic Volumes

The heaviest traffic volumes are on the
Us 70, Hwy 101, and Live Oak Street.
These range from 10,000 - 15,500

average trips per day in 2020.
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Future Roads and Improvements
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Air Transportation

Commercial air service to Beaufort
is available through Coastal Carolina
Regional in New Bern. The Michael
J. Smith Field owned and operated .
by Carteret County-Beaufort Airport p— = Idu - |
Authority in Beaufort offers hangar : -Fle__ w‘« |
rentals and ground leases for privately :

constructed hangars. Taxiway 8-26 is
currently under construction.

Mihael J. S|

Discussions in the past have explored Entrance to the airport.

the potential for extending the runway to
accommodate larger aircraft. Currently
that project is not funded in the state’s
Transportation Improvement Plan. If

the runway is extended it will likely also
involve a realignment of Hwy 101. If
these events occur, it may be necessary
to revisit the future land use plan for the
area.
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Airport location.
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Environmentally
Fragile Areas

Wetlands

While ‘404’ of the Federal Clean Water Act
regulates all types of wetlands, including
coastal wetlands, North Carolina Coastal
Area Management Act provides additional
protection to coastal wetlands. Coastal
wetlands are located adjacent to salt
water and brackish water bodies. They
are characterized by marsh grasses and
rarely contain trees. Coastal wetlands are
defined as any salt marsh or other marsh
subject to regular or occasional flooding
by tides, including wind tides, that reach
the marshland areas through natural or
artificial watercourses, provided this does
not include hurricane or tropical storm
tides. Coastal wetlands may include the
presence of one or more of the following
marsh plant species:

» Cord Grass (Spartina alterniflora)

» Black Needlerush (Juncus
roemerianus)

» Glasswort (Salicornia spp.)

» Salt Grass (Distichlis spicata)

» Sea Lavender (Limonium spp.)

» Bulrush (Scirpus spp.)

» Saw Grass (Cladium jamaicense)

» Cat-tail (Typha spp.)

» Salt Meadow Grass (Spartina
patens) or

» Salt Reed Grass (Spartina
cynosuroides)

Since Beaufort is located on a peninsula,
coastal wetlands nearly encompass the
Town’s boundaries. The shorelines along
Taylor Creek, North River, and Newport
River and their estuarine waters and

salt marshes comprise the majority of
the Areas of Environmental Concern
(AECs) in Beaufort’s jurisdiction. Uses
that are not water dependent shall not
be permitted in coastal wetlands, such as
restaurants, apartments, hotels, motels,
and parking lots. Uses that are water
dependent include: utility crossings,
fishing piers, docks, wildlife habitat
management activities, and agricultural
uses.

Non-coastal wetlands include all wetlands
that are not classified as coastal
wetlands. Non-coastal wetlands are not
covered by CAMA regulations unless
designated by the Coastal Resource
Commission as a natural resource AEC.
However, these wetlands are protected
by the federal Clean Water Act. The US
Army Corps of Engineers is responsible
for regulating these 404’ wetlands. An
Army Corp of Engineers permit may be
required prior to disturbing wetlands.

Like coastal wetlands, the precise location
of non-coastal wetlands can only be
determined through field investigation
and analysis. However, the US Fish and
Wildlife Service, through its National
Wetlands Inventory, has identified the
general location of wetlands. The National
Wetlands Inventory Map can be found at
the US Fish and Wildlife Service website.
Non-coastal wetlands are primarily
located in the northern portion within
Beaufort’s corporate limits with their
majority lying beyond its corporate limits.

Wetlands are responsible for sheltering
one-third of the country’s threatened
and endangered species, according to
the Environmental Protection Agency.
Without wetlands, a huge number of
waterfowl and shellfish would not exist.
These wetlands act as a sponge, soaking
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Wetlands

Context
oiBeaufort Corporate Limits

““Extra Territorial Jurisdiction
Wetlands \_:_
=Non-Coastal Wetlands
= Coastal Wetlands

Non-Coastal Wetlands
-Forested Wetlands
-Shrub-Shrub Wetlands
-Freshwater Marshes

Coastal Wetlands
-Salt Marshes
- Estuarine Shrub/Scrub

The area has many wetlands, both inland and coastal.
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up the water that comes in with the tides
and periodically flooding rivers. They
also serve as a pollution filter and are
beneficial for clean and plentiful drinking
water.

The Division of Coastal Management
developed a Wetlands Conservation
Plan for the North Carolina coastal area
which includes a wetlands inventory
and a functional assessment (NC-
CREWS) that examines the ecological
significance of the wetlands. Additionally,
the Division of Water Resources (DWR)
established Wetland Water Quality
Standards that provide some protection
of wetlands. Coastal wetlands and
non-coastal wetlands are identified on
the map to identify their locations for
planning purposes as well as a tool for
wetland management, protection, and
development decisions. The Division

of Coastal Management has identified
Beaufort as a potential wetlands
restoration and enhancement site.

Estuarine Shoreline and Public Trust

Areas

Estuarine shorelines include all lands
within 75 feet of the normal high water
level of estuarine waters. This includes all
lands within 30 feet of the normal high
water level of public trust waters located
inland of the dividing line between
coastal fishing waters and inland fishing
waters. Public trust areas are the coastal
waters and submerged lands that every
North Carolinian has the right to use for
activities such as boating, swimming, or
fishing. Public trust shorelines are non-
ocean shorelines immediately contiguous
to public trust areas and extending from
the normal high-water level or normal
water level along the estuarine waters,

estuaries, sounds, bays, fresh and
brackish waters and public areas up to 30
feet inland (15A NCAC O7H 0209). The
estuarine and public trust shorelines for
Beaufort include: Newport River, North
River, and Taylor Creek, and associated
water bodies.

Areas of Environmental Concern literally
encompass the entire Town. The
shorelines of Newport River, North River,
and Taylor Creek and their estuarine
waters and salt marshes make up the
mayjority of the AECs in Beaufort. The
estuarine shoreline considered to be an
AEC in the Beaufort area includes all
shorelands within 75 feet landward of the
mean high-water level, or normal water
level of the estuarine waters. All of these
areas are subject to stricter regulations
controlling development to limit damage
to estuarine resources.

Shoreline Modification

The most recent full dataset available,
although dated, indicates that the Town
of Beaufort has seen an increase in
modified shorelines of a little over 5%

in just two years. As sea levels continue
to rise, additional shorelines will likely
be converted in an attempt to prevent
localized erosion and prevent loss of
structures. Converting natural habitat to
modified shoreline lowers quality habitat.
Hardened shorelines decrease fishery
habitats and biodiversity, structures

like bulkheads prevent natural marsh
migration and may create seaward
erosion (NOAA). Shoreline calculations
from two years are shown in the table on
page 113.
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Context
©:Beaufort Corporate Limits
“JExtra Territorial Jurisdiction
-~ Submerged Aquatic Veg.
.| Estuarine Shoreline

Marsh

Miscellaneous
==Modified
==8ediment Bank
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Modified Estuarine Shoreline
% increase

in modified
2010 2012 shoreline
_ 27,655 _ 29,213 +5 6%
linear feet linear feet

Within the Town, there are three broad
classifications of Estuarine Shoreline
along the estuarine shorelines of Taylor
Creek, North River, and Newport River
including:

» Marsh

» Modified (usually bulkheads or

seawalls)

» Sediment Bank (sediment deposited
by floodwaters)

Currently, there are no documented areas
experiencing significant shoreline erosion.

Priority Habitat and

Species of Concern

-contributed by Kacy Cook, Land
Conservation Biologist, NC Wildlife
Resources Commission.
NOTE: For a full description of these habitats
please refer to the current edition of the NC
Natural Heritage Program in the Classification
of the Natural Communities of North Carolina.

Habitats found only on the Rachel Carson Reserve
are not included.

Maritime Forest

The natural dynamic state of this habitat
has been all but eradicated across its
historic, exclusively coastal range. As
such even fragments are important to

a variety of declining coastal wildlife
species and should be conserved. All
forests immediately adjacent to sounds
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and the coast are essential to the
survival of migrant birds as stop-over
areas during migration. The NC Wildlife
Action Plan describes the habitat as
follows. “Canopies are dominated by live
oak, sand laurel oak, and loblolly pine.
Understories are typified by shrubby
woody growth, vines are important and
common and the herb layer is sparse
(Schafale and Weakley 1990). Sites
that have been recently logged often
are dominated by loblolly pine, and
storm disturbance produces canopy
gaps. These communities apparently
burned historically at irregular intervals
and understories have become denser,
although natural fire was probably

less frequent than in mainland forests
(Schafale and Weakley 1990).” Maritime
forest types differ in their degree of
canopy height, open grassy area, soil
hydrology (wetland and upland types),
and salt tolerance. They occur naturally
occur on the landward side of dunes

or estuary marshes, the second plant
community in succession, between the
dune system or marsh and pine and
wetland forests. This habitat includes all
types of maritime forests as described by

Marsh boardwalk in a maritime forest.
Source: C. Damgen.
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Environmentally Fragile Areas

| Context

=iBeaufort Corporate Limits

“3Extra Territorial Jurisdiction

Natural Heritage Natural Areas

BHigh to Exceptional

=Moderate

- Submerged Aquatic Vegetation

~ Dedicated Nature Preserve

- Registered Heritage Area

~Local Government Ownership

—iFederal Lands and State Lands

“Private and Other Areas

Wetlands

=Pond, Lake, or River

=Estuarine and Marine Wetland
Freshwater Emergent Wetland N
Freshwater Forested/Shrub Wetland

Biodiversity and Wildlife Habitat Value

=Medium

=Medium-High

=High

STTITITZT7 T ANV TN

>

3 T
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The Reserve and other coastal habitats demonstrate high environmental value.
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the NC Natural Heritage Program in the
Classification of the Natural Communities
of North Carolina. Canopies of maritime
forests can be dominated by live oak,
sand laurel oak, loblolly pine, beech,
American holly or hickory. The understory
is often dominated by dense shrubs and
vines. Any forests or shrublands along
the coast or islands meeting this descrip-
tion will be considered maritime forest.
Painted buntings are currently docu-
mented in Beaufort and in NC are found
almost exclusively in and near maritime i N
shrub and forest habitats. They do not Pa'gteo' bunting.
. . ource: NPS.
occur usually more than five miles from
the coast in NC for this reason and their
population abundance has declined by
over 75 percent in the last fifty years due
to habitat loss. These birds rely on these
habitats and the plant species found in
them to find sufficient food. They can
use other nearby natural areas and even
backyards that have native maritime
shrub / forest plant species, however this
leads to traveling much farther to find
sufficient resources, which subjects them
to more threats.

Conservation Measures

Identify any areas of this habitat
during the rezoning and development
application process. At least offer an
incentive, such as a density bonus, for
developers to conserve these habitats,
even fragments. It is optimal to avoid
all impacts to this habitat. If develop-
ment impacts will occur, the NCWRC
recommends setting aside at least five
acres as natural open space to conserve
some habitat for painted buntings and
other priority species. Any opportuni-
ties to acquire for conservation and /

. . X Bald eagle.
or encourage restoration of this habitat Source: NCWRC.

are highly recommended. To offer
food sources and nesting areas for
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painted buntings,throughout Beaufort describes these priority habitats as

encourage planting of dense maritime follows. “Marsh habitats usually develop
shrub and tree species including live on the mainland side of the barrier

oak and wax myrtle as well as plantings islands after sand is deposited during

of native coastal grasses and sedges. storm events. They also develop on the
Discourage outdoor and feral cats as mainland side of the sounds and in the
these are a significant source of wildlife lower reaches of our rivers as sea level
mortality. rise, salt intrusion, or storms kill forested

Estuarine Communities

Beaufort lies along the shores of the
Albemarle-Pamlico Estuary and is in the
White Oak River Basin. The estuarine
habitats in and around Beaufort include
salt marsh, brackish marsh, salt flat,
sand flat, mud flats, algal mats, salt
scrub, estuarine island communities,
submerged aquatic vegetation and the
sound. Estuarine communities provide
important habitat for high priority wildlife
Species of Greatest Conservation Need
during some stage of their life cycle

such as the following that are currently
found in and around Beaufort: salt
marsh sparrow, piping plover, Wilson’s
plover, American oystercatcher, black
skimmer, gull-billed tern, bald eagle, sea Black skimmer.
turtles, and diamond-backed terrapins. Source: Andrea Westmoreland.
Areas of marsh that remain above the
highest tide water level are essential for
nesting diamondback terrapins and rail
(bird) species so that their eggs are not
drowned. Estuarine islands can be either
natural or created by dredged material.
These sites are particularly important for
nesting terns, skimmers, pelicans, wading
birds, and American oystercatchers.
Dredged material islands are not only
usually devoid of mammalian predators,
but usually have the added advantage

of being high enough in elevation that e T TR :
ground nesting birds do not lose their e b s _
nests during high tides. American Oystercatcher.
The NC Wildlife Action Plan (2015) Source: NCWRC.
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or shrub-scrub habitats. Salt marsh com-
munities are often strongly dominated

by saltmarsh cordgrass, while brackish
marsh is dominated by black needlerush
(Schafale and Weakley 1990). Vegetation
may include salt meadow cordgrass,
glasswort, saw grass, marsh elder, and
wax myrtle, as determined by the salinity
level of the water. Sand flats and mud
flats are often created and maintained
near inlets as flood tide or ebb tide
deltas. These are very dynamic systems
and can appear and disappear with each
storm event, although most persist for
10-20 years at a time barring major
dredging activities. Salt flats and algal
mats are either found as shoals within
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the sounds or on very low stretches of
the barrier beaches. These sites are
particularly important for foraging shore-
birds. Salt marsh and brackish marsh
habitats are important habitat year round
for a variety of rails, bitterns, wading
birds and marsh sparrows, several of
which are species of conservation concern
according to Partners in Flight (Hunter et
al. 2000, Pashley et al. 2000, Rich et al.
2004 and Johns 2004).

Submerged aquatic vegetation is the
main food source for the West Indian
Manatee found in the water around
Beaufort. It also houses and offers critical
forage for sea turtles, coastal birds, and

Black necked stilt
Source: NCWRC.
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of course all life in the sound, especially
for bay scallops, shrimp, hard clams,
blue crabs, sea trout, gag grouper, and
flounder.

Conservation Measures

These habitats have been impacted so
much to date and are highly threatened
by sea level rise that it is recommended
to avoid all impacts such as unnatural
sedimentation, hardened structures,

and docks, and to allow migration of

the dynamic habitats further inland or
northward. Allowing estuarine community
migration will vastly increase protec-

tion of property from sea level rise and
storms. Without these habitats to act

as barriers to wave action, property will
be lost. It is essential for the survival

of coastal wildlife to reduce disturbance
from people, require dogs to be on leash,
and provide detailed signage. Protection
of water quality is also essential and can
be accomplished by retrofitting and using
Low Impact Development techniques to
treat stormwater, and reducing use of
outboard motors, especially in shallow
areas. Outboard motors are a primary
source of mortality for manatees and
Submerged Aquatic Vegetation.

References:

e Moller, 1., Kudella, M., Rupprecht,
F., Spencer, T., Paul, M., van, W. B.
K., Wolters, G., et al. (2014). Wave
attenuation over coastal salt marshes
under storm surge conditions. Nature
Geoscience, 7 727-731. https://doi.
org/10.1038/ngeo2251

« North Carolina Natural Heritage Program
(Schafale, M.). 2012. Guide to the
Classification of the Natural Communities
of North Carolina (4th Approximation).
https://www.ncnhp.org/publications/
natural-heritage-program-publications

e North Carolina Wildlife Resources
Commission. 2015. North Carolina
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e Schafale MP, Weakley AS. 1990.
Classification of the natural communities
of North Carolina, third approxima-
tion. Raleigh (NC): NC Department of
Environment and Natural Resources,
Natural Heritage Program. http://
portal.ncdenr.org/c/document_library/
get_file?uuid=e4d28c3d-6f-4b83-8b8b-
8cOclafdea8d&groupld=61587.

Please Note: These comments are intended
to assist developers and decision makers
to proactively minimize adverse impacts to
wildlife resources. Although following these
measures may help development projects
meet requirements of applicable environ-
mental permits, these comments are not
regulatory in nature, and do not represent
all measures needed to meet requirements
of environmental permits, where required
for development. These comments may
also not address all concerns of the NCWRC
regarding this plan.
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$2-million grant from a private founda-
Parks and Open Space tion. Town Staff will apply for additional

. grants to supplement existing funding for
Public Water Access and Overlook construction of additional park elements

Locations for Cedar Street Park (Town of Beaufort).

Currently there are six public water

access sites located within Beaufort’'s Greenways and Trails

jurisdiction. These include: The East Coast Greenway is a walking
» Topsail Marine Park at S. Orange and biking route that stretches 3,000
Street miles from Maine to Florida. It runs along

NC 101, 3rd Street, Carteret Avenue,
Cedar Street, Fulford Street, Front Street,
Turner Street, and exits Beaufort on

» Curtis Perry Park at the eastern end
of Front Street (overlook and water

access)
) Arendell Street.
» Derwoods Landing at W. Broad .
Street The Town has pursued the implemen-

tation of its Bicycle and Pedestrian Plan

» Fisherman’s Park at S. Gordon (2018) by dedicating two cents of the

Street
property tax levy toward road resurfac-

» Grayden Paul Park at the ing, and committing additional property
intersection of Pollock Street tax revenues to service the debt on $6
with Front Street just east of the million in loans for street improvements.
downtown area In 2020, a 15-year loan was procured to

» West Beaufort at W. Beaufort Rd. fund $3.8 million in street and pedestrian

improvements, contracts were awarded,
Parks and work began. This includes resurfac-

ing of 3.2 centerline miles in length and
3.4 miles of new sidewalk construction.

The Town of Beaufort operates nine
park facilities used for recreational and
tourism purposes. These include Curtis
Perry Park, Fisherman’s Park, Grayden
Paul Park, John Newton Park, Lynn Eury
Park, Randolph Johnson Memorial Park,
and Topsail Marine Park. The Town also
operates basketball and tennis courts at
the intersections of Cedar, Carteret, and
Hedrick Streets.

Additional recreational facility improve-
ments are planned for Cedar Street
Park, a passive park at the site of former
Gallant’s Channel drawbridge landing
area begun in early 2022 once the
property is secured from NCDOT. The
Cedar Street Park is funded through a
capital project fund established by a
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Rachel Carson Reserve

The Rachel Carson Estuarine Research
Reserve is part of the North Carolina
National Estuarine Reserve system,
which is a collection of coastal regions
that have been preserved and protected
to safeguard the wide variety of wildlife
that these regions support. It is the most
significant natural heritage area within
Beaufort. The Rachel Carson Reserve
includes a collection of islands, salt
marshes, and surrounding water, and
encompasses a total area of 2,315 acres.
The complex of islands includes Carrot
Island, Town Marsh, Middle Marsh, Bird
Shoal, and Horse Island, and the entire
site was completely acquired by the North
Carolina National Estuarine Research
Reserve system in 1989.

The reserve is situated close to
Downtown Beaufort directly across
Taylor’s Creek, and is in between the
mouths of the Newport and North
Rivers, with the Back Sound serving as
its southern watery border. As a result
of this geography, the estuaries and
islands that comprise the reserve are
heavily affected by river, tide, and inlet
dynamics, with some areas becoming
water-logged and soggy with every
incoming or outgoing tide.

The result of this unique system of water
flowing to and surrounding the Rachel
Carson Reserve is a mix of fresh and salt
waters that in turn allows a wide variety
of marine life to thrive. Juvenile fish

and invertebrates can be found in the
marshes and just offshore, while the local
mammals can include everything from
gray foxes and otters to the famed wild
horses.

An array of habitats can be found within
the reserve as well, which includes

Wild horses of Rachel Carson Reserve

tidal flats, salt marshes, ocean beach,
sand dunes, shrub thickets, submerged
aquatic vegetation, and maritime forest.
As a result, countless birds, mammals,
reptiles, and fish species carve out a
home on the desolate islands and can be
admired by virtually any visitor who can
make the trek to the isolated series of
islands (Town of Beaufort).

Shackleford Banks

Shackleford Banks is located outside
of Beaufort’s jurisdiction but serves

as a barrier island which helps protect
the coastal community from extreme
weather. The Shackleford Banks is an
8-mile long barrier island system located
south of Beaufort and Harkers Island,
having lost length with the widening of
Beaufort Inlet. The Banks are part of
three components of the fifty-six mile
long Cape Lookout National Seashore.
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The island is undeveloped and serves as a popular tourist attraction. A number of
ferry services depart form Downtown Beaufort to Shackleford Banks.

Barrier islands like this are beneficial because they absorb wave energy before hitting
the mainland. This generally means smaller storm surge and less flooding. Barrier
islands are disappearing at an alarming rate, these barrier islands not only provide
beneficial habitat for the ecosystem but help protect the mainland. They serve as
ecosystems for fish, plants, animals, help improve water quality, and improve local
economies, all while protecting communities (NC DEQ & NOAA).
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Historic, Cultural, &
Scenic Areas

North Carolina’s third oldest town,
Beaufort is rich in maritime culture and
history. Originally a fishing village and
port of safety dating from the late 1600’s,
Beaufort is encompassed by Bahamian
and West Indian style homes and public
buildings (Beaufort Historical Association).

Archaeological Resources

Significant coastal archaeological
resources include, site number 31CR314
the underwater archaeological site of
Queen Anne’s Revenge, former slave ship
La Concorde captured by Blackbeard and
abandoned at sea in 1718 and rediscov-
ered almost 300 years later by Intersal
in 1996 by magnetometer surveys and
diver assessments. Artifacts from the
ship are at the North Carolina Maritime
Museum located in downtown Beaufort.
The Rachel Carson Reserve is listed with
the boundary of the National Register

of Historic Places due to its aesthetic
character and potential for archaeological
resources.

Historic Site marker

Historic District and Individual
National Register Listings

The Beaufort Historic District consists
of 18th and 19th century architectural
styles, including Greek Revival, Gothic
Revival, and Queen Anne influenced
buildings. There are roughly 16 contrib-
uting buildings in the Beaufort Historic
District that are listed on the National
Register of Historic Places. In addition
to the Beaufort Historic District, the
following structures are listed on the
National Register of Historic Places. Some
noteworthy structures are:

» Carteret County Home, NC 101

» Duncan House, 105 Front St

» Gibbs House, 903 Front Street

» Jacob Henry House, 229 Front Street
» Old Burying Ground, Ann Street

The Duncan House is individually
listed on the National Register and has
statewide significance.

Within the National Register District
boundaries is the Local Historic District
which is under the purview and protec-
tion of the Beaufort Historic Preservation
Commission. The Beaufort Historic
Preservation Commission is composed
of seven Beaufort residents and has
adopted standards to promote, enhance,
and preserve the historic and archi-
tectural character of the local historic
district. These boundaries can be viewed
on the historic resources map.

(Sources: Report from John P. Wood, SHPO,
Beaufort Historical Association, United States
Department of the Interior National Park Service,
National Register of Historic Places-Nomination

Form for Beaufort Historic District, North Carolina
Department of Cultural Resources, and NC

Underwater Archaeology Branch).
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Historic Resources and Historic District Boundaries

Historic Resources

I Local Landmark

© Mational Register

@ National Register individual listing
szl ocal Historic District Boundary
EANational Register District Boundary

Historic Resources Description
Alocal landmark designation is honorary, meaning the
community believes the property deserves recogniton
and protection. Local landmark designations may apply
to iindividual buildings, structures, sites, areas,or objects
studied by the local historic pre servation commission and
judged to have historical, architectural, archaeologicial, or
cultural value. AMational Register designation is honorary,
meaning it is recognized by the Mational Park Service's
Mational Register of Historic Places.

Taylor
Creek

Rachel Carson
Reserve

Miles
0.275 0.55

The National Register District and individually National Register properties are outlined
in blue on the map.
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Existing Land Use &
Development

Existing Land Use Designations

The Existing Land Use Map assigns

a color designation to each property
within Beaufort’s ETJ. These
designations were assigned based

on a staff survey of existing land

use descriptions, use codes, planned
developments, and existing structures,
which was then cross checked by the
Town staff. These designations are
described here.

Agricultural

Agricultural lands include properties
that are currently in use for crop or
timber farming. This is one of the
smaller portions of the land use for the
Town of Beaufort at over 2%6 of the
area.

0.74%

\\ 2.3%

0.15%

3.6%

3.4%

*
\"

>,

25.9%

-
Vacant

Vacant include properties that previously
had a structure that has since been
demolished, are cleared fields, or are
predominately forested land that is neither
government owned nor described has
marshland. This makes up the largest

land area of Beaufort at 3626 of the total
acreage within the ETJ.

-
Parks, Open Space, and Conservation

This includes described cemeteries, marsh-
lands, islands in and surrounding the
Reserve, local parks and recreational sites
open to the public, and government owned
parcels with conservation descriptions. This
is about 17%b of the total acreage.

(/)
Golf Course

This designation consists of the golf course
within Beaufort’s ETJ limits. This was
separated out from open space and con-
servation lands due to the association with
detached residential development. The golf
course takes up a little over 5% of the
Town area.

Agricultural
m Vacant
m Parks, Open Space, and Conservation
# Golf Course
% Pending Residential
Detached Residential
m Attached Residential
® Probable Development
m Commercial, Office, Service, Mixed Use
m Institutional, Government
m Industrial
m Utilities

124 Chapter 4: Environment, Natural, and Culturj

221

urces | Existing Land Use & Development




oy
Pending Residential

These currently vacant or already sub-
divided parcels are future occupied
residential areas. Designated future
expansion areas of existing neighbor-
hoods and subsequent phases of new
communities are included in this designa-
tion. Pending residential areas make up
about 10%b6 of the Town’s existing land
use.

Detached Residential

Detached residential includes all residen-
tial parcels wherein homes are detached,
freestanding structures. This includes
mobile homes, manufactured housing,
and traditionally constructed single-family
homes with no shared walls. Townhomes
with no shared walls are included in

this category. This makes no distinction
between renter or owner-occupied homes.

This category also includes the neighbor-
hood specific open and park spaces that
would typically not be available for public
use. This is the second most prevalent
land use with 25%%6 of Beaufort’s land
area being used for detached residential
housing.

Attached Residential

Attached residential is defined here as all
structures designed for living occupancy
that house two or more units that are
separated one or more shared walls.
This includes multifamily structures and
parcels with use descriptions such as
apartment buildings, townhomes with
shared walls, condominiums, duplex,
triplex, and quadplex structures. This
makes no distinction between renter or
owner-occupied homes.
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This category also includes the neigh-
borhood specific open and park spaces
that would typically not be available for
public use. This occupies 3%b of the ETJ
acreage.

V]
Probable Development

This designation represents properties
that are currently in flux. These are
parcels that have a high likelihood of
redeveloping or developing from vacant
into non-residential uses or mixed uses.
This could be new commercial and/or
employment centers or businesses. This
represents about 3.4%b of the Town area.

-
Commercial, Office, Service, Mixed Use

Commercial land use designation was
applied to any property where commerce
such as service, retail, sales, or office
work is the primary use. This includes
hotels, stores, medical offices, marinas,
boat slips, and small office buildings. This
is less than 4% of the total acreage.

-
Institutional, Government

Institutional and Government land uses
were defined to include government
offices, churches and other places of
worship, public or private schools, civic
institutions, and public facilities. This also
includes the local airport, local research
facilities, town owned parks, and town
owned utility access sites.

Government owned property that is not
used for residential housing, agriculture,
or conservation of natural environment
was not included within this designation.
Around 13%bo of the total acreage falls
under this category.
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-
Industrial

Industrial designation includes all prop-
erties where industrial manufacturing or
processing occurs. This does not include
the former Atlantic Veneer property.

Utilities

This designation applies to the major
utility sites that serve the Town of
Beaufort. This includes the Wastewater
Treatment plant, properties owned by
utility companies, properties with signifi-

cant utility structures like substations and

water towers. This makes up less than
one percent of the total acreage.

Impact of Transportation Facilities on
Land Use

The existing land use pattern in the
Beaufort area has been heavily influ-
enced by the location of major roadways.
Commercial development has been
traditionally clustered along US 70
Business which was Live Oak Road and
Cedar Street. The completion of the US
70 Bypass directed traffic around the
north side of town and may influence the
location of future commercial and land
use changes along the previous route of
US 70. In addition maritime travel has
influenced the land uses in downtown
Beaufort throughout its history. This
continues today in that the location of
docks and marinas near deeper water on
Taylor Creek and Town Creek are near
concentrations and areas of demand for
commercial development.

Land Use by Percent of Total Acreage %

Agricultural 103.52 2.32%
T vacant 946.62  21.2%
- Parks, Open Space, and Conservation 493.65 11.1%
WAA7 colf course 230.26 5.2%
% Pending Residential 458.50 10.3%

Detached Residential 1,153.66 25.9%
| Attached Residential 132.03 3.0%
- Probable Development 152.70 3.4%
- Commercial, Office, Service, Mixed Use 162.31 3.6%
- Institutional, Government 584.66 13.1%
B industrial 6.71 0.2%
B utilities 32.88 0.7%
B o 4,457.50 100%

126 Chapter 4: Environment, Natural, and Cultur3

223

urces | Existing Land Use & Development




Existing Land Use Map

Context

e:Beaufort Corporate Limits
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Due to the nature of pending, anticipated, and approved developments,
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existing land use in the Town is in a state of flux.
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Community Values,
Vision, and Goals

Community Vision

Based on what the project team heard that economic growth, more recreational
during public engagement, the Beaufort opportunities, equity and inclusion,
community has many values. Beaufort tourism, public health, and controlling
residents value the Town'’s character short term rentals are important.

while focusing on improvement of The eight goals in the following pages
existing infrastructure, preservation exemplify the values and standards the
of the natural and built environment, community would like to prioritize during
managing growth, and housing the duration of this plan.

affordability. Beaufort residents also feel
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Community Goals

Purpose:

The Beaufort CAMA Land Use Plan is a
comprehensive planning document that
establishes a high-level vision, goals and
objectives for the community. It serves
as a long-range policy tool to guide
Town decisions regarding environmental
concerns, housing, land use, recreation,
town services, transportation, and
economic development.

The adoption of this plan will fulfill

the requirement of the Coastal Area
Management Act and implement the new
requirements of North Carolina General
Statue 160D-501, which requires any
North Carolina community to have an
adopted “comprehensive plan” in order to
apply zoning regulations.

The plan is based on community feedback
and captures a vision of the Town created
by its residents, boards and staff. When
Town staff and appointed or elected
boards are making development and
budget decisions, they will analyze how
those decisions will or will not support the
vision, goals and policies in this plan.

Over time, this planning document is
meant to be implemented incrementally
through actions of the Town, its partners,
members of non-profit organizations and
private businesses/landowners. The plan
is also meant to be regularly analyzed to
account for new development, future con-
ditions, as well as changes in conditions
or market trends.

How to Use This Section:

This section is organized by goals which
were formed through the community
engagement process of this plan and
reflect the desired community outcomes.
These goals reflect desired outcomes

as a result of implementing this plan.
Within each goal, objectives, policies, and
actions are enumerated that will guide
the Town toward achieving the goals for
the lifespan of this plan.

This section can be read as follows:

GOAL #— A desired outcome to be

achieved over the lifespan of this plan.

Objective #.# — More specific than
goals, these are measurable outcomes of
different elements that contribute toward
a goal.

Policy #.#.# — A principle or guideline
that will be used for making a variety of
local decisions designed to accomplish
the goals and objectives. These policies
guide the Board of Commissioners,
Planning Board, and town staff.

Action #.#.#.# — Specific actions and
activities to implement and advance the
plan’s policies.

Regarding the Coastal Area
Management Act

The Coastal Resources Commission
(CRC) outlines five Land Use Plan
Management Topics that must be
addressed in a Coastal Area Management
Act (CAMA) land use plan. They include:
Public Access, Land Use Compatibility,
Infrastructure Carrying Capacity, Natural
Hazard Areas, and Water Quality.
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A CAMA-compliant comprehensive land
use plan must address these manage-
ment topics to ensure that plans support
the goals of the CRC. Each required man-
agement topic includes a Management
Goal and a Planning Objective, which
are specified in the North Carolina State
Statutes governing land use planning in
coastal communities, followed by rec-
ommendations for future action. Some
recommendations may align with more
than one management topic.

A CAMA land use plan also affords the
opportunity for a community to address
areas or issues of local concern, which
may be asset-based, programmatic,
regulatory, geographic, or otherwise.
These issues were identified during

the plan development process and

are included herein. The issues do not

GOALS

necessarily align with the exact CAMA
management topic structure, but are
still locally important. These recom-
mendations are not required to have
associated timelines for completion or
implementation, although in some cases
timelines may be provided. Not all of
the recommendations contain specific
action items, but that should not be
perceived as any less a call to action. In
addition, not all of the recommendations
outlined herein are immediately ripe for
implementation, and (as with the Future
Land Use Map) local discretion and Town
leadership will determine priorities and
timelines. Policies that are not able to be
implemented in the short-term will guide
future development decisions, so that
future development will bring the reality
of the Town closer to its vision.

The eight goals of the plan area shown below and detailed with each of their own
objectives, policies, and actions throughout the rest of Chapter 5.

Goal 1: Goal 2:
Environmental Resiliency
Protection

&
— ’

Goal 5: Goal 6:
Economic Transportation
Development

1
\) |

Goal 3: Goal 4:
Housing Infrastructure

Goal 7: Goal 8:
Town Diversity and
Character Inclusion
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GOAL 1: Environmental Protection

Protect, preserve, and restore our shorelines, sensitive
habitats, and waterways.

Introduction

Beaufort’s past, present, and future have all benefited from the area’s rich natural
resources. As the Town continues to grow, pollution, tourism, and recreation
threaten the waterways, forests, and wetlands. Of these, the Rachel Carson Reserve
iIs of great importance. The Town should work with Reserve stewards to continue

to protect this pristine land. The public should be educated on how their individ-

ual actions affect the natural environment, and how they can protect it by making
smart decisions around recreation and plastic use. Recommendations also endorse
partnerships, because just as the residents of Beaufort are not the only beneficiaries
of its resources, they are not the only stewards either, and partnerships can help
multiply conservation efforts.

Objective 1.1: Protect and improve Action 1.1.1.2: Implement Watershed
water quality in the creeks, Restoration Plan actions. (https://
wetlands, and waterways in and www.beaufortnc.org/publicworks/
around Beaufort. page/beaufort-watershed-restoration-
Success in this objective can be plan)
measured by a reduction in the shellfish Action 1.1.1.3: Work with local
closure areas and number of swimming researchers to continually monitor
advisories issued for the waterways. water quality in creeks and North
River.

Policy 1.1.1: Reduce and address non-

point source pollution. Action 1.1.1.4: Outreach initiative
focused on minimized use and
release of residential pollutants such
as fertilizers, pesticides, herbicides,
soaps, paints, oils, etc.

Action 1.1.1.1: Enhance standards
for implementation of Low Impact
Development (LID), green
infrastructure, and water quality
measures in sites. Explore and utilize
LID strategies and on-site storage for
stormwater management. For high
intensity areas, like downtown, a
regional stormwater approach should
be considered. Tie requirements to
impervious surface percentages in
sites, in which larger percentages

of impervious surface must provide
increased amounts of stormwater ——

management and green infrastructure. Marsh boardwalk in a maritime forest.
Source: C. Damgen.
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Low-Impact Development and
Green Infrastructure
Low-impact development and green
infrastructure are environmental-
ly-sensitive approaches to managing
development stormwater runoff, and
shoreline stabilization. Examples include:
rain gardens, stormwater bioretention
cells, living shorelines, green roofs, rain
barrels, stormwater planters, permeable
pavement, disconnected impervious
surfaces, stormwater bumpouts, and
grassed swales.

Action 1.1.1.5: Encourage reduction

of impervious surface cover and
increased use of permeable surfaces in
new development and reconstruction
or redevelopment. Consider expanding
impervious surface restrictions and
regulation to all zoning districts.

Action 1.1.1.6: Retrofit streets and
other publicly-owned areas with
new or improved stormwater control
measures, in particular those that
improve water quality.

Policy 1.1.2: Protect and improve

the health of vulnerable natural
environments such as maritime forests
and coastal marshes.

Action 1.1.2.1: Actively document
marsh and maritime forest areas and

e

TP,
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loss. Identify restorable areas of each
type.

Action 1.1.2.2: Identify areas for
wetland/habitat restoration, partnering
with local agencies, like NC Coastal
Federation.

Action 1.1.2.3: Identify areas

of terrestrial habitat that are
irreplaceable or otherwise significant
and to preserve those areas, possibly
through partnerships with other
agencies.

Action 1.1.2.4: Give enhanced
priority to mature forests, and
particularly maritime forests, in
subdivision and site plan review when
meeting preserved open space area
requirements.

Action 1.1.2.5: Consider ordinance
updates to prioritize protection of
existing stands of mature maritime
forest as land is developed.

Horses at Rachel Carson Reserve
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Pine Knoll Shores: Tree
Preservation and Protection
The Town of Pine Knoll Shores has
a tree preservation ordinance that

prohibits subdivision of land that has
been timbered or clear-cut for 3 years.
There are also standards requiring
landscape plans and tree plantings that
help maintain a lush urban tree canopy.
This includes standards for preserva-
tion of heritage or specimen trees.

Action 1.1.2.6: Clearly identify areas
where shoreline armoring will and
will not be permitted, and where
structures will have to relocate as
shorelines erode. See Objective 2.4
on page 141 for details.

Action 1.1.2.7: Encourage landowners
to utilize living shorelines where
appropriate.

Action 1.1.2.8: Enhance development
standards to reduce environmental
impacts (e.g., tree preservation
ordinance).

Objective 1.2: Preserve, maintain,
and enhance Rachel Carson Reserve
(RCR).

Policy 1.2.1: Partner with NC DEQ and/
or the RCR Local Advisory Committee
to continue efforts to protect and
enhance the Reserve, especially its
habitat quality and storm mitigation
features.

Action 1.2.1.1: Town administrative
and/or planning staff should maintain
an active presence on the RCR Local
Advisory Committee.

Action 1.2.1.2: Participate in habitat
resilience planning and restoration
implementation and enhancement
projects.

Policy 1.2.2: Educate the public about
the ecological and storm protection
benefits of the Reserve.

Policy 1.2.3: Continue to work with
the RCR on addressing abandoned and
derelict vessels to protect sensitive
habitats.
e These vessels often damage

large areas of shoreline when

they are removed without using

best management practices.

This is most notable along

areas of Taylor’s Creek.

Objective 1.3: Minimize the impacts
of tourism and active recreation on
the natural environment.
e These natural environments
include protected lands as well as
undeveloped coastline, marshes,
wooded areas, waterways and more.

Tourism Impacts

Tourism is a large part of Beaufort’s
economy; it generates a large amount
of wealth and provides growth in the job
sector through heritage tourism, ecotour-
ism, and more. Along with the positive
impacts, there are also negative impacts to
take into consideration.

Tourism also can lead to environmental
damage, including soil erosion, increased
pollution, natural habitat loss, and negative
impacts on protected species.

The promotion of ecotourism and heritage
tourism draws in tourists that respect
protected lands while providing additional
funding to the area.

Policy 1.3.1: Mitigate the negative
impacts of water and recreation access
points in sensitive environmental
areas.

Action 1.3.1.1: Educate tourists on
their impacts by partnering with
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realtor’s and technical agencies to
provide training (e.g., Coastal Training
Program).

Policy 1.3.2: Partner with local
watersports businesses to direct
recreation away from sensitive
environments.

Action 1.3.2.1: Provide educational
materials for businesses on areas
for recreation away from sensitive
environmental areas.

Policy 1.3.3: Investigate the carrying
capacity of local natural resources with
regard to ecotourism and visitation.

Objective 1.4: Track shoreline and
habitat change to minimize loss and
inform potential habitat protection or
restoration interventions.

Policy 1.4.1: Create an educational
program to inform the public about the
public rights to the estuarine habitat
and public benefits (property values
(even in-land), fisheries value, quality-
of-life, etc.) and take a firm stance

on not perpetuating further shoreline
habitat degradation.

Action 1.4.1.1: Partner with local
agencies, such as the Rachel Carson
Reserve, to increase the effectiveness
of these efforts.
e Based on those findings, evaluate
policy options to address shoreline
and habitat degradation.

Policy 1.4.2: Map shoreline habitat
using best available science and
designate where certain types of
erosion control measures are likely to
optimize protective benefits.

Action 1.4.2.1: Clearly designate

where the least impactful intervention

is needed and/or allowable including:
e First option: Natural shorelines
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only (natural processes: erosion
control prohibited, managed
retreat of structures)

e Second option: Living shorelines
(moderately impactful: marsh
building, off-shore oyster
beds, plantings, etc.), and

e Last option: Hardened shorelines
(most impactful and habitat
destructive: Bulkheads, seawalls,
rip rap, hardened shorelines,
sills, etc.) should be utilized in
only the most urban settings.

Action 1.4.2.2: Identify shoreline areas
that are not of high or irreplaceable
community value and communicate to
those property owners that starting
10 years from adoption of this plan,
repair or replacement of erosion
control structures that are not living
shorelines will be discouraged in favor
of replacement with living shorelines.
» This will help begin restoring

shoreline habitat that has been

damaged by man-made erosion

control structures (such as

seawalls or bulkheads) and allow

natural habitat to re-establish

itself and enhance quality of

life. It will likely also mean that

some structures will need to be

relocated to avoid coastal erosion.

Policy 1.4.3: Hardened shorelines
should be utilized in only the most
urban and/or high energy settings.

Action 1.4.3.1: Develop an Estuarine
Shoreline Management Plan identifying
areas most appropriate for hardened
shorelines.

Action 1.4.3.2: Update relevant
ordinances to include standards on
shoreline stabilization.
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North Carolina Coastal Federation
Coastal Cleanups

The NC Coastal Federation seeks to involve
the community in collecting marine debris
to protect local wildlife and salt marshes.
These cleanups are made possible through

the help of local volunteers who want to
protect the local wildlife, salt marshes,
marine life, and waterways.

North Carolina Coastal Federation
Coastal Cleanups
Source: NC Coastal Federation

Objective 1.5: Manage litter and
water-related debris.

Policy 1.5.1: Enforce anti-littering
ordinances and promote education on
the impacts of trash on the natural
environment.

Action 1.5.1.1: Increase sighage in
and around outdoor recreation areas
that describe the problems caused by
litter.

Charleston Area Plastic Ban

Coastal communities around Charleston,

South Carolina have adopted their own
ordinances to address the presence of
plastics on their beaches. Communities

have prohibited the presence of single-use
plastics at their beaches, while other have
banned them completely from distribution.
Beaufort can phase its restrictions, starting

with plastic bags and expanding as the
population adapts to restrictions.

Action 1.5.1.2: Encourage voluntary
certification program for businesses
to generate less waste (e.g., NC
Green Travel, Ocean Friendly
Establishments).

Action 1.5.1.3: Provide waste
reduction toolkits for businesses and
households.

Action 1.5.1.4: Prohibit the sale of
single use plastics in the Town.
e This would specifically include
single use drink containers, straws,
plastic utensils, and grocery bags.

e Food containers in grocery
stores would be exempted.

Action 1.5.1.5: Recruit volunteer
groups to install and manage bins for
recycling.

Action 1.5.1.6: Equip water fountains
with water bottle refill stations which
can encourage adoption of reusable
water bottles.

Nearly 164,000 pounds of debris, primarily associated with storm-damaged shoreline
infrastructure, was removed from the Rachel Carson Reserve and along Taylor’s Creek in

2020-21.

Source: Paula Gilikin, project manager for USDA-NRCS grant to remove storm debris from

Brunswick north through Carteret Counties
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Policy 1.5.2: Implement
recommendations and steps from the
North Carolina Marine Debris Action
Plan.

e Launch a stewardship and signage
program to engage neighborhoods, : )
property owners, businesses, ~ : North Carolina
visitors, and institutions around A Marine Debris
debris prevention and cleanup. 5

Action Plan

Policy 1.5.3: Coordinate enhanced N 4 January 2020
standards with neighboring e

municipalities and the County to
further reduce potential litter and
debris.

Policy 1.5.4: Continue to work on
addressing and removing abandoned
and derelict vessels in a timely fashion.

North Carolina Marine
Debris Action Plan

The North Carolina Marine Debris
Action Plan was completed in 2020
and the Town of Beaufort partici-
pated in the planning process. The
Policy 1.5.6: Implement enhanced full list of action items can be found
construction standards for docks and in Appendix D of the Action Plan.
sea walls so that they have less chance
of becoming marine debris after major

Policy 1.5.5: Conduct town-sponsored
cleanup events, possibly in partnership
with other agencies, such as the RCR,
NC Coastal Federation, and/or dedicate
maintenance staff to maritime cleanup.

storms. Objective 1.6: Ex;:_)lore the potential

_ _ to conserve working lands
Policy 1.5.7: Coordinate enhanced (agriculture, silviculture, ranch
standards with neighboring lands, etc.) through partnership with

municipalities and the County to

i g other agencies, such as land trusts or
further reduce potential debris.

land conservancies, especially lands
north of town on the North River and
west of US 70.

e These conservation areas might
also be opportunities for additional
outdoor recreation spaces or
water access and could help with
storm buffering and mitigation
of climate change impacts.
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Introduction

GOAL 2: Resiliency

Increase resiliency to natural hazards and climate change
impacts for natural and built areas.

In addition to protecting the natural environment, Beaufort must be proactive

to protect its assets and people from the increasingly intense impacts of climate
change. FEMA’s National Risk Index puts Beaufort at a "Relatively Moderate”

to "Relatively High” risk for coastal flooding. Storms are intensifying, bringing
heavier winds, rain, and surges. Sunny day flooding from wind-driven and King
Tide events are becoming more frequent. Sea level rise and erosion also pose
increasing threats. Employing ideas in the Future Land Use Map and character
areas is a good start, but resilience will also be built by the many smaller decisions
made during individual capital and real estate development projects. Employing
incremental strategies as construction happens, and directing that construction
away from the most vulnerable areas, is a good foundation for building resiliency.
Resiliency policies are also embedded throughout other areas of these recommen-

dations, including in Goals 4 and 8.

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 (see
Non-Intensification Zone on page
196).

Policy 2.1.1: Keep zoning densities
lower in vulnerable areas, using the
Non-Intensification Zone, floodplains,
and best available sea level rise
projections as guidance.

Policy 2.1.2: Direct vulnerable land
uses, including hospitals, age-
restricted housing, group homes, and
schools away from vulnerable areas
and/or provide support to ensure they
can sustain and recover more quickly
from storms.

Defining Coastal Resilience

Coastal resilience in a community means
that all members and systems within it
can better withstand major events and
long-term stressors in a way that helps
meet larger community goals. Hazards

include coastal and climate hazards such

as, hurricanes, sea level rise, storm surge,
tidal “sunny day” flooding, and erosion.

Policy 2.1.3: Relocate or place sensitive
community infrastructure (critical
public services and facilities, etc.)
outside of vulnerable areas.

Policy 2.1.4: The Town’s Board of
Commissioners should consider
downzoning undeveloped, unvested
properties in the Non-Intensification
Zone in order to communicate

that these areas are not intended

to accommodate high intensity
development.
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Objective 2.2: Adapt to rising seas.

Policy 2.2.1: Manage retreat and
contraction of public infrastructure and
services away from high vulnerability
areas.

Policy 2.2.2: Use current, best
available sea level rise projections and
environmental vulnerability knowledge
when making public infrastructure
investment decisions.

Policy 2.2.3: Direct public and private
investment and capital improvement
projects away from vulnerable areas
and ensure any public investment in
these areas is capable of surviving
anticipated future conditions. See also
Mitigation in the Non-Intensification
Zone (NI12) on page 200.

Policy 2.2.4: Mitigate tidal and

storm surge flooding through
structural improvements that prepare
infrastructure for long-term resistance
to environmental threats.

Action 2.2.4.1: Identify and map priority
areas, such as at key locations along
Front Street or Town Creek.

1IBHS Fortified Home Criteria

The Insurance Institute for Business &
Home Safety created an above-code
voluntary program called FORTIFIED

Home, which contractors can be certified
in. This program is designed to help indi-
viduals build, re-roof, or retrofit homes to
protect against severe weather, and offers
a commercial property program as well.

The FORTIFIED roof requirements include
specific material and installation methods
for stronger edges, sealed roof decks,
better attachment, and impact-resistant
shingles in hail-prone areas. Homeowners
receive discounts based on the level of
II1BHS methods that are implemented.
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Florida Building Code

The State of Florida has the highest chance
of hurricane landfall and is often on the
receiving end of around 40% of all US
hurricanes in a typical year. Communities in
Florida have a vested interest in ensuring
construction standards are adapted to
modern hurricanes, particularly with
the frequency and intensity of storms
increasing due to climate change.

As such, the Florida Building Code has
been regularly updated every three years
since 2001, with the 7th edition being
released in 2020. It is widely recognized
as having some of the most stringent
standards in storm resilient building con-
struction (for both new builds and retrofits)
in the country, while still based on the
International Building Code (IBC) that is
used in the US. Many states reference FBC
standards or developed their own require-
ments using the FBC as a framework.

The Town of Beaufort could utilize
this resource when making updates
to local construction standards.

Action 2.2.4.2: Identify vulnerable
roads, water, sewer, and stormwater
pipes, electric facilities, and other public
infrastructure and elevate/armor against
rising seas.

Objective 2.3: Protect against future
storm damage.

Policy 2.3.1: Increase storm-safe
construction standards, utilizing the
most up-to-date code language by
industry leaders, such as the Florida
Building Code or the IBHS FORTIFIED
Home criteria.

Action 2.3.1.1: Launch a town-led
retrofitting campaign that encourages
residents to brace their homes against
storms.
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Additional Elevation Requirements

Elevating beyond National Flood Insurance Program (NFIP) standards is an increas-
ingly common regulation to prevent damage from high flood waters. According to
FEMA, over 20% of flood claims are outside of flood zones. An additional elevation

requirement beyond the Base Flood Elevation (the minimum finished floor elevation
of a structure) accounts for unpredictable flood conditions and help protect struc-

tures. The State of North Carolina recommends a 2-foot freeboard requirement, while

Beaufort currently requires 1 foot. Other coastal Carolina communities are currently
debating higher freeboard standards. These additional requirements also result in
lower flood insurance rates for the communities that adopt them, through FEMA’s
Community Rating System, of which the Town is an active participant. In addition,
the National Park Service released guidelines on flood adaptation for rehabilitating

historic properties in Spring 2021 that could serve as a guide in the historic districts.

Charlotte’s Community Floodplain

Charlotte goes beyond FEMA SFHA floodplain requirements. They require new con-
struction or any substantial improvements to place the lowest floor level at one
or two feet above the 1% annual chance flood level (i.e. 1 to 2 foot freeboard
required). It bases regulation on future land use conditions, which are divided

into different areas bases on water’s ability to soak into the ground.

— Community Special Flood Hazard Area -—
(Floodplain)
— - — Community Encroachment Area — _—
Community Community
Flood Fringe Flood Fringe
Area Area
W
t//\\\\ Community Base Flood Elevation y _
R RTTTR . 4
SASASA RGN FEMA Base Flood
LR R Elevatlion
/,/\\\)%\ /\\§\\\/\ 3 //\
WS
FEMA Flood FEMA Flood
Fringe Area | = FEMA Floodway _ | _ Fringe Area _
~—————————————— FFMA Special Flood Hazard Area —————————— ==
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Action 2.3.1.2: Explore funding
opportunities to increase residential
fortification and elevation of structures.

Action 2.3.1.3: Increase the flood-
proofing and freeboard requirement in
100- and 500-year floodplain (aka 1%
annual chance and 0.2% annual chance,
respectively).

e Extend structure elevation
requirements outside of the
special flood hazard area (aka
1% annual flood chance area).

e Residential structures, 1- and
2-family structures:

= One option would be to require
single family and duplex structures
within the 1% and 0.2% annual
chance floodplains to be elevated

at least 4 feet above the elevation Living shoreline in North Carolina
of the 100-year floodplain. Source: NOAA

e Properties elsewhere in the
town could also be required
to be elevated to this level
or at least 1 foot above
adjacent grade at the time of
construction or reconstruction.

Policy 2.3.2: Establish a localized
program to rapidly clean up debris
from destroyed structures that are in
highly vulnerable areas.

= 85% of debris generated by

= Nonresidential and multi- recent storms was found to

family structures be associated with shoreline

- Nonresidential structures would infrastructure according to a
be required to either elevate or study conducted by NCCF.
floodproof the ground floor. New
structures should be graded at Objective 2.4: Adapt to shoreline
least 1 foot above adjacent grade. erosion.

- E)_(is'Fing nonresidential structures Policy 2.4.1: Increase armoring of
within the 0.2% annual chance vulnerable, immovable areas that have
floodplain should be required to high or irreplaceable community value
floodproof their ground floors (i.e. — key roads or evacuation routes,
within 10 years of adoption historic downtown).

of the comprehensive plan.

» Extend these types of enhanced
building standards to docks and
marine infrastructure, which are
often damaged in storms and can
end up littering the coastline.
This will also help protect the
RCR from marine debris.

Policy 2.4.2: Establish a prohibition on
hardening shorelines in all locations
other than immovable areas that

have high or irreplaceable community
value. This may involve relocating or
removing public infrastructure from
these locations.
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Policy 2.4.3: Refine standards for when

shoreline armoring or coastal erosion Implementing Policy 2.4.2
control structures should be removed, Example code language might
restricted, or allowed to rebuild. look something like this:

e Shoreline-adjacent structures (homes,
businesses, utilities, etc.) that are
damaged beyond 50% of structure

Policy 2.4.4: Develop and adopt a
shoreline management plan.

Policy 2.4.5: Optimize the potential value should be required to remove
efficacy of natural shoreline any shoreline armoring and allowed to
stabilization methods through using rebuild the primary structure in a way
the best available science such as that is more sustainable and resilient to
the Living Shorelines Application and coastal storms, rising seas, and erosion.
partnerships with local scientists and - At the time a shoreline-adjacent
coastal protection organizations. structure is damaged beyond 50% of its

value, the Town should decide if public
facilities (utility taps, streets, etc.) will
be deconstructed and removed as well.

Objective 2.5: Expand emergency
preparedness efforts.

Policy 2.5.1: Develop an annual
education and outreach program
for residents and property owners
that includes sea level rise, storms,
shoreline erosion, evacuation
procedures, and preparedness
materials.

Objective 2.6: Coordinate fast,
equitable disaster recovery.

Policy 2.6.1: Examine and update
policy standards surrounding
resiliency.

-y
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Policy 2.6.2: Examine infrastructure vetments to combat erosion.

and services redundancy measures

and incorporate new technologies as Policy 2.7.1: Continue to refine this
necessary. plan and other stormwater or natural
hazard planning through additional
analysis and public engagement.
Consideration should be given to the
natural hazard mitigation value of
Objective 2.7: Continue to ecosystems as well as the economic

refine stormwater modeling and impacts of the natural environment and

understanding of Town-specific real estate development. The planning
flooding and environmental process could combine complex spatial

L. analysis and engineering studies,
conditions. contributions from technical experts,
and field assessments. Such studies
could examine both policy and project

Policy 2.6.3: Incorporate methods of
targeting vulnerable communities into
Town emergency preparedness efforts.
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strategies to reduce flooding impacts
from new development as well as how
to leverage ecosystems and natural
processes for mitigation of flood

risk. Beaufort has frequent nuisance
flooding when otherwise routine
summer storms occur during high tide,
so frequent storm events as well as the
1%b6 storm should be considered.

Initial investigation might include a

high-resolution rain-on-grid model to
simulate hydrology on a LiDAR-based
surface and dimensional modeling to

evaluate flood hydraulics. These tools
allow the visualization of flooding
depths, velocities, and flow paths.
Associated analyses could quantify
the number of residents potentially
cut off from hospitals, pharmacies

and grocery stores to help prioritize
actions that expedite flood recovery.
Such analyses, especially if they inform
future development patterns, should
consider a range of potential future
rainfall, tidal stages, and sea level rise
scenarios as well as planned future
infrastructure improvements.

After the Buyout

As Beaufort plans in the time of climate change, the Town will likely consider buyouts as

a tool. Buyouts of vulnerable properties in flood-prone areas, primarily through state and
local government-run programs, are an increasingly utilized method of land use planning
for vulnerable properties. Buyouts happen either after a property has been significantly
damaged in an event or preemptively as part of strategic resilience planning. Funding
sources are varied, but the question of what to do with the properties after the completed
buyout is universal. Often, a stipulation of the buyout is that the property will remain open
space in perpetuity, but that does not mean the property cannot be used.

Several questions must be answered in order to have successful property acquisitions,
including future use and maintenance. Zoning restrictions on buyout properties can

help clarify their status to the community. Once purchased, cities must at the very
minimum maintain the properties, which means incurring those costs. Some towns have
implemented creative strategies to address both issues. Some places partner with land
conservancies or management trusts to maintain the properties, or have even made

agreements with local citizens who mow in exchange for a reasonable use of the property.
Others have started community gardens on the land. Or these properties may simply be
left alone as natural habitats, though neighbors are not always pleased about this option.
Whatever option is chosen, it is important to have a plan for these properties, be strategic
about which ones are bought, and to use buying out property as part of a larger resilience

Z”ategfy,\-/l ) MANAGED RETREAT THROUGH VOLUNTARY BUYOUTS
oLige: MEE OF FLOOD-PRONE PROPERTIES

et al. Science Mach et al. Science Advances October Sth 2019

Advances, FLOOD-RELATED VOLUNTARY RESTORED
October 2019. HAZARD BUYOUT OPEN SPACE
Rosenstiel a

School of :

Marine and

Atmospheric
Science, www.
rsmas.miami.
edu
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Case Study: Bulkheads May Not Be As Cheap or Effective
As Nature-Based Coastal Protections

Despite homeowners’ perception that bulkheads (i.e. seawalls) are the most durable and
effective method of preventing coastal erosion, research shows them to be costly finan-
cially and environmentally, and they do not perform like living shorelines do. Compared
to residents with revetments and natural shorelines, property owners with bulkheads
reported double the price to repair hurricane damage to their property and four times the
cost for annual shoreline maintenance. Ninety-three percent of evident post- hurricane
shoreline damage was attributable to bulkheads or bulkhead hybrids and a higher pro-
portion of surveyed homeowners with bulkheads reported having property damage from
hurricanes. Regardless, shoreline hardening increased by 3.5% from 2011 to 2016 along
39 km (over 24 miles) of the Outer Banks. These results suggest that despite continued
use bulkheads are not meeting waterfront property-owner expectations and that nature-
based coastal protection schemes may be able to more effectively align with homeowner
needs.

Source: Carter S. Smith?, Rachel K. Gittman®,
Isabelle P. Neylan#, Steven B. Scyphers®,
Joseph P. Morton®, F. Joel Fodrie?, Jonathan H.
Grabowski®, Charles H. Peterson?. “Hurricane
damage along natural and hardened estuarine
shorelines: Using homeowner experiences to
promote nature-based coastal protection”.
Marine Policy 81, (2017), 350-358. https://doi.
org/10.1016/j.marpol.2017.04.013

a Institute of Marine Sciences, University of
North Carolina at Chapel Hill, Morehead City, NC
28557, United States

b Marine Science Center, Northeastern
University, Nahant, MA 01908, United States

¢ Duke Marine Laboratory, Duke University,
Beaufort, NC 28516, United States

Bulkhead. Photo: N.C. Division of Coastal
Management

Benefits Costs

Negative impacts to natural habitats,
Quicker permitting process |food webs

Better in higher wave
energy locations
Smaller footprint

Bulkheads Increased erosion of shoreline at the

base and ends of the structure
Expensive to maintain

Surface water storage,
habitat protection, preserva-
tion of natural ecosystems
Marsh Sills [Perform better in storm
events

Better in lower wave energy
locations

Larger footprint
Less public education about benefits
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Living Shorelines Versus Hardened Shorelines

As the pressure rises to make shorelines resilient, the debate of living shorelines versus
more typical methods such as bulkheads arises. As discussed elsewhere, Beaufort’s
natural shorelines are increasingly becoming hardened through the use of bulkheads or
similar structures. Meanwhile, marsh sill and similar living shorelines are a less common
but more beneficial shoreline stabilization techniques, as they are more cost-effective,
provide habitats, and have been shown to outperform bulkheads during storm events.
Hardened shorelines protect less efficiently, at the cost of habitat loss and potential to
increase erosion on neighboring properties.

Bulkheads work by halting shoreline erosion at a fixed point through a vertical wall-like
structure. Vegetated structures or living shorelines such as marsh sills mimic natural
shorelines. They help disperse wave energy and collect sediment and water to prevent
erosion, all while creating a habitat that has many of the functions as a natural shoreline.

Unfortunately, current regulations and permitting processes do not encourage living shore-
lines, and in some ways favor hardened structures. For example, permitting processes for
bulkheads are as quick as one to two days, and can often be done on-site. Fortunately,
North Carolina recently adopted a streamlined permitting process for living shorelines that
makes permitting them as quick as it is for bulkheads. This is an important step in encour-

aging the use of living shorelines rather than bulkheads.

This graphic shows the spectrum of stabilization options. Projects on the left side of this
continuum represent more “natural”, “green”, and “living” shoreline stabilization tech-
niques, and projects on the right represent “gray” and “harder” shoreline stabilization
techniques. Often the least intrusive intervention is most desirable. Note that these
interventions are only necessary when there is a need to protect against natural shoreline
movements threatened by development that encroaches on the water.

NOAA | Living Shorelines

HOW GREEN OR GRAY SHOULD YOUR SHORELINE SOLUTION BE?

SILLS -

or vegetated

wave energy
environments.

Parallel to existing

shoreline, reduces
e wave energy, and
prevents erosion.
Suitable for most
areas except high

Coastal

e

BREAKWATER
(vegetation
optional) - Offshore
structures intended
to break waves,
reducing the force
of wave action,
and encourage
sediment accretion
Suitable for most
areas.

A continuum of green (soft) to gray (hard) shoreline stablization techniques.
(Adapted from SAGE 2015 Natural and Structural Measures for Shoreline Stablization brochure).

Draft Adopted:
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GOAL 3: Housing

Encourage a diverse and affordable housing stock that serves
the needs of residents.

Introduction

Community engagement, coupled with demographic and housing data, indicated
that home prices in Beaufort are rising at a rate that threatens its existing
residents. While the Town does not have direct control over home prices, as they
are a product of the market, the Town can adopt practices and land use policies
that affect home prices by introducing more housing stock, increasing housing
diversity, and being proactive as short-term vacation rentals become more
popular. Recommendations also take aim at neighborhood character, which is
addressed in further detail in Goal 7.

Objective 3.1: Encourage efforts house-scaled multi-family units (up to
to make housing more diverse and four dwellings in a structure) as context
affordable. sensitive development or redevelopment.

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

Policy 3.1.1: Create a Town Affordable
Housing assessment and/or plan.

Policy 3.1.2: Increase options for Action 3.1.2.3: Adopt standards for

workforce housing. small-scale, context appropriate, vertical
Action 3.1.2.1: Allow a diversity of mixed use (aka “live/work”) in appropriate
home types such as Accessory Dwelling locations. Cedar _Street isa go_od e?<ample
Units (ADUs), small-scale townhomes _of the_ type of neighborhood diversity that
(up to 4 dwellings in a structure), and is desired.

- Multifamily housing,
4 such as this project in
a historic neighborhood
in Raleigh, can easily
§ blend in with single-
family neighborhoods,
€ adding valuable density
&8 without altering

8 character.
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Short Term Rental (STR) Regulation

Public feedback indicated a desire to
maintain the character of Beaufort,
both in terms of its built envi-
ronment and its community. The
transition of homes to dedicated STRs
is in conflict with both this desire and
the desire for lower housing costs.

Despite limits on municipalities’ regu-
latory power set by the State of North
Carolina, there are still several regulation
options for STRs that local governments
can consider. These options differ in
implementation effort, cost to munici-
palities, and likely effectiveness. Options
are described below. They have been
organized into tiers, with Tier 1 being
the easiest to implement, though likely
less effective, to Tier 3 being the most
involved to implement, but offering the
most control. A full explanation of STR
regulation is located in the Appendix.

Tier 1
e Creating a city-maintained STR
registry that landlords opt in to.

* Tracking nuisance complaints and
referencing them with known STRs.

e Providing better education and
resources for landlords and STR tenants.

Tier 2
* Using a third-party service to track
STRs and nuisance complaints.

Tier 3
= Using zoning ordinances to regulate
STRs. This can include:

» Defining STRs as a distinct use.

e Implementing rental minimum
lengths of stay.

e Restricting zoning districts in which
STRs can locate as a permitted use.

e Can also be used to dictate
requirements related to parking,
buffers, fire code, and density.
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Policy 3.1.3: Consider a local public/
private partnership to build and
operate affordable housing.

Policy 3.1.4: Explore potential
regional partnerships for creating
affordable housing.

Objective 3.2: Regulate short term
rentals so that housing is preserved
for local occupation. (See Short
Term Rental (STR) Regulation
callout box)

Policy 3.2.1: In single family
neighborhoods not near tourist
attractions:

« Define short-term rentals in the
Town’s development ordinances
as whole-home rentals for less
than a one month period.

» Restrict short term rentals in
R-20 and possibly R-8 districts.

e Allow short term rental of up
to two bedrooms where the
operator resides on-site (i.e. —
similar to bed-n-breakfast).

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

It is possible to encourage context
sensitive yet more dense infill housing
and development/ redevelopment

of substandard, undeveloped, or
underutilized sites.

Policy 3.3.1: Consider specific by-right
policies to allow 