
 

 

 

 

  

Town of Beaufort, NC 

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

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

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM  Monday, May 18, 2026 - Train Depot, 614 Broad Street, Beaufort, NC 28516 

Monthly Meeting 

 
 

 

Call to Order 

Roll Call 

Agenda Approval 

Minutes Approval 

1. PB Draft Minutes 042026 

Public Comment 

New Business 

1. Case 26-12 Special Use Permit – 1507 Live Oak St Gas Station  

2. Case 26-14 Special Use Permit – 217 Turner St Accessory Dwelling Unit 

3. Case 26-15 - 309 Pollock Street Rezoning R-8 to CS-MU 

Commission / Board Comments 

Staff Comments 

Adjourn 
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Town of Beaufort, NC 

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

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

 
Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, April 20th, 2026 - Train Depot, 614 Broad Street, Beaufort, NC 28516  

Minutes 

 
 

 

 

Call to Order 

Acting Chair Stanziale called the April 20th, 2026 Planning Board meeting to order at 6:00 p.m. 

 

Roll Call 

 

The Secretary conducted the roll call for the meeting. 

 

Members Present: George Stanziale, Vice-Chair; Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

Members Absent: Ryan Neve, Chair; Clark Patton  

 

A quorum was declared with five members present. 

 

Town Staff Present: Kyle Garner, Planning Director; Michelle Eitner, Town Planner, Brad Fockler, Code Enforcement Officer; 

Arey Grady, Town Attorney; Laurel Anderson, Board Secretary  

 

Agenda Approval 

The Chairman requested approval of the agenda and noted two modifications needed.   Case 26-07 was pulled by the applicant 

and requested removal from the agenda.  Acting Chair Stanziale also asked the Board to consider tabling the election of 

officers until the Chair returned. 

Member Fasolino made the motion to approve the agenda as modified and Member White made the second. A c t i n g  Chair 

Stanziale took a vote that was unanimously approved. 

 

Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

Election of Officers 

 

This item was postponed to the next meeting as part of the agenda modification. 
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Minutes Approval 

 

1. PB Draft Minutes 021626 

 

Member Hunsucker made the motion to approve the minutes as presented and Member Fasolino made the second. A c t i n g  

Chair Stanziale took a vote that was unanimously approved. 

 

Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

 Public Comment 

 

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

 

New Business 

 

1. Case #26-06 Special Use Permit – Minuteman Gas Station 110 Towns Drive  

Mrs. Eitner presented the application to establish a gas station at 110 Towns Drive. She explained that the property is located 

at the northern corner of Towns Drive and Live Oak Street. The site is within the general business B-1 zoning district, which 

allows gas stations as special use. 

Mrs. Eitner detailed the components of the proposed development: a retail store building including a fast-food restaurant with 

inside seating and drive-through with no outdoor seating proposed, fuel island canopy, and tunnel drive-through car wash. 

The restaurant and gas company tenants are not known at this time. The development would include 26 parking spaces, a 

single ingress and egress point, landscaping including a Type A buffer along the property line between the gas station and 

existing townhouse development, and a stormwater pond designed to meet state permit requirements due to the proximity to 

high quality waters. 

The lighting plan showed the brightest areas directly under the fuel canopy, with lighting dissipating to about 0.5-foot candles 

at the property line and further darkening to 0.1-foot candles at the townhouse area. A building elevation of similar product 

from another community was provided as an example. 

Board questions for Mrs. Eitner included any input from the public, technical review committee (TRC) review, the 

ingress/egress location and potential traffic light plans, fire marshal recommendations, underground fuel tank locations, and 

the vegetation buffer. 

Developer Greg Stewart, applicant, then made his presentation and discussed the extensive TRC process, the amount of fill 

required, and the tank positioning design so fuel trucks would not block egress. He pointed out that there was public support 

for the gas station. 

Seth Epperson PE, from Summit Design, explained the stormwater pond location and stated it was positioned in front because 

that is where natural drainage occurs and where the existing culvert discharge point is located. Moving it to the back would 

require more fill to achieve proper drainage.  

Acting Chair Stanziale, identifying as a landscape architect, expressed concerns about maintenance and appearance of the 

stormwater pond, particularly the grass slope areas. There was extensive board discussion pertaining to maintenance 

requirements, pond fencing, street trees, residential buffer adequacy with the adjoining townhomes, and irrigation 

considerations for grass slopes, with some members expressing reluctance with proposed irrigation requirements. 

Mr. Stewart emphasized budget implications of various enhancement requests, stating the project was already at budget limits 

due to fill and stormwater requirements. He requested the board provide a complete list of priorities for consideration rather 

than individual requests. 
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Member Vreugdenhil moved to recommend approval with recommendations that the applicant consider the black chain link 

vinyl-coated fence and utilize larger street trees where applicable along Live Oak Street. 

Member Fasolino requested to amend the motion to recommend submittal of a maintenance plan for the stormwater basin.  

Member Vreugdenhil agreed to the amendment. 

Member Hunsucker asked for the nearby townhomes to be addressed.   

After discussion about residential buffer adequacy, the board reviewed the landscaping plan showing a Type A buffer with 15 

large trees, 24 small trees, and a six-foot opaque wooden fence along the townhouse property line, plus existing vegetation 

preservation. 

Member Fasolino made the second and Acting Chair Stanziale took a vote that was unanimously approved. 

 

Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

2. Case 26-08 – Special Use Permit – Beaufort Bar Outdoor Operation at 410 Live Oak Street 

Mrs. Eitner explained this was a request to continue the outdoor operation at Beaufort Bar, which was granted a Special Use 

Permit (SUP) last year with a condition that it sunset on July 14th, 2026. Owner Mike Thagard was applying for a new SUP 

to continue the outdoor operation. 

The existing bar is located north of No Name Pizza within the B-1 zoning district and Live Oak Street Corridor overlay district. 

The SUP authorized in 2025 required a six-foot tall fence surrounding the outdoor area under the roof overhang. No further 

building improvements are proposed with this request. 

Mrs. Eitner noted there had been only two noise complaints, which Chief of Police Burdette said were addressed immediately 

with no further issues. 

Member Hunsucker asked about the one-year term, and Mrs. Eitner explained commissioners sometimes give trial periods 

when uncertain, with potential for permanent approval if things go well. 

Owner Mike Thagard presented, thanking staff for their assistance through the process. He provided background on Beaufort 

Bar's journey, opening July 5th, 2024 as a cocktail bar. After establishing themselves, they pursued the outdoor space 

expansion, completing major construction in August-September 2025 with an approximately $50,000 investment. He further 

highlighted the positive community impact, outdoor space improvements, noise control measures, and business expansion. 

Mr. Thagard explained he would keep the fence natural wood and not paint it. Acting Chair Stanziale asked about potential 

planting in the asphalt strip between fence and sidewalk. Mr. Thagard explained his fence is on the property line according to 

survey, with the strip being in state right-of-way, making him unable to plant there without permission. He expressed 

willingness to add more planter boxes if the town or state approved, but worried they could move and be dangerous in the 

wind.  When Acting Chair Stanziale suggested he plant shrubs in the DOT right-of-way Mr. Thagard again explained he did 

not own the area to be able to bust up the concrete or asphalt. 

Member White asked about attaching planter boxes to the fence. Town Attorney Arey Grady advised against the members 

recommending anything in the NCDOT right-of-way without DOT permission, noting the town shouldn't suggest or request 

such actions. 

Member Fasolino suggested a five-year term rather than an unlimited SUP to maintain enforcement ability for future issues.  

Mrs. Eitner clarified that special use permits can be revoked and noise ordinance enforcement continues regardless of the 

permit. 

Member Vreugdenhil made the motion to approve as presented and Member Hunsucker made the second. Acting Chair 

Stanziale took a vote that was unanimously approved. 4
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Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

3. Case 26-09 – 100 Cedar Street Rezoning B-1 to CS-MU 

Member Fasolino requested recusal due to his construction company having sold the property to the applicant, citing potential 

conflict of interest. 

Motion: Member Vreugdenhil moved to excuse Member Fasolino from consideration of this matter due to potential conflict 

of interest. Member White seconded. Motion passed unanimously. 

Mr. Garner presented the rezoning request from B-1 to Cedar Street Mixed Use (CSMU) for the single lot at 100 Cedar Street. 

The applicant is Beaufort TCS LLC. The existing use is commercial office on less than a quarter-acre. 

Mr. Garner noted the land use plan specifically identifies this property as CSMU. The rezoning would not change the existing 

non-conforming status of the existing structure, which does not meet the 20-foot rear setback requirement, sitting very close 

to the property line. Mr. Garner provided a comparison chart showing zoning standards differences between B-1 and CSMU 

districts. 

He explained that B-1 zoning allows many more uses while CSMU is more restrictive, focusing on pedestrian-oriented 

businesses like small offices, retail, and restaurants. The Cedar Street district also has additional design criteria for siding, 

windows, and signage.  Mr. Garner showed vicinity and zoning maps, noting the property is currently zoned B-1 commercial 

but the future land use map identifies it as CSMU.  

Ron Cullipher of The Cullipher Group, representing the applicant, stated that he was available for any questions but there 

were none for him. 

Member Vreugdenhil made the motion to approve as presented based on the application and the fact that it is a more restrictive 

zoning category, slightly less dimensional requirements and that there is a non-conformance status that would be the same in 

either, and Member Hunsucker made the second. A c t i n g  Chair Stanziale took a vote that was unanimously approved. 

 

Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

Motion: Member Vreugdenhil moved to return Member Fasolino to the board. Member Hunsucker seconded. Motion passed 

unanimously. 

Commission/Board Comments 

Member Hunsucker commented on pedestrian safety concerns at the intersection of Live Oak and Cedar Streets, noting 

dangerous conditions for families trying to cross to businesses. She suggested considering pedestrian traffic signals, though 

acknowledging it might be a NCDOT or town matter. 

Mrs. Eitner confirmed it is identified as a NCDOT project but not yet funded. The town could approach NCDOT about interim 

adjustments. 

Acting Chair Stanziale advocated for reducing the speed limit on Cedar Street from 35 mph to 25 mph, noting safety concerns 

when using his golf cart on the street. 

Member Fasolino complimented staff for thorough and complete applications, stating the board can feel confident applications 

are well-reviewed before reaching them. 

Staff Comments 

 

Mr. Garner mentioned upcoming training opportunities for newer board members and informed the board that there would be a 

meeting in May. 5
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Adjourn 

 

Member Fasolino made the motion to adjourn and Member White made the second. Vice-Chair Stanziale took a vote that 

was unanimously approved. 

 

Voting yea: Acting Chair Stanziale, Tammy Hunsucker, Vic Fasolino, Jeff Vreugdenhil, Cameron White 

 

Acting Chair Stanziale then declared the meeting adjourned at 7:40 p.m. 

 

 

 

 

 

 

 

 

George Stanziale, Acting Chair 

 

 

 

 

 

Laurel Anderson, Board Secretary
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Town of Beaufort, NC 

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

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

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, May 18, 2026 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-12 Special Use Permit – 1507 Live Oak St 
Gas Station  

 

BRIEF SUMMARY: 

To recommend to the Board of Commissioners approval or denial of the proposed 
Special Use Permit (SUP) for a gas station at 1507 Live Oak Street. 

 

REQUESTED ACTION: 

Presentation and discussion of special use permit request 

Recommendation to Board of Commissioners to approve or deny the special use 
permit 

 

EXPECTED LENGTH OF PRESENTATION: 

30 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Case No: 26-12 Special Use Permit – Gas Station 1507 Live Oak Street  Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: May 18, 2026 

Case No. 26-12 Special Use Permit – 1507 Live Oak St Gas Station 

  

THE REQUEST:  To recommend to the Board of Commissioners approval or denial of the proposed 

Special Use Permit (SUP) for a gas station at 1507 Live Oak Street 

INFORMATION:   

Location: 

Property Owner: 

Applicant: 

Zoning District:  

Flood Zone: 

LUP Future Land Use: 

Size: 

Existing Land Use: 

 

Proposed Land Use: 

Adjoining Uses/Zoning:  

 

 

 

 

Utilities: 

1507 Live Oak Street (former Rolands BBQ unit) 

Thomas Simpson with SimMun LLC  

Chase Cullipher with The Cullipher Group PA 

B-1 General Business District 

AE6 (AE7 in preliminary FIRM) 

Commercial Center (with Non-Intensification Zone Overlay) 

7.74 acres 

Huntley Plaza: An established mixed-use commercial center with a hardware 

store, pharmacy, nail salon, office space, and a restaurant.  

Gas station (convenience store with fuel sales and a quick-service restaurant) 

North: single-family home (R-8) 

West (across Hwy 101): Glazed Donuts food truck (B-1), Owens Construction 

office (B-1), single-family home (R-8) 

South: Undeveloped (B-1) & First Bank (B-1) 

East: First Citizens Bank (B-1) & Burger King (B-1) 

Water and wastewater provided by Town  

OPTIONS:   

1. Recommend approval of the special use permit as presented 

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

compliance with the Required Findings 

3. Recommend denial of the special use permit based on specific failures to meet requirements 

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

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application Package  

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

• Attachment F – LDO Section 9.C. B-1 General Business District 

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

STAFF COMMENTS: 

Chase Cullipher with The Cullipher Group PA, on behalf of property owner Thomas Simpson of SimMun 

LLC, has applied for a Special Use Permit to establish a gas station with convenience store and quick-

service restaurant at 1507 Live Oak Street in the existing Huntley Plaza shopping center. 

8

1.
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STAFF COMMENTS CONTINUED:  

 

The subject property, “Huntley Plaza”, is located between Highway 101 and Live Oak Street. The main 

building, built in 1958, has hosted several uses over the years. Beaufort Hardware (formerly ACE) is the 

anchor store in this shopping center currently, with several smaller tenants. Rolands BBQ served Beaufort 

for over thirty years and closed in 2024. After a short occupation by Redneck BBQ Lab, the end unit is now 

proposed for a new use – gas station convenience store. While convenience stores and restaurants are 

permitted by-right in the B-1 zoning district, the gas station requires a special use permit in any zoning 

district in Beaufort.  

 

Within an existing structure and commercial center, far less site adjustments and external permits are 

necessary for the special use permit request than is required for brand new development. The renovation of 

the former restaurant space to a convenience store (with quick-service restaurant) and installation of fueling 

system and canopy are the main structural components of the project.  

 

This project does not meet either of the applicability requirements in LDO Section 15.C.2 to have to 

provide a landscaping plan as part of this application and is furthermore exempt given Section 15.C.3.c. The 

applicant voluntarily provides landscaping in addition to what is on the property currently. A vegetative 

buffer is proposed to screen the above-ground fuel tanks. Street trees are not shown on the site plan but 

would be subject to NCDOT approval within their right-of-way. The Entry Master Plan shows street trees 

on the west side of Highway 101 in this area. 

 

The applicant has been working with NCDOT on the design of the project, which has dictated the exit-only 

access point at the northern connection to Highway 101. The other four points of ingress/egress to this 

shopping center and circulation patterns will remain other than the adjusted exit-only change. Sidewalks are 

proposed that connects the existing sidewalk at the north to the roundabout project at the south. 

 

No stormwater or erosion control/sedimentation permits are required to complete this project, as the 

proposed land disturbance does not trigger Town or State permitting/review, and the project proposes to 

reduce the total impervious surface area on the site by approximately 2700sf.  

 

The Future Land Use Map of the LUP identifies this location as Commercial Center, which is described as 

“These areas have large-scale non-residential uses that serve the entire community and larger region.” An 

additional gas station in would serve the entire community and larger region, especially in emergency 

situations such as hurricanes when fuel is scarce. The use is also proposed to be served by a backup 

generator. 

 

The Technical Review Committee met on March 27th to review the project. Comments and requests for 

clarifications or revisions were provided by Planning, Public Works, Utilities, and Engineering. These items 

were addressed in revised submissions received the following week and approved by those that had the 

comments/requests. The plan appears to be compliant with applicable regulations at this time. 

 

LDO Section 20.C identifies, “The Planning Board will review and make recommendations regarding all 

applications for a special use permit.” The Special Use Permit Required Findings section is included in the 

agenda packet for consideration. The applicants have provided responses to the required findings in their 

application submission. 
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´Case 26-12 SUP 1507 Live Oak Street Gas Station
Vicinity Map
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NC CGIA, Microsoft, Vantor

Zoning Districts

B-1 General Business
District

B-W Business
Waterfront District

I-W Industrial
Warehouse District

L-I Light Industrial
District

PUD Planned Unit
Development

R-20 Residential Single-
Family District

R-8 Residential Medium
Density District

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

RC-5 Residential Cluster
Development District

ROW Right-Of-Way

RS-5 Residential Single-
Family 5 Development
District

TCA Townhomes,
Condominiums,
Apartments District

TR Transitional District

Tax_Parcel_Data

Centerlines

´Case 26-12 SUP 1507 Live Oak Street Gas Station
Zoning Map
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Town of Beaufort, NC 

Request for Special Use Permit 

Parcel ID Number:  730615730628000 

1507 Live Oak St. 
Beaufort, NC 28516 

 

The Cullipher Group Inc. requests approval of a Special Use Permit from the Town of 
Beaufort to establish a convenience store with fuel sales and a quick-service restaurant 
at Huntly Plaza (1507 Live Oak St., Beaufort, NC 28516). 

Project summary 

• Proposed use: Convenience store with fuel sales and a quick-service restaurant. 
• Site: Huntly Plaza, 1507 Live Oak St.; a 7.74-acre parcel zoned B-1. 
• Existing development: An established mixed-use commercial center with a 

hardware store, pharmacy, nail salon, office space, and a restaurant. 
• Applicant: SimMun LLC 

We respectfully submit this application and accompanying materials and acknowledge 
the importance of the expert testimony anticipated during the quasi-judicial 
proceedings. 

 

a) The proposed use is an allowable special use in the zoning district it is being 
located within; 
Huntly Plaza (1507 Live Oak St.) is zoned B-1. In this district, a convenience store 
and a restaurant are permitted.  The addition of fuel sales is permitted with 
approval of a Special Use Permit. 

 

b) The application is complete; 
The application has been reviewed by Town Staff and is believed to be complete 

 

c) The location and character of the use will be in conformity with the Town’s 
Comprehensive and CAMA Land Use Plan and other comprehensive planning 
elements; 

The proposed convenience store with fuel sales and quick service restaurant is 
consistent with the Town of Beaufort’s Comprehensive Plan and CAMA Land Use 
Plan. The property is zoned B-1, is already developed with multiple commercial 
tenants, and is designated as a “Commercial Center” in the Future CAMA Land 
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Use Plan—an automobile-oriented area intended for clustered, multi-tenant 
commercial uses. 

 
 

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

 

Traffic circulation and access (existing conditions and planned improvements): 
• The site includes an existing parking lot with five points of egress. 
• Internal circulation will generally follow established traffic patterns in the 
existing parking lot.  Based on NCDOT comments, the northern Hwy 101 
driveway will be changed to an exit only driveway. 
• Updated signage and pavement markings will be installed to help minimize 
conflicts related to the new use. 
• The Cullipher Group has consulted with NCDOT and will incorporate applicable 
NCDOT requirements into the final design. 

 

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

 

Impact on adjoining or abutting property values: 
• The proposed convenience store with fuel sales and quick service restaurant at 
the existing Huntly Plaza is not expected to substantially injure the value of 
adjoining or abutting properties. 
• The addition will help meet community needs by providing an additional in-
town fuel option. 
• Beaufort currently has one gas station within the Town limits, and fuel supplies 
can become strained during inclement weather or other emergency conditions. 

 
f) The proposed special use will be compatible and in harmony with adjoining land 

uses and the development patterns of the immediate area; and, 
 

The convenience store with fuel sales and quick service restaurant will be 
integrated into the existing Huntly Plaza building, with fuel dispensers and 
canopy placed in the current parking lot. The improvements are allowed in the B-
1 district and are consistent with the Town of Beaufort’s Comprehensive Plan and 
CAMA Land Use Plan. Nearby properties are largely zoned B-1, supporting 
compatibility with the surrounding development pattern. 
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g) The proposed use will not materially endanger the public health or safety of the 
community if located where proposed and developed according to the 
submitted and approved plan. 
 

The proposed convenience store with fuel sales and quick service restaurant at 
Huntly Plaza will be accessible to emergency responders and served by five 
existing egress points. All fuel-dispensing equipment will be new and subject to 
required regulation and inspections. The uses are permitted in the B-1 district 
(with Special Use Permit approval as applicable) and align with the Town of 
Beaufort’s Comprehensive Plan and CAMA Land Use Plan; NCDOT site-plan 
coordination is addressed in subsection (d). 
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Land Development Ordinance for the Town of Beaufort

184 
 

SECTION 20  Special Use Permits 

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

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

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

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

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

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

ii) A legend identifying all symbols on the map; 

iii) A North arrow and a scale; 

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

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

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

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

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

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

b) The special use permit sought; and, 

c) Information supporting the existence of the required findings, and providing such plans or 
other relevant data as may be required by the Town. 
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2) Whenever an application is submitted for a special use permit in a residential zone, the 
applicant shall also include: 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

b) The application is complete; 

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

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

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

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

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

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

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

a) Size (footprint); 

b) Height; 

c) Proportion and scale; 

d) Roof shape(s); 

e) Setbacks; 

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

g) Materials; 

h) Color; and, 

i) Texture. 

  

18

1.



Land Development Ordinance for the Town of Beaufort 

 
 

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

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

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

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

Table 9-5 Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

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

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

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

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

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

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

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

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

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

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

Mini-Storage  
Mixed Use 
Outdoor Amphitheater, Public 
Outdoor Storage 
Preschool 
Restaurant with Outdoor Operation 
School, K-12 
School, Post-Secondary 
Tavern/Bar/Pub with Outdoor Operation 
Theater, Large 
Utility Facility 
Wholesale Establishment
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Beaufort Comprehensive & CAMA Land Use Plan 173Adopted: October 9, 2023

Map Title: Shift + ctrl + left click to add it
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community and larger region. These sites 

with parking in the rear, especially at 

nodes that are accessible by nearby 

not particularly walkable. 

repair, sales, and rental, lumber yards, 

rants, etc. Hotels are also appropriate. 

predominate.

• Institutional uses (churches, primary 
or secondary schools, hospital, 

walkable to nearby businesses. Higher 

as detached or attached residential, 
is usually appropriate within a ¼ mile 

may be appropriate in extremely limited 
instances.

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

longer distances. Automobiles are usually prioritized, but pedestrians should not be 

and beyond.

Examples of Commercial Centers
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Town of Beaufort, NC 

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

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

 

Town of Beaufort Planning Board Regular Meeting 

6:00 PM Monday, May 18, 2026 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 26-14 Special Use Permit – 217 Turner St 
Accessory Dwelling Unit 

 

BRIEF SUMMARY: 

To recommend to the Board of Commissioners approval or denial of the proposed 
Special Use Permit (SUP) for an Accessory Dwelling Unit (ADU) at 217 Turner Street. 

 

REQUESTED ACTION: 

Presentation and discussion of special use permit request 

Recommendation to Board of Commissioners to approve or deny the special use 
permit 

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Case No: 26-14 Special Use Permit – 217 Turner St Accessory Dwelling Unit             Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: May 18, 2025 

Case No. 26-14 Special Use Permit – 217 Turner St Accessory Dwelling Unit  

  

THE REQUEST:  
To recommend to the Board of Commissioners approval or denial of the proposed 

Special Use Permit (SUP) for an Accessory Dwelling Unit (ADU) at 217 Turner St. 

 

INFORMATION:   

Location: 

Property Owner: 

Zoning District:  

LUP Future Land Use: 

Size: 

Existing Land Use: 

Proposed Land Use: 

Adjoining Uses/Zoning:  

 

 

Utilities: 

217 Turner Street (SW corner of Broad St & Turner St) 

George and Debbie Aiken 

Residential Medium Density District (R-8) 

Traditional Neighborhood Residential 

0.136 acres / 5,955sf 

Single-Family Residence with shed 

Single-Family Residence with Accessory Dwelling Unit (ADU) 

North (Across Broad): Single-Family Residential (R-8) 

North & East (across corner): Carteret County Courthouse (TR) 

East (Across Turner): Church (TR) 

South: Single-Family Residential (R-8) 

Water and wastewater provided by Town  

OPTIONS:   

1. Recommend approval of the special use permit as presented 

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

compliance with the Required Findings 

3. Recommend denial of the special use permit based on specific failures to meet requirements 

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

 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Application Package  

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

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

• Attachment G – Comprehensive and CAMA Land Use Plan Future Land Use Map & Classification 
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Case No: 26-14 Special Use Permit – 217 Turner St Accessory Dwelling Unit             Page 2 of 2 

STAFF COMMENTS: 

 

George Aiken, property owner of 217 Turner Street, has applied for a Special Use Permit to establish an 

Accessory Dwelling Unit.  

 

This property, on the southwest corner of Broad Street and Turner Street, formerly hosted The Inn at Turner 

bed-and-breakfast. George and Debbie Aiken purchased the property in February and are now using it as a 

single-family home. There is an accessory structure (shed) in the backyard (adjacent to Broad Street). The 

application proposes renovation and addition of a covered porch to the existing shed in order to use it as an 

Accessory Dwelling Unit (ADU).  

 

With the reduced intensity and use of the property (from 4-room bed and breakfast to single-family residence), 

the need for parking has significantly decreased. There are currently three gravel parking spaces on site which 

would remain following the renovation.  

 

As this property is within Beaufort’s Local Historic District, the “Design Guidelines for the Beaufort Historic 

District & Landmarks” apply to the appearance of the structure, landscaping, and site features. The applicant 

understands that a Special Use Permit must be granted prior to submitting a Certificate of Appropriateness 

application for HPC approval.  

 

While the Design Guidelines are administered by the Historic Preservation Commission (HPC) and are not 

part of the Special Use Permit review, the location of this request within a residential zone does require review 

of compatibility with adjoining buildings. The application provides details in accordance with Section 20.E.3, 

exterior elevations, and proposed materials to be used for the renovation.  

 

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

comments or issues. 

 

LDO Section 20.C identifies, “The Planning Board will review and make recommendations regarding all 

applications for a special use permit.” The Special Use Permit Required Findings are included in the agenda 

packet for consideration. 
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NC CGIA, Microsoft, Vantor

´Case 26-14 SUP 217 Turner Street ADU 
Vicinity Map
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NC CGIA, Microsoft, Vantor

Zoning Districts

B-1 General Business
District

B-W Business
Waterfront District

CS-MU Cedar Street
Mixed-Use District

H-BD Historic Business
District

H-WBD Historic
Waterfront Business
District

OS Open Space District

R-8 Residential Medium
Density District

R8-A Residential Single-
Family Waterfront
District

ROW Right-Of-Way

RS-5 Residential Single-
Family 5 Development
District

TCA Townhomes,
Condominiums,
Apartments District

TR Transitional District

Tax_Parcel_Data

Centerlines

´Case 26-14 SUP 217 Turner Street ADU
Zoning Map
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OFFICE USE ONLY 

Date:  Reviewed for Completeness By: 

Received by:  Date Deemed Complete and Accepted: 

APPLICATION FOR A SPECIAL USE PERMIT 
Instructions: 

Please complete the form below including all required attachments, a $400.00 application 

fee, and return to the Beaufort Town Hall; 701 Front Street; P.O. Box 390; Beaufort, N.C.; 

28516.  Incomplete applications will not be processed but will be returned to the applicant. 

Please call Planning and Inspections at (252) 728-2142 if there are any questions. 

APPLICANT INFORMATION 

Applicant Name:  

Applicant Address: 

Phone Number:   Email: 

Property Owner Name:  

Address of Property Owner: 

Phone Number:   Email:  

PROPERTY INFORMATION 

Property Address: 

15-Digit PIN:          Lot/Block #:  

Size of Property (in square feet or acres):      Current Zoning: 

Current Use of Property: ____________________ Requested Use:  

An application fee of $400.00, either in cash, money order, or check made payable to the “Town of 

Beaufort” must accompany this application (a credit card payment can be made in person at Town 

Hall).  The complete application, payment, and supporting materials must be received by Town Staff 

at least 15 working days prior to a regularly scheduled Planning Board meeting date. 

The town’s website address is www.beaufortnc.org. 

Applicant Signature 

Property Owner Signature (if different than above) 

_____________________
Date of Applicant's Signature

_____________________   
Date of Owner's Signature

Please refer to the Town's Land Development Ordinance, Sections 20 & 27, and all other pertinent 
sections of the Ordinance for information required to accompany this application. Any plans or 
documents submitted should be submitted in an electronic or digital format and one printed color 
copy of such documents submitted with the application.

Revised 8/2020

George G. Aiken
217 Turner St, Beaufort, NC 28516

919-270-2313 georgeaiken2018@gmail.com

GEORGE G. & DEBORAH M. AIKEN
217 Turner St., Beaufort, NC 28516

919-279-2313 georgeaiken2018@gmail.com

217 Turner St., Beaufort, NC 28516
 730617117047000  PART L103 T

0.136 acres R-8
Acessory Shed Studio/1 BR/BTH-ADU

April 27,2026

29

2.

http://www.beaufortnc.org/


Application for a Special Use Permit
Delamar Gibble House ca 1866

217 Turner St. 

DRAWN BY

GGA
 

ISSUE

04.27.26 
CLIENT

George G. Aiken
PROJECT

Modifications to Existing Shed
217 Turner Street

Comments in Support of Findings Required

We considered below the findings required per Section 20 of the Land Development Ordinance:

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

217 Turner St is located in the R-8 Residential medium Density District and an Accessory Dwelling Unit is 

allowable with a Special Use Permit.

b) The application is complete:

I have reviewed the application with Town Staff and believe it is complete.

c) The location and character of the use will be in conformity with the Town’s land use plan and 

other comprehensive planning elements;

This is a renovation and repair of a 1945 existing structure on the property, including new 4’x13' porch 

additions to the rear west side of the structure. The proposed site design is consistent with Traditional 

Neighborhood Residential as per the CAMA Future Land Use Plan. See reference maps for location.

d) Streets, driveways, parking lots, traffic control, and any other traffic circulation features 

shall be designed and provided in accordance with current traffic engineering standards and 

Town regulations and found to be adequate for the proposed special use:

As part of the project, the applicant plans to utilize existing parking area to accommodate the intended 

use of the main structure and ADU.

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

properties:

The renovation of the structure will not take away from the surrounding properties. The structure is 

existing, but will be enhanced with certain architectural features such as exposed rafter tails, new standing 

seam metal roofing, a shed roof porch, shed dormer, brick pavers on the 4'x13' porch, decretive shutters, 

exterior lighting, and exterior doors and windows in keeping with the original 1866 home and the 

surrounding structures.   

If SUP is approved the plans will be submitted to the Historic Preservation Commission for full review.

f) The proposed special use will be compatible and in harmony with adjoining land uses and the 

development patterns of the immediate area:

Several accessory dwelling units exist on Turner Street and have been designed to be compatible with the 

main house and nearby structures. The plans call for conversion of interior space and the addition of a 

porch and will include details, such as exterior trim and exposed rafters characteristic of the main 1866 

Delamar Gibble House.

g) The proposed use will not materially endanger the public health or safety of the community 

if located where proposed and developed according to the submitted and approved plan.

The proposed accessory dwelling unit is readily accessible from Broad Street for emergency and fire 

department access. The use is allowed per the Town of Beaufort, NC Land Development Ordinance, and 

the CAMA Future Land Use Plan.

N 

N 
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C-01 SITE  SURVEY
217 Turner St. 

DRAWN BY

GGA
 

ISSUE

04.27.26 
CLIENT

George G. Aiken
PROJECT

Modifications to Existing Shed
217 Turner Street
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LIST OF ADJACENT PROPERTY OWNERS

312 BROAD STREET - KRALICK SHARON ETVIR CHARLES
215 TURNER STREET - GRIFFIN JOHN ETUX ANNA
211 TURNER STREET - THE MARK C BENYUNES REV TR
214 TURNER STREET / 402 BROAD STREET - COUNTY OF CARTERET
212 TURNER STREET - GRAND LODGE OF NC IOOF BEAUFORT MUSEUM & ARCHIVES INC
301 TURNER STREET - BROWN BENJAMIN W BROWN GRACE H
311 BROAD STREET - DASCOMBE GABRIELLE DASCOMBE ADDISON

C-02 ENLARGED SURVEY
 & ADJACENT PROPERTY OWNERS 
217 Turner St. 

DRAWN BY

GGA
 

ISSUE

04.27.26 
CLIENT

George G. Aiken
PROJECT

Modifications to Existing Shed
217 Turner Street

N 
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C-03 PARKING AND FIRE ACCESS
217 Turner St. 

DRAWN BY

GGA
 

ISSUE

04.27.26 
CLIENT

George G. Aiken
PROJECT

Modifications to Existing Shed
217 Turner Street

N 

EXISTING PARKING
AND FIRE ACCESS
TO REMAIN

   

PROPOSED
4X13 PORCH

EXISTING SHED
TO BE MODIFIED

N 
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A.01

N
E

 I
s
o
m

e
tr

ic
&

 M
a
te

ri
a
ls

BROAD STREET

PROPOSED MATERIALS

Therma-Tru 2868 - S262 Exterior Door

Anderson Series 100 Single 
Hung Windows

ENGLERT Metal Roofing from 
A-D Roofing (Dove Grey)

EXISTING VIEW FROM BROAD STREET 
PROPOSED  VIEW FROM BROAD STREET 

Comments in Support of Findings Required

We considered below the findings required per Section 20 of the Land Development Ordinance:

Compatibility Standards for Special Uses in Residential Zones: 

In deciding whether the architectural elements of the proposed special use in a residential zone will be compatible with the 
adjoining buildings, the BOC shall review said proposal in reference to the following architectural elements: 

a) Size (footprint); The existing building footprint (approx. 12' x 25') will remain the same with the addition of a brick 
paver porch (4' x 13') will be added to the southwest rear side of the structure. Note: no changes to the building 
dimensions.   

b) Height; The existing structure is approximately 12' high, a dormer will be added to the rear half of the structure 

which will be approximately 14' High. Note: no changes to the roof height will be done within the 20' corner setback. 

c) Proportion and scale; No significant changes will be made to the geometry of the existing structure. 

d) Roof shape(s); A shed porch and shed dormer will be added outside the 20 corner setback. The Northernmost 5' of 

the existing roof will be rebuilt as it has settled approximately 3-1/2" and has deteriorated. The pitch of the main roof will 
remain the same (approximately 8:12). There will be no material geometric changes to the existing roof structure within 

the 20' corner setback.  

e) Setbacks; 217 Turner is on a the corner of Turner and Broad and has a 20' setback, which does tot allow 

significant changes within this setback. 

f) Location, size, and number of openings (doors and windows); Are indicated on this document.

g) Materials; The existing 1945 structure was build using standard 2x4 and 2x6 studs and rafters. The structure has 

been repaired over the years with similar materials. The structure is sheathed with 1x8 vertical siding with 1x2 vertical 
battens. Rafters will be repaired with like materials. Some rafters will be "sistered" 2x6 or 2x8 as required. New Rafters on 

the dormer will be 2x6 and 2x8. 

h) Color; and, the existing structure is white and will be repainted with matching paint. The new standing seam metal 
roof will be "Dove Gray". 

i) Texture. The existing board and batten texture will be repaired and maintained. The existing shingle roof material 

will be replaced with standing seam metal. 
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A.02

V
ie

w
s

REAR VIEW

FRONT VIEW RIGHT VIEW

LEFT VIEW
(1/4" = 1'-0")(1/4" = 1'-0")

(1/4" = 1'-0") (1/4" = 1'-0")

25'-5 1/2"12'-2 1/2"

20' setback plane

A03

1

A03 

1
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A.03
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EXISTING AND PROPOSED SECTON
(1/2" = 1'-0")

2x6 joist

SECTION 1

2X10 dbl Rim Board

2x6 studs

2x4 rafters

2x6 collar tie

FFE approx. 
elev 9.25

5/8" wood siding

(1/2" = 1'-0")

Masonry
Foundation
wall
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Ground 
level
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"
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NEW DORMER

NEW SHED ROOF

EXISTING ROOF
STRUCTURE
8:12 PITCH
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A.04

PRELIMINARY FLOOR PLAN
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SECTION 20  Special Use Permits 

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

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

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

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

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

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

ii) A legend identifying all symbols on the map; 

iii) A North arrow and a scale; 

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

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

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

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

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

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

b) The special use permit sought; and, 

c) Information supporting the existence of the required findings, and providing such plans or 
other relevant data as may be required by the Town. 
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2) Whenever an application is submitted for a special use permit in a residential zone, the 
applicant shall also include: 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

b) The application is complete; 

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

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

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

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

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

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

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

a) Size (footprint); 

b) Height; 

c) Proportion and scale; 

d) Roof shape(s); 

e) Setbacks; 

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

g) Materials; 

h) Color; and, 

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

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

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

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

C) R-8 Residential Medium Density District. 
This residential zoning district is established as a medium density zoning district in which the 
principle use of the land is for single-family dwelling units. The regulations of this zoning district 
are intended to provide areas of the community for those persons desiring residences in relatively 
medium density areas. No buildings, houses, or structures, excepting noncommercial docks or piers 
as specified in Section 2(H) of this Ordinance, will be erected on the south side of Front Street in 
this district. Uses in this district which require potable water or sanitary sewer must be connected 
to both municipal water and municipal sewer. 

1) Minimum Lot Size. 
All lots in the R-8 district shall be a minimum of eight thousand square feet (8,000 ft2).

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

3) Building Setback and Building Height Requirements and Limitations. 
Subject to the exceptions allowed in this Ordinance, each structure on a lot in this zoning 
district shall be set back from the boundary lines of the lot at least the distances provided in the 
tables set forth in this section.  The building height limitation in this district is provided in the 
tables set forth in this section.   
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      Table 7-9 Interior Lot Requirements 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

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

        Table 7-10 Corner Lot Requirements 

District 
Designated Front 

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way) 

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation

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

 Table 7-11 Double Frontage Lot Requirements 

District 
Designated Front 

(Right-of-Way)  
Setback 

Designated Rear 
(Right-of-Way)  

Setback 
Side Setback 

Building Height 
Limitation

R-8 25 feet 15 feet 8 feet 35 feet

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

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

5) Permitted Uses. 
Antenna Co-Location on Existing 

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

Operated Facilities & Services 
Group Home 
Home Occupation 

Neighborhood Recreation Center, 
Indoor/Outdoor, Private 

Neighborhood Recreation Center, 
Public 

Park, Public 
Public Utility Facility 
Resource Conservation Area 
Shed 
Swimming Pool (Personal Use)
Temporary Construction Trailer
Utility Minor 
Vehicle Charging Station

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance). 
Accessory Dwelling Unit 
Athletic Field, Private 
Bed & Breakfast 
Cemetery/Graveyard 
Club, Lodge, or Hall 
Concealed (Stealth) Antennae & Towers 
Day Care/Child Care Home 
Golf Course, Privately-Owned 
Golf Driving Range 

Marina 
Outdoor Amphitheater, Public
Preschool  

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

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

smaller and closely packed with resi

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

prioritizes people and accommodates 

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

prioritize pedestrians, with sidewalks on 

speed limits allow bicycles to share the 

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

Examples of the traditional neighborhood development style.
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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 Planning Board Regular Meeting 

6:00 PM Monday, May 18, 2026 – 614 Broad Street- Train Depot  
 

 

AGENDA CATEGORY: New Business – Rezoning   

SUBJECT: To recommend approval or denial to the Board of 
Commissioners for the rezoning of 309 Pollock Street from 
R-8 to CS-MU as well as a CAMA Future Land Use Map 
amendment from Traditional Neighborhood Residential to 
Cedar Street – Mixed Use District. 

BRIEF SUMMARY: 

The applicant wishes to rezone 309 Pollock Street which is currently zoned R-8 and contains 
0.25 acres to CS-MU as well as a CAMA Future Land Use Map amendment to CS-MU.   
  

REQUESTED ACTION: 

Discussion 

Recommendation on Proposed Rezoning 

 

EXPECTED LENGTH OF PRESENTATION: 

20 Minutes  

 

SUBMITTED BY: 

Kyle Garner, AICP 

Planning & Inspections Director 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Staff Report 

To:  Planning Board                                                                 Date: 5/8/2026 

From: Kyle Garner, AICP Meeting Date: 5/18/2026 

 

Case Number 26-15 
 

Summary of Request:  Rezone 309 Pollock Street from R-8 to CS-MU  
 

Background 
 

Location(s) & PIN 309 Pollock Street (Pin # 730618209740000) 
  

Owners Perry & Sharon Harker 

Applicant James Taylor 
  

Current Zoning R-8 
  

Lot(s) Size & Conformity Status .25 Acres (10,890 sq. ft. approx.) Conforming 
  

Existing Land Use Vacant Lot  
  

  

Adjoining Land Use & Zoning North Vacant Lot – Zoned CS-MU 

 South Single Family - Zoned R– 8 

 East Single Family – Zoned R-8 

 West Single Family – Zoned R-8 
  

Special Flood Hazard Area ☐ Yes ☒ No   
  

Public Utilities  

          Water ☒ Available                             ☐  Not Available 

          Sewer ☒ Available                             ☐  Not Available 
  

Additional Information See Staff Comments 
  

Requested Action Discussion.   

 Provide recommendation to the Board of Commissioners to: 

 • Approve the request; • Deny the request; or 

 • Recommend more restrictive zoning district 
 

 

 

 

Attachment - A 
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Staff Comments 

• In 2019 the Cedar Street Mixed Use District was created to complement the Entry Master Plan, 

CAMA Land Use Plan and the development pattern which was in a state of transition with the 

relocation of US Hwy. 70.   

• The lot is vacant.   
     

• A rezoning and future land use plan map amendment to CS-MU would be consistent with the 

adjacent zoning and future land use with the CS-MU zoning as well as the existing land use 

pattern.   

 

CAMA Land Use Plan – Future Land Use Classifications 

 

In accordance with NCGS § 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. 

 

The CAMA Land Use Plan identifies this property as Traditional Neighborhood Residential.  The 

applicant is requesting a Future Land Use Map amendment to Cedar Street - Mixed Use to make it match 

the surrounding area.  (See Land Use Map & Attached Land Use Description) 

 

 

Attachments: Attachment B - Vicinity Map  

Attachment C - Zoning Map 

Attachment D - CAMA Map 

Attachment E – CAMA Description 

Attachment F - Application Package 

Attachment G - CAMA Consistency Statement 

Attachment H - LDO Sections (R-8 & CS-MU) 

Attachment I - Abutting Property Owners 

Attachment J – Property Survey 
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Comparison of Zoning Standards 

Existing R-8 to Proposed CS-MU 
 

 
 

Item Existing  

 (R-8) 

Proposed  

 (CS-MU) 
 

Minimum 

Lot Size 

8,000 sq. ft. N/A 

 
Lot Width 

60’ Minimum N/A 

 
Front 

Setback 

 
25 feet  

 

 
10 foot minimum 

20 feet maximum  

 
 

Side 

Setback 

 
8 feet 

 
0 feet 

 
Rear 

Setback 

 
25 feet 

 
20 feet 

Building 

Height 

35 Feet 

 

40 Feet 
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TOWN OF BEAUFORT 

PLANNING BOARD 
 

  

RESOLUTION ADVISING THAT PROPOSED AMENDMENT  

TO THE TOWN OF BEAUFORT ZONING MAP 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, of 

which the zoning map is part, 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 

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 

zoning map amendment; and 

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

the proposed amendment to the zoning map and the Future Land Use Map is in accordance with 

all officially adopted Town plans for the reasons stated in the Staff Report for Case 26-15 and 

therefore recommends adoption by the Board of Commissioners.  The Planning Board finds that 

the proposed amendment reasonable and in the public interest and is in furtherance of the Town 

plans, ordinances and regulations. 

 This Resolution is effective upon its adoption this 18th day of May 2026. 

 

      TOWN OF BEAUFORT 

      PLANNING BOARD 

 

      _________________________________ 

      _________________________, Chairman 

ATTEST: 

 

______________________________ 

________________________, Secretary 
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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 
www.beaufortnc.org 

 

Mayor Sharon Harker 

Commissioner Dexter Matthews  • Commissioner Melvin Cooper 

Commissioner Paula Gillikin • Commissioner John LoPiccolo •Commissioner Sarah Spiegler 
Interim Town Manager Matt Zapp 

Case 26-15 - 309 Pollock Street Rezoning R-8 to CS-MU – Abutting Neighbors 
PERRY & SHARON HARKER  
512 POLLOCK STREET  
BEAUFORT, NC 28516 

THOMAS J. JOHNSON TRUSTEE  
2393 CHURCH STREET 
CONWAY, SC 29526 

KIMBERLY MARKUNAS  
4006 SMOKETOWN ROAD  
LEWISBURG, PA 17837 

STEPHEN O’CONNELL  
2114 WHITE OAK ROAD 
RALEIGH, NC 27608 

POLLOCK ST. INVESTMENT PARTNERSHIP 
C/O DOUG BRADY 
805 FRONT STREET 
BEAUFORT, NC 28516 

DIMITRI THOMAS  
4414 HUNTER OAKS COURT 
HIGH POINT, NC 27265 
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