
 

 

 

 

  

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 Adjustment Regular Meeting 

6:00 PM  Monday, February 26, 2024 - Town Hall Conference Room,  

701 Front Street, Beaufort, NC 28516 

Monthly Meeting 

 
 

 

Call to Order 

Roll Call 

Agenda Approval 

Election of Officers 

Administration of Oaths 

Quasi-Judicial Proceeding 

1. Variance Request for 307 Front Street  

Commission / Board Comments 

Staff Comments 

Adjourn 

1

http://www.beaufortnc.org/


 

 

 

 

  

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 Adjustment Regular Meeting 

6:00 P.M. February 26, 2024 – 701 Front Street – Town Hall Conference Room 
 

 

AGENDA CATEGORY: New Business 

SUBJECT: Variance Request for 307 Front Street  

 

BRIEF SUMMARY: 

Mary Ellen Nixon-Moore, owner of subject property 307 Front Street, has requested a variance 

from LDO Section 9.A. to build an addition onto the back of the house that maintains the 2’6” 

setback of the existing structure and has a 2’3” setback for the newly added section. 

REQUESTED ACTION: 

Conduct Evidentiary Hearing 

Decision on Request  

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes (Presentation from Staff) 

 

SUBMITTED BY: 

Michelle Eitner, Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 

 

 

2

1.

http://www.beaufortnc.org/


\\BEAUFORT-SERVER\Town Hall Share\Planning & Inspecting Share\02 - BOA\2024\2.26.24\Case # 24-01 - 307 Front St Variance\Muni Code\24-01 Exhibit 
A - Staff Report.docx 

Page 1 of 1 

 

STAFF REPORT 

 

  
To: Board of Adjustment Members 

From: Michelle Eitner, Town Planner 

Date: February 26, 2024 

Case #24-01 – Variance – 307 Front Street 

  
  
THE REQUEST:  Mary Ellen Nixon-Moore, owner of subject property 307 Front Street, has 

requested a variance from LDO Section 9.A. to build an addition onto the 
back of the house that maintains the 2’6” setback of the existing structure 
and has a 2’3” setback for the newly added section.  

BACKGROUND:   

Applicant: 
Property Owner: 
Property Address: 
PIN: 
Zoning District: 
Flood Zone: 
 
Lot Dimensions: 
Existing Land Use: 
Historic Designation: 
Project Description: 
 
 
 

Christina Colucci, Align IAD 
Mary Ellen Nixon-Moore 
307 Front Street  
730617100471000 
Historic Business District (H-BD) 
Portion of front yard is AE-8, but structure is outside of the Special Flood 
Hazard Area (aka “100 year floodplain”) 
See survey included in application package 
Multi-family (three units) 
Sabiston House, 1857 (plaque). Within Beaufort’s Local Historic District. 
Addition on back of house to expand square footage of existing second floor 
apartment. This proposal includes enclosing an existing second-story deck 
and adding on a carport with deck above. The existing structure encroaches 
into the required 8’ side setback by 5’6”. The proposed project would 
continue that nonconformity on the existing structure and increase the 
nonconformity by 3 inches on the addition. The applicant has provided a 
written description of the variance request within the application package. 

EXHIBITS: 
Exhibit A – Staff Report 
Exhibit B – Vicinity Map 
Exhibit C – Variance Application Package 
Exhibit D – Notification Certification  
Exhibit E – LDO Section 9.A. H-BD Historic Business District 
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CARTERET COUNTY, N.C.
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REGISTRATION NUMBER, AND SEAL THIS

15TH    DAY OF  OCTOBER    , A.D. 2023.

JAMES I. PHILLIPS III RLS NO. L-3151
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1307 FRONT ST. VARIANCE  | 16 JAN 2024

VARIANCE
307 Front Street is in Zone H-BD, which requires an 8’-0” 
side setback. Our request is to align the proposed second-level new 
construction, as shown in the following pages, with the existing level 
one structure. This would maintain the existing setback of 2’-8” from 
the side property line instead of the required 8’-0”. This constitutes a 
request for a 5’-4” reduction in the west side setback requirement. 

In the following pages, you will see how the hardship results from 
the specific property size and shape. The lot’s angle, along with the 
original 1857 structure, has created an overly tight northwest corner. 
If the current setback requirements are to be met, it would not only 
result in a less than desirable addition, but it would also compromise 
the overall aesthetic of the structure that has been maintained 
through multiple additions and renovations in history.

REQUEST: 307 FRONT ST

PREPARED FOR THE TOWN OF 
BEAUFORT

16 JANUARY 2024
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2307 FRONT ST. VARIANCE  | 16 JAN 2024

SITE PLAN
The lot, and consequently the home, has been on an angle 
since its construction in 1857, continuing on that angle with each 
addition from 1909-1978. Our goal is to maintain consistency in 
the structure and attempt to square things up. Upon examining 
the adjacent lots to the left, you’ll notice that both 301 and 305 
increase in width at the back of their property, while 307 reduces 
in width towards the back. This domino effect results in a very tight 
northwest corner, which can be seen enlarged on the next page.
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EVIDENCE OF CEMTERIES OR UTILITIES, ABOVE GROUND OR
OTHERWISE, WAS OBSERVED BY THE SURVEYOR OTHER
THAN THOSE SHOWN ON THIS MAP.
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SITE PLAN
The current northwest corner of the house sits 2.66’ (2’-8”) 
from the existing property line due to the angle of the lot. The 
lower-level apartment is currently situated under the second-level 
deck, as shown in the first two photographs below. This apartment 
was built in or around 1978. The third photo, taken from 305’s side 
yard, shows the current appearance of the 2’-8” setback.
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PLANS
The plan is to enclose the upper-level deck to expand 
the overall square footage of the second-level apartment. 
Essentially, we will extend the second-level northeast wall, 
aligning it with the lower-level exterior wall below. Additionally, 
we will add a new 15’ deck, including steps, to facilitate a 
covered carport below. The final design will extend an additional 
10’ into the backyard compared to the existing structure.
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5307 FRONT ST. VARIANCE  | 16 JAN 2024

OVERVIEW
Beyond the request for a 5’- 4” setback reduction, it 
should be known that, given the angle of the property line, 
the extension of the additional 10’ of structure may result in 
an even narrower distance between the property and the new 
deck (see desired site plan overlay). The current estimation is 
2’-3”. However, this has not been verified. In the event that this 
could pose an issue for variance acceptance, we could inset the 
deck by 6” to ensure it maintains the requested 2’-8” distance 
from the property line.
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Beaufort Maritime Museum 
Physical Address: 315 FRONT ST BEAUFORT, NC 28516
Mailing Address: 315 FRONT ST BEAUFORT, NC 28516

Lauren & Julio Ascencios
Physical Address: 305 FRONT STREET BEAUFORT, NC 28516
Mailing Address: 6875 BOWMAN DIARY ROAD, LIBERTY, NC, 27298

Ann Cary Kindell
Physical Address: 110 ORANGE STREET BEAUFORT, NC 28516
Mailing Address: 3100 MORROW FARM LN, CHAPEL HILL, NC 27516
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SECTION 9 Nonresidential Zoning Districts 

A) H-BD Historic Business District. 
The intent of this zoning district is to allow land and structures which provide personal services, 

be limited to the Town's Historic Overlay District and may be subject to additional requirements 
found within the 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. 
The H-BD district will not have a minimum lot size. 

2) Minimum Lot Width. 
No minimum lot width is required in the H-BD district 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 9-1 Interior Lot Requirements for Residential Use 

District 
Front Setback 
(Right-of-Way) 

Rear Setback Side Setback 
Building Height 

Limitation

H-BD 25 feet 30 feet 8/0* feet 35 feet

               *0 feet if it connects to a common wall. 

Table 9-2 Corner Lot Requirements for Residential Use 

District 
Designated Front 

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way) 

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation

H-BD 25 feet 25 feet 30 feet 8 feet 35 feet

Table 9-3 Corner Lot and Interior Lot Requirements for Commercial Use 

District 
Designated Front 

(Right-of-Way) 
Setback 

Designated Side 
(Right-of-Way) 

Setback 

Rear 
Setback 

Side 
Setback 

Building Height 
Limitation

H-BD 0 feet 0 feet 0 feet 0 feet 35 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. 
Antenna Co-Location on Existing 

Tower 
Bed & Breakfast 

Boat Sales/Rentals 
Club, Lodge, or Hall 
Commercial Indoor Recreation Facility
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Community Garden 
Concealed (Stealth) Antennae & 

Towers 
Day Care Center 
Dock 
Dwelling, Single-Family 
Financial Institution 
Government/Non-Profit Owned/ 

Operated Facilities & Services 
Hospital 
Hotel or Motel 
Library 
Mixed Use 
Moped/Golf Cart Sales, Rentals 
Mortuary/Funeral Home/ Crematorium 
Museum 
Neighborhood Recreation Center, 

Public 
Office: Business, Professional, or 

Medical 
Park, Public 
Parking Lot 
Parking Structure 
Personal Service Establishment
Pool Hall or Billiard Hall 
Public Safety Station 
Public Utility Facility 
Resource Conservation Area 
Restaurant with Indoor Operation 
Retail Store 
Shed 
Swimming Pool (Personal Use)
Signs, Commercial Free-Standing 
Tavern/Bar/Pub with Indoor Operation
Temporary Construction Trailer
Theater, Small 
Transportation Facility 
Utility Minor 

6) Special Uses (Special Uses requirements may be found in Section 20 of this Ordinance).
Commercial Outdoor Amphitheater 
Commercial Waterfront Facility 
Convenience Store 
Gas/Service Station 
Golf Driving Range 
Marina 
Microbrewery 
Microdistillery 
Other Building-Mounted Antennae & 

Towers 
Other Freestanding Towers 
Outdoor Amphitheater, Public 

Preschool 

Restaurant with Outdoor Operation 
Satellite Dish Antenna  
School, K-12 
School, Post-Secondary 
Tavern/Bar/Pub with Outdoor 

Operation 
Theater, Large 
Utility Facility 
Vehicle Service 

B) H-WBD Historic Waterfront Business District. 
The function of this district is to protect the character of the commercial development along the 

and may be subject to additional requirements found within the 
 

1) Minimum Lot Size. 
All lots in the H-WBD shall be a minimum of three thousand square feet (3,000 ft2).

2) Minimum Lot Width. 
No minimum lot width is required in the H-WBD district 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.  
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