
 

 

 

 

  

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 21, 2025 - Train Depot, 614 Broad Street, Beaufort, NC 28516 

Monthly Meeting 

 
 

 

Call to Order 

Roll Call 

Agenda Approval 

Election of Officers 

Minutes Approval 

1. Draft Minutes 

Public Comment 

New Business 

1. Case 25-02 –406 Live Oak Street Mixed-Use Site Plan Review and Recommendation 

2. Case 25-08 Site Plan – Phase II & III Front Street Village 

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, February 17, 2025 - Train Depot, 614 Broad Street, Beaufort, NC 28516  

Minutes 

 
 

 

 

Call to Order 

Chair Neve called the February 17th, 2025 Planning Board meeting to order at 6:00 p.m. 
 

Roll Call 

 
Mr. Fockler conducted the roll call for the meeting. 

Members Present: Ryan Neve, Chair; Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff 

Vreugdenhil 

 

Members Absent: None 

A quorum was declared with seven members present. 
 

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

Arey Grady, Town Attorney  

 

Agenda Approval 

Chair Neve asked if there were any changes to the Agenda and hearing none, asked for a motion. 

 

Member Stanziale made the motion to approve the agenda and Member Bowler made the second. Chair Neve took a vote that 

was unanimously approved. 

 

Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil 

 

Minutes Approval 

1. PB Draft Minutes for 111824 
 

Member Stanziale made the motion to approve the Minutes and Member Bowler made the second. Chair Neve took a vote that 

was unanimously approved. 
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Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil 

 

Public Comment 
 

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

 

New Business 
 

1. Case 25-01 – Staff-initiated Text Amendment to Reflect Current Flood Insurance Rate Maps (FIRMs) in the Flood 

Damage Prevention Ordinance (FDPO) 

 

Mrs. Eitner gave the Staff Report and briefly reviewed Ordinances and Ordinance amendments, explaining that the proposed 

text amendment is to the Flood Damage Prevention Ordinance (FDPO).  NCGS 160D allows language to be adopted that 

accepts whichever flood maps are deemed effective by state/federal, rather than specific panels.  Specifically, this amendment 

proposes to provide 160D-style map adoption language in advance of future map changes.   

 
The Board asked if the new maps were in effect, how often they are updated, and if the insurance commission designs the 

maps.  Mrs. Eitner explained that the new maps are not in effect yet, they are not updated on a set timeline, and the maps are 

scientifically driven but the insurance commission uses and enforces the maps. 

 

Member Bowler made the motion to approve as presented and Member Patton made the second.  Chair Neve took a vote that 

was approved. 

 

Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil 

 

2. Request to rezone 1113 Live Oak Street from R-8 to RS-5 (No CAMA LUP amendment) 

 

Mrs. Eitner gave the Staff Report and explained the property at 1113 Live Oak Street is a single-family home currently zoned 

R-8. The applicant desires to rezone the property to RS-5 in order to have enough space within setbacks to build a detached 

two-car garage.  This application went before the Board of Commissioners (BOC) in 2022 and was denied “on the grounds 

that the requester does not need to have a rezoning to accomplish what their stated purpose and objective is within the 

property”.  

 

There was Board discussion regarding non-accessibility on the adjoining Loftin Lane, the earlier denial by the BOC, and 

requesting variance versus rezoning,  

 

Member Vreugdenhil made the motion to approve as presented and Member Patton made the second.  Chair Neve took a 

vote that was unanimously approved. 
 

Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil 

 

3. 25-05 Palmetto Plantation Phase 3 - Final Plat 

 

Mr. Garner gave the Staff Report and explained the request to subdivide an undeveloped 3.34-acre tract into nine lots.  This 

is a final plat to allow the developer to record and sell the individual lots.  There is a $36,187.50 bond request for sidewalk 

infrastructure and also recreation fees in the amount of $1,757.42.  Mr. Garner stated there are no variations between the 

preliminary plat and the final plat.  Mr. Garner explained why and how the town bonds infrastructure such as recreation fees 

through a letter of credit.   

 

Member Vreugdenhil made the motion to approve as presented and Member Stanziale made the second.   
 

There was further discussion regarding alleviating standing water and Mr. Ron Cullipher, engineer for the project, explained 

that piping had been installed going to the retention pond.  The large size of the roundabout was discussed as it is over 100 

feet in diameter.  Responsibility of the maintenance of sidewalks was questioned and Mr. Garner explained that only if the 

sidewalks are dedicated to the town do they then become the town’s responsibility.   
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As there was a motion on the floor Chair Neve took a vote that was unanimously approved. 
 

Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil 

 

Commission / Board Comments 
 

The Board welcomed new Board member Tammy Hunsucker and thanked outgoing member Dianne Meelheim for her service.  

Chair Neve noted that there would be updates to the Unified Development Ordinance (UDO) in the near future. 

 

Staff Comments 
 

Mrs. Eitner gave an update on the UDO update project and explained the different module components, working with the 

consultants, and community outreach.  

 

Mr. Garner thanked Mr. Fockler, Code Enforcement Officer, for taking Ms. Anderson’s duties while she is out, and explained 

that Mr. Fockler would be attending Planning Board meetings in the future as issues come up.  Mr. Garner also informed the 

Board that there will be many upcoming projects that will be coming before the Board. 

 

Adjourn 

Member Patton made the motion to adjourn and Member Stanziale made the second. Chair Neve took a vote that was 

unanimously approved. 

Voting yea: Chair Neve, Becky Bowler, Vic Fasolino, Tammy Hunsucker, Clark Patton, George Stanziale, Jeff Vreugdenhil  

Chair Neve then declared the meeting adjourned at 6:45 p.m. 
 

 

 

 

 

 

 
 

Ryan Neve, 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, March 17, 2025 - Train Depot, 614 Broad Street, Beaufort, NC 28516  

Minutes 

 
 

 

 

Call to Order 

Chair Neve called the March 17th, 2025 Planning Board meeting to order at 6:00 p.m. 
 

Roll Call 

 
The Secretary conducted the roll call for the meeting. 

Members Present: Ryan Neve, Chair; Tammy Hunsucker, George Stanziale, Jeff Vreugdenhil 

 

Members Absent: Becky Bowler, Vic Fasolino, Clark Patton 

A quorum was declared with four members present. 
 

Town Staff Present: Kyle Garner, Planning Director; Mr. Arey Grady, Town Attorney; Ms. Laurel Anderson, Board Secretary  

 

Agenda Approval 
 

Member Vreugdenhil made the motion to amend the agenda until more board members were present and Member Stanziale 

made the second. Chair Neve took a vote that was unanimously approved. 

 

Voting yea: Chair Neve, Tammy Hunsucker, George Stanziale, Jeff Vreugdenhil 

 

Member Stanziale made the motion to approve the amended agenda and Member Hunsucker made the second. Chair Neve 

took a vote that was unanimously approved. 

 

Voting yea: Chair Neve, Tammy Hunsucker, George Stanziale, Jeff Vreugdenhil 

 

Public Comment 
 

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

 

New Business 
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1. To recommend approval or denial to the Board of Commissioners for the rezoning of 625 W Beaufort Rd from R-

20 to R-8 

 

Mr. Garner gave the Staff Report and noted that this application is for Case #25-06, to rezone a single lot from R-20 to R-8 

with a total area of 0.688 acres.  There are two existing dilapidated structures on the property.  The two existing structures are 

non-conforming as they do not meet side yard setbacks and the two structures also render the property non-conforming as 

only one primary use is permitted.  Rezoning would not change non-conforming status as side yard setbacks would still not 

be met.  Rezoning would allow for potential subdivision of the lot. 

 
The Board discussed staff-initiated rezoning other non-compliant R-20 lots on West Beaufort Rd to R-8. 

 

Member Vreugdenhil made the motion to approve based on the fact that the structures are non-conforming, the property is 

adjacent to an R-8 property to the rear, and in conformance with the CAMA Land Use Plan; and Member Stanziale made the 

second.  Chair Neve took a vote that was approved. 

 

Voting yea: Chair Neve, Tammy Hunsucker, George Stanziale, Jeff Vreugdenhil 

 

Commission / Board Comments 
 

The Board expressed their appreciation for the road construction being completed especially the Queen Street area.  As a 

member of the Unified Development Ordinance (UDO) committee Chair Neve noted the UDO update included the consultants 

discussing the process, presenting the outline structure, chapter headings,  

 

Staff Comments 
 

Mr. Garner noted there would be some larger projects coming to the Planning Board in the next few months.  He also discussed 

the UDO being updated which can be tracked on the town website.  Other departments’ projects include the USDA grant and 

the stormwater project. 

 

Adjourn 

Member Vreugdenhil made the motion to adjourn and Member Stanziale made the second. Chair Neve took a vote that was 

unanimously approved. 

Voting yea: Chair Neve, Tammy Hunsucker, George Stanziale, Jeff Vreugdenhil 

 

Chair Neve then declared the meeting adjourned at 6:30 p.m. 
 

 

 

 

 

 

 
 

Ryan Neve, 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, April 21, 2025 – Train Depot  
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Case 25-02 –406 Live Oak Street Mixed-Use Site Plan Review 
and Recommendation 

 

BRIEF SUMMARY: 

To recommend to the Board of Commissioners approval or denial of the proposed site plan for 
mixed-use redevelopment at 406 Live Oak Street. 

 

REQUESTED ACTION: 

Presentation and discussion of site plan request 

Recommendation to Board of Commissioners to approve or deny the proposed site plan 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes 

 

SUBMITTED BY: 

Michelle Eitner 

Town Planner 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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Case No: 25-02 406 Live Oak Street Mixed-Use Redevelopment Site Plan              Page 1 of 2 

 

STAFF REPORT 
 

To: Planning Board Members 

From: Michelle Eitner, Town Planner 

Date: April 21, 2025 

Case No. 25-02 Site Plan – Mixed-Use Redevelopment at 406 Live Oak Street 

  

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

site plan for mixed-use redevelopment at 406 Live Oak Street. 

INFORMATION:   

Location: 

Property Owner: 

Zoning District:  

Size: 

Existing Land Use: 

Proposed Land Use: 

Proposed Density: 

Adjoining Uses/Zoning:  

 

 

 

Utilities: 

406 Live Oak Street 

Sound Shore Construction Inc (Vic Fasolino) 

Cedar Street – Mixed Use (CS-MU) 

0.24 acres / 10,560sf 

Commercial (vacant) 

Mixed-Use (3 dwelling units above 3 commercial units) 

12.59 units/acre (3 units ÷ 0.24 acres) 

North: No Name Pizza (B1) 

West: Beaufort Café (CS-MU) 

East: Single-Family Residential (CS-MU) 

South: Physical Therapy Office (CS-MU), Residential-mixed (TR) 

Water and wastewater provided by Town (660gpd wastewater allocation for 

3 apartments and 3 stores [no food] approved by Town Engineer on 4.9.25) 

OPTIONS:   

1. Recommend approval of the Site Plan     

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

 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C – Zoning Map 

• Attachment D – Site Plans 

• Attachment E – NCDOT Street and Driveway Access Permit 
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Case No: 25-02 406 Live Oak Street Mixed-Use Redevelopment Site Plan              Page 2 of 2 

STAFF COMMENTS: 
 

Vic Fasolino of Sound Shore Construction Inc, owner of 406 Live Oak Street, has applied for site plan 

review for a mixed-use development, including: 

• Three 1080sf “commercial rental store” units on the ground floor 

• Three ~1100sf rental apartments (one 1-bedroom unit, two 2-bedroom units) on the top floor 

• Provided elevations and details show CSMU-compliant siding, window openings, roof, and signage 

• On-site parking lot 

o One-way traffic circulation and signage as required by NCDOT for driveway permit 

o 9 parking spaces required and provided 

▪ Eight standard parking spaces 

▪ One handicap accessible space 

o No loading/unloading space is shown (LDO Section 13.J.5 alternate design requested) 

• Landscaping/buffering 

o Type A opaque buffer required along east property line (LDO Section 19.C.4.b.iii alternate 

design requested) 

o Vehicle Accommodation Area landscaping for 4146sf  

• LED Lighting above sign boards and in parking lot 

• Six roll-out carts (3 trash, 3 recycling) 

• Outdoor flex areas along Cedar Street 

• New sidewalk along Cedar to meet existing sidewalk on Live Oak  

 

The applicant revised the plans several times to meet LDO requirements prior to discussion with Technical 

Review Committee on April 1, 2025. Final plan revisions to meet TRC members’ requests for additional 

information were submitted on April 9th. All TRC members (Police, Fire, Engineering, Public Works, 

Public Utilities, Duke Energy, NCDOT) have agreed that the project meets their requirements and have no 

further comments. Planning staff agrees that the project meets the criteria required in the LDO.   
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 Case 25-02 Attachment B – Vicinity Map 
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Case 25-02 Attachment C – Zoning Map 
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NOTES:
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CURB

NOTES:
1. IN ADDITION TO METALIC TRACING TAPE
    12" BELOW GRADE ABOVE THE PIPE,  ALSO
    PLACE 12 GUAGE 600 VOLT COPPER TRACER
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1) ALL PIPING & FITTINGS TO BE DUCTILE IRON, GALVANIZED BRASS, STAINLESS STEEL OR ALUMINUM.
2) 40' (MAX) FROM FDC TO APPARATUS ACCESS LOCATION.
3) FDC TO FACE FIRE APPARATUS ACCESS LOCATION (DRIVEWAY).
4) DO NOT BLOCK APPARATUS ACCESS TO BUILDING WITH HOSE LAY FROM HYDRANT TO FDC.
5) MINIMUM DISTANCE (3) FEET BEHIND CURB, PROTECT FROM VEHICLES.
6) PROVIDE HEAT & ALARM SUPERVISION TO HOT BOX (2 CONDUITS).
7) COMPLY WITH PUBLIC UTILITIES HANDBOOK REQUIREMENTS.
8) REFER TO TB‐4.

NOTES:
1.  ALL PIPING SHALL BE SCH40 DWV UNLESS NOTED OTHERWISE.

  2. TRANSITION COUPLINGS USED UNDER PAVING SHALL BE REPAIR 
CLAMPS OR MECHANICAL JOINT COUPLINGS.

  3. TRANSITION COUPLINGS USED NOT UNDER PAVING SHALL BE NO HUB
     ADAPTERS, REPAIR CLAMPS, OR MECHANICAL JOINT COUPLINGS.
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ARTISTIC RENDERING 

SOUND SHORE CONSTRUCTION                                          406 LIVE OAK STREET  -   PROPOSED NEW BUILDING                                                 
19
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                                                               FRONT

                                                                    REAR

Glazed Wall Area Calculations
Location Wall Area, sq ft Glass Area, sq ft % Glazed
Front wall 1500 369.4 24.6%
Rear Wall 1500 96 6.4%
Left Wall 900 65 7.2%
Right Wall 900 69.7 7.8%

                                                       LEFT                                                                                                                                 RIGHT

GLASS AREA CALCULATIONS
LOCATION WALL AREA sq ft GLAZED UNITS GLAZED AREA sq ft %   Glazed / wall

FRONT 19 x 70 = 1330     7 of A
    9 of B
    4 of C
    8 of D
    2 of E
    3 of F

          98.7
          37.8
          41.2
          73.6
          45.8
           6.9

         22.9%

REAR 19 x 75 = 1425     3 of F
    7 of G
     3 of H

           6.9
            82.6
            27.9

           8.2%

LEFT 19 x 45 = 855      2 of D
     1 of F

           18.4
            2.3

            2.4%

RIGHT

45 degree wall
is in Right
elevation

19x45 = 855      1 of A
     2 of B
     3 of D
     1 of E
     2 of F

           14.1
            8.4
            27.6
            22.9
            4.6

            9.0%

B

AAAA

D

AAA
BB B BB B BB B

C

A

D

C CC

DD

E

D D

D

D D

E

E

D

B

D

F

DD

F

FFF

G

F F

F

GGGG GG

HHH

DD

BB

AE

                                        GLAZED UNITS

              Unit                                             Glass Area, sq ft

A- 3/6X5/0 Picture Window                               14.1
B- 1/4X5/0 Picture Transom 4.2
C- 2/8X5/0 Angled Picture 10.3
D- 2/8x4/6 DH Window 9.2
E- 6/0x6/8 Entry Door 22.9
F- 3/0x6/8 Craftsman Door 2.3
G- 3/0x5/0 DH Window 11.8
H- 3/0x 4/0 DH Window 9.3
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3/25/25

1. An approved copy of the permit, plans, and attachments shall be on-site during all times of construction.
2. All workmanship and materials shall conform to NCDOT standards and specifications.
3. The owner shall make satisfactory arrangements to adjust any utilities in conflict with proposed construction.
4. Traffic control devices shall be in accordance with the Manual on Uniform Traffic Control Devices.
5. The permit applicant must comply with all state, federal and local environmental regulations and shall obtain all 
necessary state, federal and local permits, including but not limited to, those related to sediment control, storm 
water, wetlands, streams, endangered species and historical sites.
6. Call NCDOT District 2 Office at 252-649-6500 at least 48 hours prior to beginning construction and once 
completed or Email D2D2notifications@ncdot.gov.
7. Page 9 of the Policy on Street and Driveway Access Manual states, “Access connections and building 
construction must start within one year after the approval date of the permit.” Access connections include both 
temporary and permanent when shown in the supporting plans. “At the discretion of the District Engineer, an 
extension of time not to exceed 90 days may be granted.” This time extension request must be submitted in writing 
to the District Engineer.

03/25/2025District Engineer
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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 Regular Meeting 

6:00 PM Monday, April 21, 2025 – 614 Broad Street – Train Depot 
 

 

AGENDA CATEGORY: New Business  

SUBJECT: Site Plan – Phase II & III Front Street Village 

BRIEF SUMMARY: 

Arendell Engineers, an agent for Front Street Village, has submitted a site plan that includes 
a 14-unit townhome development totaling 11,390 sq. feet and two commercial structures 
totaling 9,600 sq. feet.  
 
REQUESTED ACTION: 

Recommendation on Proposed Site Plan 

 

EXPECTED LENGTH OF PRESENTATION: 

15 Minutes  

 

SUBMITTED BY: 

Kyle Garner 

Planning Director 

 

BUDGET AMENDMENT REQUIRED: 

N/A 
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STAFF REPORT 
 

To: Planning Board Members 

From: Kyle Garner, Planning Director 

Date: April 11, 2025 

Case No. 25-08 Site Plan – Phase II & III Front Street Village  

  

THE REQUEST:  

To recommend to the Board of Commissioners approval or denial of the proposed 

site plan for Front Street Village Phase III that includes a 14-unit townhome 

development totaling 11,390 sq. feet and two commercial structures totaling 9,600 

sq. feet. 

INFORMATION:   

 

Location: 

Property Owner: 

Zoning District:  

Existing Land Use: 

Adjoining Uses/Zoning:  

 

 

 

 

Size: 
 

2361 Lennoxville Road 

Front Street Village, LLC 

PUD  

Mostly Undeveloped with small commercial storage facility  

North: Single-family residential uses zoned PUD 

West: Single family residential uses zoned RS-5 

East: Boat Dry Stack zoned, PUD 

South: Across Lennoxville Road by Curtis Perry Park & Boat Ramp and 

Townhouses zoned R-8 

4.503 acres 

PUBLIC UTILITIES & WORKS: 

Water:     Town of Beaufort   

Sanitary Sewer:   Town of Beaufort   

 

 

OPTIONS:   

1. Recommend approval of the Site Plan     

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

 

ATTACHMENTS:    

• Attachment A – Staff Report 

• Attachment B – Vicinity Map 

• Attachment C - Aeriel Photo of Area 

• Attachment D – Site Plan 

• Attachment E - Phasing & Zoning Plan 
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STAFF COMMENTS: 
 

In 2008 the Front Street Village Master Plan identified the proposed area as Phase II & III of the Master 

Plan.  (See Attached Maps)   

 

• Phase II showed commercial structures close to Lennoxville Road and parking with an under zoning 

of B-3 (Commercial) 

 

• Phase III identified multi-family and some parking with an under zoning of Multi-family 

 

In 2021, the Board of Commissioners approved a reduction of the total number of required parking spaces 

from 631 to 398 as the developer withdrew over 180 resort dwellings on the south side of Lennoxville Road 

from development. 

 

It should also be noted that all road improvements along Lennoxville Road have been installed to meet 

NCDOT requirements and as per the submitted Transportation Impact Analysis submitted by the applicant 

in prior years.  

 

The Technical Review Committee met on March 6, 2025, to review this project and provide comments. 

Revised plans to meet TRC members’ requests for additional information were submitted on April 1st. All 

TRC members (Police, Fire, Engineering, Public Works, Public Utilities) have agreed that the project meets 

their requirements and have no further comments. Planning staff agree that the project meets the criteria 

required in the LDO.   

 

It should be noted that this development already has secured its sewer allocation. 
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Case #25-08 
Front Street Village Phase III-  Vicinity Map -Lennoxville Road

Site Plan - Multi-Family & Commercial Use
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Case # 25-08 Aeriel Photo of Area 
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