
 
TOWN OF CEDAR POINT 

PLANNING BOARD MEETING 
6:30 P.M. - TUESDAY, MARCH 3, 2026 

CEDAR POINT TOWN HALL 
 
 

1. Call to Order 
 

2. Roll Call 
 

3. Meeting Minutes 
a. November 5, 2024 Minutes Corrected 
b. January 6, 2026 Minutes 

 
4. New Business 

a. Text Amendment TA-2026-01, a request to amend Section 7.13.D of the 
Unified Development Ordinance by reducing the required number of off-
street parking spaces required for Restaurants, Diners, and Night Clubs 
with an occupancy of 50 persons or fewer  

 
5. Public Comments  

 
6. Comments from Board Members 

 
7. Adjourn 

 
The next regularly scheduled meeting will be Tuesday, April 7, 2026 at 6:30 PM 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tab 3 – November 5, 2024 and January 6, 2026 
Meeting Minutes 
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Town of Cedar Point 
Planning Board Meeting 

November 5, 2024 
 
 
The Town of Cedar Point Planning Board held its regularly scheduled monthly meeting on 
Tuesday, November 5, 2024, at 6:30 PM at Town Hall.  Chairman Pittner determined that a 
quorum was present and opened the meeting. 
 
PRESENT:  Chairman Pittner, Vice Chairman Williams, Members Castellano and Davis, Town 
Manager David Rief 
 
ABSENT: Members Marello and Smith 
 
Under New Business, a rezone request was presented. RZ-2024-03 is a request to rezone a parcel 
located at 1204 Cedar Point Boulevard (Bogue Sound RV Park) from B3 to MC zoning district.  
 
Mr. Rief presented a brief overview of the request, noting that it differs from the previous 
rezoning request submitted earlier this year. The owner proposes recreational amenities for the 
park’s residents. The request includes the pool and pool deck, laundry room building, and 
management office, which are considered non-conforming structures and would be brought into 
compliance with the rezone. The applicants, Ashton Smith and Sarah Tyndall were attending 
virtually for any questions.  
 
Mr. Rief referred to the Town’s Land Use Plan, highlighting the portion that discussed 
recreational access. He also advised the board that two Consistency Statements are included: one 
is consistent with the land use plan, and the other states it is not. Mr. Rief also pointed out that 
the applicants are reluctant to develop near the waterfront due to increased scrutiny from CAMA 
at the adjacent property (Bridgeview) and suspected archaeological issues.  
 
Vice Chairman Williams made a Motion to approve Rezone Request R-2024-03 that is 
consistent with the Comprehensive Plan and the related consistency statement.  
 
A Text Amendment regarding carwashes was the following item for discussion. Text Amendment 
TA-2024-04 proposed language and specific standards for carwashes. This is a reworked version 
of the language that was first presented at the October 7, 2025 meeting.   
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Mr. Rief presented a brief overview of the amended provisions. Mr. Matt Taggart, applicant, was 
given the floor. He stated that noise reduction was a top priority, citing the updated landscaping 
and building orientation. He also indicated that during the development phase, they are more 
than happy to work with the Town to match Cedar Point's aesthetics. Mr. Taggart is hopeful that 
the necessity of a Special Use Permit can be eliminated with these updated standards. 
 
Board discussion followed. Vice Chairman William asked about the water usage. Mr. Taggart 
stated that, per NCDEQ requirements, graywater will be recycled and used for irrigation. 
Member Castellano was interested in the lighting and sign requirements in a B3 zoning 
designation. Mr. Rief pointed out that these would be considered during the Commercial Site 
Plan review process. Member Castellano recommended that a Special Use Permit be required. 
Member Davis expressed concern about traffic backing up at the carwash entrance. Mr. Taggart 
pointed out that the entrance is deep and will protect the primary street from traffic issues. Vice 
Chairman Williams asked why a Special Use Permit would be required for this development, 
given that it was not required for the storage units. It should not be required under the proposed 
Text Amendment language.  
 
A member of the audience, who is also a carwash owner, asked why there was opposition to an 
SUP requirement, given the many different types of carwash designs. Mr. Taggart responded that 
there is no intention of excluding competition. Mr. Jeff Guyette, Chief Development Officer for 
RipTide, stated they observe more stringent requirements than other carwashes and are trying to 
set a first-class standard for this use, with good intentions.  
 
Mr. Rief advised that a SUP addresses subjective issues and allows the town to impose additional 
regulations.  
 
Mr. Rief provided two consistency statements, one reflecting that the amendment is consistent 
with the Comprehensive Plan, and the second reflecting that the amendment is not.  
 
Vice Chairman Williams made a Motion to approve text amendment TA-2024-04 as written, 
including the Consistency Statement, and approve in a B3 zoning district. Members Castellano 
and Davis voted Nay, and Chairman Pittner broke the tie, voting Nay. The Motion did not pass. 
 
Member Castellano made a Motion to approve Text Amendment TA-2024-04 as a SUP for B3 
zoning designation. Member Davis seconded. The Motion carried unanimously. 
 
A second Text Amendment, TA-2025-05, concerning the regulation of taxi services. Mr. Bill 
Edwards, applicant, wants to open a taxi service at 1057 Cedar Point Boulevard, Suite 2. The 
current UDO language allows taxi services in an LIW zoning district; the text amendment would 
allow taxi services in a B1 zoning district. Mr. Rief noted that the location is not visible from 
Cedar Point Boulevard and is located at the rear of the building.  
 
There was no board discussion or public comment.  
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Member Davis made a Motion to approve Text Amendment TA-2025-05 with the associated 
Consistency Statement. Member Castellano seconded the motion. The Motion passed 
unanimously.  
 
There being no further business to discuss, the meeting was adjourned.  Vice Chairman Williams 
made a Motion to adjourn the meeting, and Member Castellano seconded.  The Motion carried 
unanimously, and the meeting adjourned at 8:02 PM. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
___________________________________  _______________________________ 
Doug Pittner, Chairman    Jayne Beyer, Town Clerk 
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Town of Cedar Point 
Planning Board Meeting 

January 6, 2026 
 
 
The Town of Cedar Point Planning Board held its regularly scheduled monthly meeting on 
Tuesday, November 4, 2025, at 6:30 PM at Town Hall.  Member Marello determined that a 
quorum was present and opened the meeting. 
 
PRESENT: Chairman Pittner, Members Castellano, Davis, Smith, Mitchell, and Autry, Town 
Manager David Rief, and Town Clerk Jayne Beyer 
 
The meeting minutes from November 5, 2024, March 4, 2025, April 1, 2025, and December 2, 
2025 were presented for Board consideration. Chairman Pittner requested that the November 5, 
2-024 minutes be pulled as a Motion was incorrectly noted. Member Mitchell made a Motion to 
approve the minutes as presented. Member Autry seconded. The Motion passed unanimously. 
 
A final plat review for Cedar Point Villas was the next agenda item under New Business.  
 
Mr. Rief presented a brief overview of the final plat, noting that this is a continuation of a plan 
from several years ago and has vested rights. The applicant’s representative, Josh Edmondson, 
was present for any questions. Member Castellano asked whether there was an expiration date 
for this plan, and Mr. Rief explained that, with projects such as this one, which are done in 
phases, if there is a demonstrated plan, no time limit is imposed. This project is a 218-unit 
development, with 200 units already built. 
 
Member Castellano made a Motion to approve the final plat for Cedar Point Villas, with the 
Town’s required changes already addressed. Member Smith seconded. The Motion carried 
unanimously.  
 
With Vice Chairman TJ Williams moving to the Board of Adjustment, a Vice Chairman must be 
appointed. Member Castellano made a Motion to nominate Member David Autry to the Vice 
Chairman position. Member Smith seconded. The Motion passed unanimously.  
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There being no further business to discuss, the meeting was adjourned. Member Davis motioned 
to adjourn the meeting, and Vice Chairman Autry seconded.  The Motion carried unanimously, 
and the meeting adjourned at 6:43 PM. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
___________________________________  _______________________________ 
Doug Pittner Chair     Jayne Beyer, Town Clerk 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tab 4a – Text Amendment TA-2026-01 



APPLICATION FOR TEXT CHANGE TO THE UNIFIED 
DEVELOPMENT ORDINANCE
Applicant
Paul

First
Musco

Last

Address
7015 s sound dr

Address Line 1

 
Address Line 2

EMERALD ISLE
City

North Carolina
State

28594
Zip Code

Phone
(910) 524-0536

Email
paulmusco@gmail.com

Section of Unified Development Ordinance being addressed: 
Section 7.13.D

1. What action is requested? Be Specific. (Recommended: provide the language you would like to 
see adopted.)
Amend Section 7.13.D – Required Parking by Use, Restaurants; Diners; and Night Clubs to read as 
follows:
Restaurants, Diners, and Night Clubs:
A minimum of ten (10) off-street parking spaces shall be provided for all such establishments.
For establishments with a maximum occupancy of fifty (50) persons or fewer, one (1) additional parking 
space shall be provided for every ten (10) occupants, or fraction thereof.
For establishments with a maximum occupancy exceeding fifty (50) persons, one (1) additional parking 
space shall be provided for every three (3) seats, or fraction thereof.
Occupancy shall be determined by the approved occupant load established by the County Health 
Department. If no occupancy is assigned or regulated by the County Health Department, occupancy shall 
be based on the maximum permitted occupant load as determined by the applicable Building Code and/or 
Fire Marshal.

(You may also upload a Word or PDF document with the proposed language below)



2. Describe, in your own words, why the ordinance amendment request is necessary?
The existing space does not have sufficient area to meet the current parking requirements outlined in the 
UDO. The building has already been fully upfitted for use, and complying with the existing parking 
standard is not physically feasible on this site. Without this amendment, the property would be unable to 
operate as intended, creating a significant hardship for the owner despite substantial investment already 
being made. This request would allow the business to function while still maintaining reasonable parking 
standards appropriate for the size and occupancy of the establishment.

3. In your opinion, how will the request be of benefit to you if approved?
Approval of this request would allow me to open and operate the business in a space that has already 
been significantly invested in and fully upfitted for use. It would prevent financial hardship caused by an 
inability to meet parking requirements that are not physically achievable on this property. Additionally, 
approval would support local economic growth by creating jobs, activating an existing building, and 
providing another dining and entertainment option for residents and visitors. This amendment would help 
ensure the long-term viability of the business while still maintaining reasonable parking standards 
appropriate for its size and occupancy.

4. How will the Town of Cedar Point and/or the community benefit from the amendment to the
Unified Development Ordinance?
This amendment would encourage the productive use of existing buildings by allowing small, already-
developed spaces to operate under realistic parking standards tied to actual occupancy. It helps support 
local small businesses, creates jobs, and generates additional tax revenue for the Town without requiring 
new infrastructure. The amendment also promotes responsible redevelopment by preventing vacant or 
underutilized properties and adding dining and entertainment options for residents and visitors. Overall, it 
supports economic growth while maintaining sensible parking requirements that balance business needs 
with community impact.

Proposed Amendment Text
I certify that the information presented by me in 
this application is accurate to the best of my 
knowledge, information, and belief.

Signature Date
2/25/2026



TOWN OF CEDAR POINT 
PLANNING BOARD 

 
Proposed Consistency Statement 

Text Amendment 2026-01 

 

The Town of Cedar Point Planning Board hereby finds that the following request: 

Text Amendment TA-2026-01: a request to amend Section 7.13.D of the Unified 
Development Ordinance by reducing the required number of off-street parking 
spaces required for Restaurants, Diners, and Night Clubs with an occupancy of 50 
persons or fewer  

is consistent with the Town of Cedar Point Comprehensive Plan adopted November 16, 
2023 because the proposed change properly balances the protection of natural resources 
and fragile area with economic development, and avoids risks to public health, safety, and 
welfare and is thus a compatible use of land. 



TOWN OF CEDAR POINT 
PLANNING BOARD 

 
Proposed Consistency Statement 

Text Amendment 2026-01 

 

The Town of Cedar Point Planning Board hereby finds that the following request: 

Text Amendment TA-2026-01: a request to amend Section 7.13.D of the Unified 
Development Ordinance by reducing the required number of off-street parking 
spaces required for Restaurants, Diners, and Night Clubs with an occupancy of 50 
persons or fewer  

is not consistent with the Town of Cedar Point Comprehensive Plan adopted November 
16, 2023 because the proposed change does not properly balance the protection of 
natural resources and fragile area with economic development, and/or does not avoid 
risks to public health, safety, and welfare, and is therfore not a compatible use of land. 
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