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Town of Cedar Point 
Regular Meeting 

Tuesday, August 26, 2025 

Board Members 
Scott Hatsell, Mayor | Gary Bray, Mayor Pro Tem | Jerry Riggs, Commissioner  
Pam Castellano, Commissioner | John Nash, Commissioner | Frankie Winberry, Commissioner 

I. Call to Order/Invocation/Pledge Mayor Scott Hatsell 
The Invocation is provided by Next Gen Pastor Ashford Sonii, Cape Carteret 
Baptist Church, followed by the Pledge of Allegiance 

Mayor’s Remarks 

II. Agenda and Consent Agenda
The Town Clerk respectfully submits to the Board the Regular Agenda and the
consent items below, which are considered to be of general agreement and of
little or no controversy. These items may be voted on as a single group without
Board discussion, or if so desired, the Board may request to remove any item(s)
from the consent agenda and place them for consideration separately.

Consent Items:
a. July 22, 2025 Regular Meeting Minutes
b. Policy Concerning Applications for SI/SD Determinations

III. Mr. Pete Benton, Morehead City Veterans Day Parade
Committee Chair

IV. Easement Request - 116 Cedar Lane
A request to allow buried cable under Palmetto Drive to facilitate electrical service to a
boat lift located at 116 Cedar Lane.
Action Needed:

1. Motion to approve or deny the easement request



V. Public Hearing Gym Building and Land Swap
Approval of contract between the Town and Grace Church of the Crystal Coast, Inc. to 
swap the property at 135 Sherwood Avenue owned by the Town and a parcel of land 
located at 228 Old Highway 58 owned by the church.
Action Needed:
1. Open Hearing
2. Public Comment
3. Close Hearing
4. Motion to approve the Sale Agreement to swap properties

VI. Public Hearing Text Amendment (TA-2025-02) Carteret 
Health Care Facility
Text Amendments to the Unified Development Ordinance (UDS) concerning Medical 
Facility Changes
Action Needed:
1. Open Hearing
2. Public Comment
3. Close Hearing’
4. Motion to approve Text Amendment 2025-02, including the associated 

Consistency Statement

VII. Deputy & WCFD Reports

VIII. Manager’s Report/Comments

IX. Town Clerk Report

X. Public Comment

XI. Board Comments

XII. Adjournment

The next regularly scheduled meeting will be held on Tuesday, September 23, 2025 at 6:30 PM. 



Tab 2 Consent Agenda 
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1 
2 

3 

Town of Cedar Point Board of Commissioners 4 

Regular Meeting 5 

July 22, 2025 6 
7 

The Town of Cedar Point Board of Commissioners held their regularly scheduled monthly 8 

meeting on Tuesday, July 22, 2025, at 6:30 PM at Town Hall.  Mayor Hatsell determined that a 9 

quorum was present and opened the meeting.  10 
11 

PRESENT: Mayor Hatsell, Commissioners Riggs, Bray, Castellano, Nash, Winberry, Town 12 

Manager Rief, Town Attorney Neil Whitford, Deputy Nakamura, and Town Clerk Beyer 13 

14 

The invocation was provided by Pastor Daniel Colwell, Cedar Point Pentecostal Church, 15 

followed by Mayor Hatsell leading the Pledge of Allegiance. 16 

17 

The Agenda and Consent Agenda consisted of the June 24, 2025 Regular Meeting Minutes, an 18 

IT service contract with Computer Warriors, and an approval to purchase a Hustler mower from 19 

Eastern Outdoor Power. Commissioner Castellano made a Motion to approve the Agenda and 20 

Consent Agenda as presented. The Motion carried 5-0. 21 

22 

A Special Use Permit Application hearing was next on the agenda. Special Use Permit SUP-23 

2025-03 is a request to allow street yard display of tractors at 310 Cedar Point Boulevard. Mr. 24 

Rief provided a brief overview of the procedural aspects of the hearing. Mr. Rief, applicants 25 

Dave Owens and Bruce Paetzold were sworn in. 26 

27 

Commissioner Castellano made a Motion to open the hearing. The Motion carried 5-0. 28 

29 

Mr. Rief read the application into the record, noting that Mr. Dave Owens, owner of 310 Cedar 30 

Point Boulevard, and Bruce Paetzold, applicant and owner of Island Tractor, were present. A site 31 

plan was presented, and it illustrated the display area.  32 

33 

Mr. Paetzold was given the floor. Mayor Hatsell addressed Mr. Paetzold, pointing out that the 34 

answers provided on the SUP application were vague and lacked sufficient detail. Mayor Hatsell 35 

allowed Mr. Paetzold to elaborate on his answers. He stated that displaying inventory will bring 36 

customers, and he plans to display 3-6 tractors.  37 



 

2 

 

Board discussion followed. Commissioner Castellano expressed concern that a driveway may be 38 

blocked by the parked tractors. Mr. Paetzold stated that no driveways would be blocked by 39 

parked tractors.  40 

 41 

Commissioner Nash stated that if the existing business changes locations, the SUP remains 42 

attached to the property, and eligibility to display tractors would remain. The applicants have no 43 

issue with adding a condition that eliminates this use of the business moves.  44 

 45 

Mayor Hatsell expressed concern over the appearance of the area and weeds growing around the 46 

tractors and the security of each parked tractor. He suggested security lighting and wayfinding 47 

signs for ingress and egress to the main part of the business. He stated that he could find little 48 

benefit to the Town if this request is granted.  49 

 50 

Daniel Colwell was sworn in. He wanted to know if there was a safety mechanism in place for 51 

the front loaders’ buckets. Mr. Paetzold responded that there were. Mr. Colwell also suggested 52 

adding a condition that only new equipment could be displayed.  53 

 54 

Commissioner Riggs asked how many tractors were currently parked at the business, to which 55 

Mr. Paetzold answered 10. He stated that cab-style tractors would be displayed next door as they 56 

are larger.  57 

 58 

Commissioner Winberry made a Motion to close the hearing. The motion carried unanimously, 59 

5-0.  60 

 61 

Board discussion continued, with Commissioner Winberry stating that he doesn’t feel that any 62 

harm will come of this allowance, but should add the condition that the SUP ends if the business 63 

relocates. Commissioner Nash is supportive of Island Tractor, but is generally against the street 64 

yard displays and the SUP process to allow them. As the board crafts a motion, he suggested that 65 

the board bear in mind the small-town feel and vibe that is Cedar Point.  66 

 67 

Commissioner Castellano made a Motion to approve Special Use Permit SUP-2025-03 as an 68 

extension of the use on 306 Cedar Point Boulevard, and this SUP is effective for five years or 69 

until tractor sales on 306 Cedar Point Boulevard cease, whichever is earlier. The Motion passed 70 

4-1, Commissioner Nash voted Nay. 71 

 72 

Mr. Owens complimented Town staff on their efforts to keep the Town in good order. 73 

 74 

A Public Hearing to approve the pursuit of the CAMA Access Grant was the following agenda 75 

item. Commissioner Bray made a Motion to open the Public Hearing. The Motion passed 76 

unanimously. A Resolution was presented authorizing the submittal of the grant for bathrooms at 77 

the park. The cost is $305,000, with the Town’s match of $110,000. The bathrooms would be 78 

located at the front portion of the property. There was no Board discussion or comment. Mr. Don 79 

Redfearn wanted to know if there was sufficient septic to support the bathrooms. Mr. Rief 80 

confirmed that there was an adequate septic system. 81 

Commissioner Bray made a Motion to close the Public Hearing. The Motion passed 5-0.  82 
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Commissioner Nash made a Motion to approve the Resolution authorizing submittal of the grant 83 

application for the CAMA Access Grant. The Motion passed unanimously, 5-0. 84 

 85 

Mr. Rief presented his Manager’s Report, beginning with the Planning Board update. At their 86 

next meeting, they will be considering three text amendments: a text amendment for setback 87 

reductions for the park bathroom project, and two for the hospital project, the allowance of drive-88 

through canopies, and driveway connectivity. 89 

Each of the Board members was given a fraud questionnaire they are required to complete and 90 

return to Ms. Beyer. 91 

This year is an election year for Cedar Point, with three seats open. Two of these seats are 92 

incumbent and one is vacant. Candidate filing will be July 25 through July 30. Mayor Hatsell 93 

commented that the process should be re-examined further to submit intentions to run for office. 94 

The Town was awarded an IT grant, which facilitated the purchase of new computers. These are 95 

expected to arrive on Thursday, and a new .gov domain will also be set up. 96 

Scoring for the STIP projects has been updated, with a proposed bypass that goes behind Town 97 

of Bogue and exits at Belgrade-Swansboro Road. This proposed project will be considered for 98 

future scoring. 99 

The Morehead City Veterans Day Parade is looking for volunteers and donations. 100 

 101 

Town Clerk Beyer had nothing to report. 102 

 103 

Mayor Hatsell opened the floor to public comment. Don Redfearn expressed concern at the No 104 

Trespassing signs at the end of Jones Street at the water access. Mr. Rief stated that the Town 105 

attorneys are looking into the ownership of the easement to the water access. Mr. Redfearn was 106 

also interested in the dredging along the waterway at Sunset. David pointed out that CAMA must 107 

be involved and contacted, and the residents would be responsible for beginning the process.  108 

 109 

Town Attorney Whitford had no comments. 110 

 111 

Commissioner Winberry thanked everyone for their concerns and prayers for his wife Renee 112 

while she was in the hospital.  113 

 114 

Commissioner Castellano made a Motion to go into Closed Session in accordance with NCGS 115 

143-318.1(a)(5) Real Estate Discussion. The Board went into Closed Session at 8:03 PM.  116 

 117 

The Board returned to Open Session at 8:54 PM. 118 

 119 

There being no further business to discuss, the meeting was adjourned. Commissioner Bray 120 

made a Motion to adjourn the meeting, which was unanimous. The meeting adjourned at 8:54 121 

PM.  122 

 123 

 124 

 125 

 126 

___________________________________  _________________________________ 127 

Scott Hatsell, Mayor     Jayne Beyer, Town Clerk 128 



Policy Concerning Applications for SI/ SD Determinations 

 

The Town of Cedar Point is responsible for enforcing certain standards pertaining to 
Floodplain Ordinance Enforcement in order to participate in the National Flood Insurance 
Program (NFIP). One of those standards pertaining to existing structures that do not 
conform to the current floodplain development standards (generally referred to as “non-
conforming structures”) is that renovations, additions, or repairs that exceed 50% of the 
value of the structure require that the structure be brought into conformity with the current 
standards. When needed repairs exceed that 50% threshold they are referred to as 
Substantial Damage (SD) properties and when renovations or additions exceed that 50% 
threshold, they are referred to as Substantial Improvements (SI).  

In making SI/SD determinations, the Town of Cedar Point will use the value assessed 
by the Carteret County Tax O ice for the structure unless the applicant provides an 
appraisal setting forth the value of the structure prepared by a North Carolina Licensed 
Appraiser in accordance with FEMA P-758. In which case, the Town will use the higher  of 
the two values. 

For any improvements or additions estimated to cost more than $25,000, the Town 
will only accept estimates prepared by a licensed contractor. Where work by a single trade 
is proposed, such as plumbing, mechanical, or HVAC, the estimate can be prepared by a 
contractor with the appropriate trade license, otherwise, the estimate must be prepared by 
a licensed General Contractor. All estimates, regardless of cost must be accompanied by 
an a idavit from the property owner and, when applicable, the contractor(s) on forms 
provided by the Town. 

For repairs, if the repair is due to a storm causing widespread damage in the area, 
Town Sta  may review the damaged structure and make an SD determination where, in 
Town Sta  opinion, the extent of damage falls well above or well below the 50% threshold. 
For all other repairs, including when sta  does not feel comfortable making an SD 
determination based on knowledge and experience alone, the Town will require estimates 
prepared by a licensed contractor. Where work by a single trade is proposed, such as 
plumbing, mechanical, or HVAC, the estimate can be prepared by a contractor with the 
appropriate trade license, otherwise, the estimate must be prepared by a licensed General 
Contractor. All estimates, regardless of cost must be accompanied by an a idavit from the 
property owner and, when applicable, the contractor(s) on forms provided by the Town.  

Attached are examples of the proposed a idavits as well as a listing of all costs to 
be considered in making SI/SD determinations, which are subject to change. 



 

 

 

 

 

 

OWNER AFFIDAVIT: 

SUBSTANTIAL IMPROVEMENT OR REPAIR OF SUBSTANTIAL DAMAGE 

 

 

Property Address:_____________________________ Parcel ID Number:__________________ 

Owner’s Name:_________________________________________________________________ 

Owner’s Address/Phone:__________________________________________________________ 

Contractor:______________________________ Contractor’s License Number:______________ 

Date of Contractor’s Estimate:_________________________ 

 

 hereby attest that the description included in the permit application for the work on the existing 

building that is located at the property identified above is all of the work that will be done, 

including all improvements, rehabilitation, remodeling, repairs, additions, and any other form of 

improvement.  

 

I further attest that I requested the above-identified contractor to prepare a cost estimate for all of 

the work to be done, including the contractor’s overhead and profit. If no contractor is identified 

above, I further attest that the estimate provided is for an amount not greater than $25,000 and 

includes all of the work to be done. 

 

I acknowledge that if, during the course of construction, I decide to add more work or to modify 

the work described, that the Town of Cedar Point will re-evaluate its comparison of the cost of 

work to the market value of the building to determine if the work is substantial improvement. 



Owner A idavit 
Page 2 

Such re-evaluation may require revision of the permit and may subject the property to additional 

requirements.  

 

I also understand that I am subject to enforcement action and/or fines if inspection of the  

property reveals that I have made or authorized repairs or improvements that were not included 

in the description of work and the cost estimate for that work that were the basis for issuance of a 

permit. 

 

Owner’s Signature:_______________________________________  

Date:________________________ 

 
 
 
STATE OF NORTH CAROLINA 
COUNTY OF __________________________ 
 
 I certify that the following person personally appeared before me this day, acknowledging 
to me that he voluntarily signed the foregoing document for the purpose stated therein and in the 
capacity indicated: ____________________________________________ 
 
 Witness my hand and official seal, this ____ day of __________________, 20___. 
 
    Signature:_________________________________ 

 
    Printed Name:______________________________, Notary Public 
(SEAL) 
    My Commission Expires:  ____________________ 
 



 

 

 

 

 

CONTRACTOR AFFIDAVIT: 

SUBSTANTIAL IMPROVEMENT OR REPAIR OF SUBSTANTIAL DAMAGE 

 

Property Address:_____________________________ Parcel ID Number:__________________ 

Owner’s Name:_________________________________________________________________ 

Owner’s Address/Phone:__________________________________________________________ 

Contractor:______________________________ Contractor’s License Number:______________ 

Date of Contractor’s Estimate:_________________________ 

 

I hereby attest that I have personally inspected the building located at the above-referenced 

address and discussed the nature and extent of the work requested by the owner, including all 

improvements, rehabilitation, remodeling, repairs, additions, and any other form of 

improvement. 

 

At the request of the owner, I have prepared a detailed estimate consisting of all materials and 

labor for the proposed work. This cost estimate includes, at a minimum, the cost elements 

identified by the Town of Cedar Point that are appropriate for the nature of the work. If the work 

is repair of damage, I have prepared a cost estimate to repair the building to its pre-damage 

condition. I acknowledge that if, during the course of construction, the owner requests more 

work or modification of the work described in the application, that a revised cost estimate must 

be provided to the Town of Cedar Point, which will re-evaluate its comparison of the cost of 

work to the market value of the building to determine if the work is substantial improvement. 

Such re-evaluation may require revision of the permit and may subject the property to additional 

requirements. 



Contractor Affidavit 
Page 2 

 

 I also understand that I am subject to enforcement action and/or fines if inspection of the 

property reveals that I have made or authorized repairs or improvements that were not included 

in the description of work and the cost estimate for that work that were the basis for the issuance 

of a permit.  

 

 

Contractor’s Signature:_______________________________________  

Date:________________________ 

 
 
 
STATE OF NORTH CAROLINA 
COUNTY OF __________________________ 
 
 I certify that the following person personally appeared before me this day, acknowledging 
to me that he voluntarily signed the foregoing document for the purpose stated therein and in the 
capacity indicated: ____________________________________________ 
 
 Witness my hand and official seal, this ____ day of __________________, 20___. 
 
    Signature:_________________________________ 

 
    Printed Name:______________________________, Notary Public 
(SEAL) 
    My Commission Expires:  ____________________ 
 



Costs for Substantial Improvements and Repair of 

Substantial Damage 

Included Costs 

Items that must be included in the costs of improvement or costs to repair are those that 

are directly associated with the building. The following list of costs that must be included 

is not intended to be exhaustive, but characterizes the types of costs that must be 

included: 

• Materials and labor, including the estimated value of donated or discounted 

materials and owner or volunteered labor  

• Site preparation related to the improvement or repair (foundation excavation, 

filling in basements) 

• Demolition and construction debris disposal 

• Labor and other costs associated with demolishing, moving, or altering building 

components to accommodate improvements, additions, and making repairs 

• Costs associated with complying with any other regulation or code requirement 

that is triggered by the work, including costs to comply with the requirements of 

the Americans with Disabilities Act (ADA) 

• Costs associated with elevating a structure to an elevation that is lower than the 

BFE 

• Construction management and supervision 

• Contractor’s overhead and profit 

• Sales taxes on materials 

Structural elements and exterior finishes, including: 

• Foundations (e.g., spread or continuous foundation footings, perimeter walls, 

chainwalls, pilings, columns, posts, etc.) 

• Monolithic or other types of concrete slabs 

• Bearing walls, tie beams, trusses 

• Joists, beams, subflooring, framing, ceilings 

• Interior non-bearing walls 

• Exterior finishes (e.g., brick, stucco, siding, painting, and trim) 

• Windows and exterior doors 

• Roofing, gutters, and downspouts 

• Hardware 

• Attached decks and porches 

Interior finish elements, including: 

• Floor finishes (e.g., hardwood, ceramic, vinyl, linoleum, stone, and wall-to-wall 

carpet over subflooring) 

• Bathroom tiling and fixtures 



• Wall finishes (e.g., drywall, paint, stucco, plaster, paneling, and marble) 

• Built-in cabinets (e.g., kitchen, utility, entertainment, storage, and bathroom) 

• Interior doors 

• Interior finish carpentry 

• Built-in bookcases and furniture 

• Hardware 

• Insulation 

• Utility and service equipment, including: 

• HVAC equipment 

• Plumbing fixtures and piping 

• Electrical wiring, outlets, and switches 

• Light fixtures and ceiling fans 

• Security systems 

• Built-in appliances 

• Central vacuum systems 

• Water filtration, conditioning, and recirculation systems 

Excluded Costs: 

Items that can be excluded are those that are not directly associated with the building. 

The following list characterizes the types of costs that may be excluded: 

• Clean-up and trash removal 

• Costs to temporarily stabilize a building so that it is safe to enter to evaluate 

required repairs 

• Costs to obtain or prepare plans and specifications 

• Land survey costs 

• Permit fees and inspection fees 

• Carpeting and re-carpeting installed over finished flooring such as wood or tiling 

• Outside improvements, including landscaping, irrigation, sidewalks, driveways, 

fences, yard lights, swimming pools, pool enclosures, and detached accessory 

structures (e.g., garages, sheds, and gazebos) 

• Costs required for the minimum necessary work to correct existing violations of 

health, safety, and sanitary codes 

• Plug-in appliances such as washing machines, dryers, and stoves 
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Tab 6 Text Amendment 



APPLICATION FOR TEXT CHANGE TO THE UNIFIED 
DEVELOPMENT ORDINANCE
Transaction Details

Number: F11E8T1

Date: 7/22/2025 4:25 PM

Method: Visa x-7160

 

 Application Fee ($300) - 
Credit/Debit Card $300.00

Subtotal: $300.00

Processing Fees: $9.27

Order Total: $309.27
 

Applicant
Craig Leonard

Address
The East Group, 4325 Lake Boone Trail, Suite 311, Raleigh, North Carolina 27607

Phone
(919) 931-2971

Email
craig.leonard@eastgroup.com

Section of Unified Development Ordinance being addressed: 
7.7  DESIGN REQUIREMENTS FOR ALL NEW NON-RESIDENTIAL BUILDINGS
        Paragraph B.4(a)

1. What action is requested? Be Specific. (Recommended: provide the language you would like to 
see adopted.)
Proposed language for 7.7.B.4(a):  At buildings other than medical facilities, drive-through windows, 
canopies, and porte cocheres shall be located on the side or rear of the building.

2. Describe, in your own words, why the ordinance amendment request is necessary?
Visitors to medical facilities often have disabilities or limited mobility;  especially visitors to the Emergency 
Department that will be a primary component of the facility being developed by my client, Carteret Health 
Care.  In fact, North Carolina's Licensure Rules for Emergency Departments require a drop-off canopy for 
walk-in patients. Locating the drop-off canopy on the front of the building provides the highest visibility and 
the most direct access for Emergency Room patients whose transporters often arrive anxious and 



distracted.

3. In your opinion, how will the request be of benefit to you if approved? 
Approval of the proposed text would enable the building design to locate the Emergency Department walk-
in-patient drop-off canopy in the most visible location with the most convenient access for visitors.

4. How will the Town of Cedar Point and/or the community benefit from the amendment to the 
Unified Development Ordinance? 
Carteret Health Care will be able to develop an Emergency Department Building with a convenient and 
highly visible walk-in access for the community.

Proposed Amendment Text
008_A6.1 Conceptual Renderings.pdf

C-1.0 SITE PLAN.pdf

006_A2.1 First Floor Plan - Use Allocation.pdf

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

 

Signature Date
7/22/2025

Application Fee ($300)
Credit/Debit Card - $300.00



APPLICATION FOR TEXT CHANGE TO THE UNIFIED 
DEVELOPMENT ORDINANCE
Transaction Details

Number: F11E9T1

Date: 7/22/2025 4:42 PM

 

 Application Fee ($300) - 
Cash/Check $0.00

Subtotal: $0.00

Order Total: $0.00
 

Applicant
Craig Leonard

Address
The East Group, 4325 Lake Boone Trail, Suite 311, Raleigh, North Carolina 27607

Phone
(919) 931-2971

Email
craig.leonard@eastgroup.com

Section of Unified Development Ordinance being addressed: 
7.8   Drive Connections
Paragraph C(1)

1. What action is requested? Be Specific. (Recommended: provide the language you would like to 
see adopted.)
Proposed language for 7.8.C(1):
At buildings other than medical facilities, no driveway shall be located within two hundred fifty (250) feet of 
the intersection of a public street with an arterial or collector street unless no other site access is legally 
practicable.

2. Describe, in your own words, why the ordinance amendment request is necessary?
Paragraph 7.7 B.8(c) requires that the primary building entrances be placed at the front of the building.  
Medical facility visitors, who often have disabilities or limited mobility, benefit from parking in front of the 
building near those entrances; especially Emergency Department visitors.  For the corner-lot condition of 
our project, the current requirement for driveways to be located at least 250 feet from an intersection forces 
visitors to drive far beyond the area that would provide "front door" parking.  Visitors would have to 
"double-back" to access the building's front entrances.  The ordinance revision noted above would facilitate 



convenient access and limit confusion for visitors to the Emergency Department being developed by 
Carteret Health Care.

3. In your opinion, how will the request be of benefit to you if approved? 
The requested revision would allow the design to provide the most direct and convenient "front-door" 
access for visitors to the Emergency Department and other medical offices.

4. How will the Town of Cedar Point and/or the community benefit from the amendment to the 
Unified Development Ordinance? 
The transporters of Emergency Department walk-in visitors, who are often anxious and distracted, would 
be able to navigate the most direct and least confusing access to the Emergency Room's walk-in entrance.

Proposed Amendment Text
C-1.0 SITE PLAN.pdf

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

 

Signature Date
7/22/2025

Application Fee ($300)
Cash/Check

The request will not be considered complete until 
payment of the application fee has been received by 
Town Hall.
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TOWN OF CEDAR POINT 

BOARD OF COMMISSIONERS 
 

Proposed Consistency Statement 

Text Amendment 2025-02 

 

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

Text Amendment TA-2025-02: a request to amend the Unified Development 

Ordinance concerning driveway and canopy requirements for medical facilities.   

is consistent with the Town of Cedar Point Comprehensive Plan adopted November 16, 

2023 because it is in alignment with the Plan’s Goal to Strengthen Community Resilience. 
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