


Community Meeting Summary 2/10/23 
North Beach Water Sports 

Brindley Sports Center 
1026 Ocean Trail, Corolla 

Pete Burkhimer, PE opened the meeting at shortly after 2:00 PM.   Mr. Burkhimer 
along with Greg Loy, Planning Director Retired, discussed each step (1-6) of the 
review process, as set forth in the Currituck County Unified Development Ordinance, 
and briefly explained operation of North Beach Water Sports (NBWS).  The purpose 
of the meeting was to update the existing Special Use Permit, for what could be 
generally referred to as an outdoor recreation business.  It was stated no site 
improvements were proposed.  All questions, comments or concerns were 
welcomed.  Pete Burkhimer stated that, as with many businesses, the uses have 
evolved and changed over the years, and it was deemed necessary to update the 
permit.  No longer offering horse tours but adding paddleboards was given as an 
example. 

Mrs. Barbara Heffernan offered public comment.  She was complimentary of the 
operation and said she is an activist in the community and walks the property all the 
time.  She stated the County has bigger concerns in Corolla to worry about and she 
absolutely supports the application and continuation of this business. 

Fellow NBWS owners Arnold Head and Shane Heagy, US Coast Guard Retired, 
explained the company’s relationship with the US Coast Guard Station Elizabeth 
City.  They have been involved in at least four rescue operations including an 
example of lives saved by the NBWS crew.  They also discussed the NBWS 
relationship assisting with the Currituck County Fire Department Search and Rescue 
efforts. 

The attached letter from Mr. Andrew Holzwarth in support of the NBWS application 
was discussed at the meeting.  As the owner of lot 518 (1046 Baum Court) for 21 
years, he approves of the business.  Mr. Holzwarth spoke positively about the 
activities, and in his words, “is the property that is furthest out on the point in 
Corolla Light -- closest to your watersports operation”.   Furthermore, he recognizes 
“the joy that you provide to Currituck vacationers”.  Of the 61 owners of nearby 
properties to whom meeting notices were sent, Mr. Holzwarth was the only one to 
respond in writing.  Bob Stoneking, of Corolla Light Resort/Corolla Light Community 
Association attended on behalf of the two properties (of the 61) owned by the 
Association; no other owners attended in person. 

The question was raised as to, why are we having the meeting?  The answer is that 
the process to update the existing Special Use Permit, which is a basically a tweak, is 
following the same process as if this were a new business starting from scratch. 

David Lubelski of Currituck County Development Service Department spoke briefly 
about the Special Use Permit procedure. 

  



Following is a list of the meeting attendees: 

1. Arnold Head, NBWS, 106 Quarter Landing Ct, Harbinger, NC, 
obxsurfman@live.com 

2. Shane Heagy, NBWS, 106 Woodberry Ct, Point Harbor, NC, 
thebeachlife@centurylink.net 

3. Russell Claman, 114 Parkers Landing Dr, Point Harbor, NC, 
rusty@technoagape.com 

4. Janet McComas, 131 Pinegrove La, Point Harbor, NC, 
jmccomas1rea@yahoo.com 

5. David Lubelski, Currituck County Development Services, Corolla, NC, 
david.lubelski@currituckcountync.gov 

6. Jeff Rheubottom, NBWS, 300 Live Oak Ct, Kill Devil Hills, NC, 
jeffrehs@yahoo.com 

7. Bob Stoneking, Corolla Light Resort, PO Box 490, Corolla, NC, 
bob@corolla-light.com 

8. Barbara Heffernan, 1121 Austin St, Corolla, NC, 
barbaraheffernan@gmail.com 

9. Greg Loy, 91 Osprey La, Kitty Hawk, NC, loysurf@gmail.com 
10. Pete Burkhimer, PE, 302 Saint Louis St, Kill Devil Hills, 

wpburkhimer1@gmail.com 
  

mailto:bob@corolla-light.com
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-------- Original message -------- 
From: Drew Holzwarth <drew@thinkpiedmont.com>  
Date: 2/1/23 7:27 PM (GMT-05:00)  
To: thebeachlife@centurylink.net 
Subject: North Beach Watersports  

Dear Shane,  

My name is Drew Holzwarth and my wife Michelle and I have been the owners of lot 
518 in Corolla Light for 21 years.  Lot 518 is the third lot to the north from your 
Watersports operation and it is the property that is furthest out on the point in 
Corolla Light – the closest to your watersports operation.  Since you and your 
partners purchased the operation, your involvement and the quality of the 
operation has done nothing but improve.  Your ties to the Coast Guard and your 
attention to safety is a measured improvement over any similar operation that we 
have encountered.  As your business has grown, so has the activity and the vitality 
on the Currituck Sound, directly behind our property.  We love it.  Whether it is a 
group of laughing children on the banana behind your boat, young adults on Jet Skis, 
a family coming back from a sunset cruise, or a family of paddle boarders and 
kayakers, the joy that you provide to Currituck vacationers is clear.   

I do not think you will find an owner who has been a close neighbor longer than 
us.  You definitely will not find a neighbor who is closer to your operations and 
activity.  The Holzwarth’s support what you have done and support any expansion 
that you are interested in creating.   

Thank you for what you have done to improve North Beach Watersports. 

Kind Regards, 

Drew 

Drew Holzwarth 

Principal 

PIEDMONT REALTY HOLDINGS 

6535 Woodbourne Lane 

Crozet VA 22932 

434.249.7445 Cell 

Drew@thinkpiedmont.com 

www.THINKPIEDMONT.com 

mailto:drew@thinkpiedmont.com
mailto:thebeachlife@centurylink.net
mailto:Drew@thinkpiedmont.com
http://www.thinkpiedmont.com/


Walton P. Burkhimer, Jr., PE 

North Carolina License 10786 
302 Saint Louis Street 
Kill Devil Hills, NC  27948       February 20, 2023 

Mr. Shane Heagy, Managing Member 
North Beach Watersports, LLC 
1066 Ocean Trail 
Corolla, NC  27927 

Subject:  Updated Parking Analysis in Support of Updated Special Use Permit for 1066 Ocean Trail, The 

Inn at Corolla Light and North Beach Water Sports (NBWS) 

Dear Mr. Heagy: 

This analysis is provided for your use in applying to the Currituck County Board of Commissioners for an update 
of the Special Use Permit (SUP) issued by said Board on June 8 2010.  That SUP was designate “PB 110-07, The 
Inn at Corolla Light – Special Use Permit, Proposed Use:  Outdoor Tour Operator.” 

A. General Discussion on Parking:  Before beginning the specific analysis of the NBWS/Inn at Corolla Light site, 

we offer some general comments on parking requirements. 

Generally speaking, parking requirements are set forth by localities based on a number of parking spaces 
required for each land use or activity, based on the size of the activity.  Examples include 1 space per 200 square 
feet of retail store space, one-half space per bedroom for single-family homes up to 4 bedrooms, 1 space for 
every 3 beds in a nursing home, etc.  In summary, the key parts of each parking requirement are: 

• A Use or Activity 

• An “independent variable” by which the size of the activity is measured (square feet, bedrooms) 

• And a Rate; that is, a number of spaces required for each unit of the independent variable by which the 
size or intensity of the activity is measured. 

Local parking requirements usually also provide for special circumstances, such as “Shared Parking,” where two 
collocated or adjacent activities can share a parking lot.  This works particularly well when: 

• The two uses have their peak demand for parking at different times of a 24-hour day, and/or 

• At least some of the users of one activity are already using—and parked at—the other activity. 

Other “special circumstances” often considered in local parking requirements include the special nature of the 
overall setting of the activity.  For example, a city may require a retail store to have on-site parking of 1 space 
per 200 square feet of floor area in its outlying, suburban areas, but in its “downtown” areas a much-reduce 
amount of on-site parking, recognizing that the downtown area has on-street parking, central parking lots or 
garages, etc.  Other factors that may be recognized include: 

• Effective, widely used mass transit 

• Effective, widely-use pedestrian and bicycle facilities 

Localities, in setting their parking Rates for activities, typically use a number of resources, including their own 
local observations and experiences, (2) rates adopted by other localities, especially nearby, and (3) guidelines 
and manuals published by the Urban Land Institute, Institute of Traffic Engineers (ITE), etc. 
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The highly respected Parking Generation manual published by the ITE is an 
example.  We note that many of the “activities,” called Land Uses in Parking 
Generation, have a rich, broad supporting database of studies.  For example, 
“Multifamily Housing, Low Rise, Land Use 220” is based on 119 studies.  
Although the studies are from different geographical areas and settings, 
there is much commonality among the studies. This is reflected in low 
standard deviation and coefficient of variation:  For this example, Low Rise 
Multifamily Housing, the Average Weekday Rate is 1.21 space per Dwelling 
Unit (the independent variable).  The Standard Deviation for this dataset is 
0.27, or 22% of the mean (the “coefficient of variation”), which is low 
variability and reliable data.  A graph of this data (screenshot from Parking 
Generation at right) shows rather tightly clustered points. 

By contrast, Parking Generation has only 11 studies for its Land Use 560, 
Church, which independent variable of 
Seats.  The average Rate is 0.22 spaces 
per seat, or 1 space for every 4.5 seats.  Over the 11 studies, the Rate 
varied from a low of 0.13 to a high of 0.65, resulting in a standard deviation 
of 0.15 and a coefficient of variation of 68%.  This is over 3 times “worse” 
correlation, or less tight grouping, as in the Multifamily example above.  It’s 
easy to see in the scattered data points in the screenshot at left. 

We take time to make this point to readers of this Analysis because (1) 
there is no Land Use called Outdoor Recreation, or any other activity which 
is a good fit for the NBWS/Inn at Corolla Light activities and (2) the closest 
analogues to our use package are Parking Generation uses with small 
datasets and higher coefficients of variation. 

The absence of well-fitting, fully-pertinent national data, and the unique 
circumstances at this setting in Corolla, compel us to supplement this 
Analysis with local information, parking Rates from local codes and sound 

engineering judgment.  Fortunately, since NBWS has been operating at the subject site for 12 years, we also 
have a great deal of experiential data upon which to rely. 

B. The 2010 SUP and Original Parking Needs Assessment:  This Updated Parking Analysis, as noted, supports 

the current application for an Updated SUP.  First, let’s look at the original SUP and its supporting Parking Needs 
Assessment. 

The original SUP (included as Appendix A of this Analysis) was approved with two general conditions (A) and (B) 
and, under (C), 10 conditions specific to the site.  Condition (C)1 indicated the “Approval of the operation of 
Outdoor Horse Tours from (1) vehicle with a maximum capacity of 10 persons, and rental of 8 jet skis” (this 
brown text = direct quote from original SUP). 

Condition (C)6 made the following provisions for parking: 

• One parking space for every vehicle seating 1-5 persons 

• Two parking spaces for every vehicle seating 6-10 persons 

• One parking space for every two employees 

• If any additional activities or uses occur on site, additional parking may be required per the Unified 
Development Ordinance (UDO).  (This indicates that the conditions were wisely framed to 
anticipate evolution in the nature of the Outdoor Recreation and Outdoor Tour uses.) 



Updated Parking Analysis, The Inn at Corolla Light and North Beach Water Sports 
February 20, 2023 

Page 3 

Contemporaneous with the application for the 2010 SUP, the applicant commissioned a Parking Needs 
Assessment which was performed by the well-respected transportation consulting firm of Kimley-Horn and 
Associates, Inc. (KHA), dated March 25, 2010; a copy of the KHA Parking Needs Assessment is provided as 
Appendix B to this Analysis and is referenced extensively in the body of this report; direct quotes from the KHA 
2010 study are in this light blue type. 

(A personal note about this author’s relationship with KHA.  54 years ago, KHA co-founder Professor J. William 
Horn was teaching me senior Transportation Engineering at N C State University.  For over 21 years (1983-2004, 
a fine young professional engineer served in the firm I co-owned for 37 years, then went on to finish his career as 
a principal at KHA.  That same firm of mine, and its successor firm, enjoys a multi-decade relationship of working 
together on projects with KHA.  And I knew the author of the 2010 Parking Needs Assessment, Carl Tewksbury, 
PE; Carl has since retired and lives in Holly Ridge, NC, near Topsail Beach.  While at times a competitor, I have the 
highest professional regard for KHA.  The original Parking Needs Assessment is a solid piece of work, and easy for 
me to build upon and update.) 

Condition (C)1 did not expressly note kayaks; perhaps they were included implicitly under the “additional 
activities…” noted in (C)6.  But, in addition to the Inn at Corolla Light, the 2010 KHA Parking Needs Assessment 
included the following outdoor recreational uses: 

• 16 kayaks 

• 8 jet skis 

• 3 wild horse tour vehicles  

The original 2010 KHA Parking Needs Assessment speaks for itself and, as noted, is Appendix B.  The following is 
my summary of its findings: 

For the full package of uses—the Inn at Corolla Light and the kayaks, jet skis and wild horse vehicles noted 
above, “…a minor parking deficiency (approximately five spaces) is anticipated…during the peak periods 
when the arrival and departure patterns of Inn guests and tour and rental customers overlap.” 

“If the County desires to mitigate the deficiency of five parking spaces at this time prior to a parking 
occupancy [ bold emphasis added ] study, some combination of the following measures could be 
considered to bring anticipated parking demand and supply to equivalent levels.”  This is followed by a list 
of 5 bulleted options to either reduce parking demand or (5th bullet) increase parking supply. 

Given the difference between the uses in the KHA Assessment (March, 2010) and the uses approved in the 
Original SUP (June, 2010), it appears the Board curtailed the uses a bit to mitigate the expected parking shortfall. 

C. The 2022/23 Uses:  Over the years from 2010 to present, the ownership of North Beach Watersports has 
changed, and the package of uses has evolved as well.  We present below the activities conducted by NBWS 
during the 2022 season and anticipated for the 2023 season. 

a. Parasailing (1 boat) 
b. Stand-Up Paddleboards (8) 
c. WaveRunners (12) 
d. Kayaks (8) 
e. Pontoon Boats (2) 
f. Tubing/Banana Boats (2) 
g. Horse Tours are no longer offered, and there are no plans to do so. 

Weather conditions, including winds, frequently guide which of the above activities will be conducted on a given 
day.  More equipment is kept on hand so that the activities of the day may be tailored to the weather, as well as 
to customer preferences.  This must be accounted for in the analysis of parking demand. 
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We assign the activities being conducted at 1066 Ocean Trail into Use categories that relate as well as practical 
to the use descriptions in the Currituck UDO and in national references: 

The Inn at Corolla Light:  Hotel or motel (UDO); Hotel, use 310 (Parking Generation) 

North Beach Watersports:  Recreation, outdoor (UDO); Parking Generation has no close equivalent use.  None of 
the following outdoor uses fit well:  411/Public Park, 420/Marina, 430/Golf Course, 433/Batting Cages, 
435/Multipurpose Rec Facility, 466/Snow Ski Area, 481/Zoo, 482/Water Slide Park, 488/Soccer Complex, 
490/Tennis Courts, 491/Racquet/Tennis Club.  The independent variables of these uses are typically Acres or 
Fields, etc. and they have very low numbers of studies.  A better fit needs to have Seats for Participants as the 
independent variable, particularly in a context of multiple groups of friends and/or family members coming to a 
facility.  Oddly, facilities such as 560/Church, 444/Movie Theater appear to be good surrogates for NBWS’ type 
of activity:  A group of friends or family members come to a place for activities that last for a couple of hours.  
Obviously, however, the time pattern of use doesn’t match; but the “seats” approach is relevant. 

D. 2023 Parking Analysis, Part 1:  The Independent Variables:  Given the general discussion under A above, 

Over the years from 2010 through 2022, the NBWS operator and others have come to understand that the 
Independent Variable for these Outdoor Recreational uses is Seats.  As noted just above, Parking Generation 
uses seats for 560/Church, 444/Movie Theater, and Currituck’s own UDO uses Seats for Religious institution, 
Theater, Amphitheater, and Funeral home, and in part for Outdoor tour operator (1 per 5 “seats” of vehicle 
capacity plus 1 per 2 employees).  In the absence of a good Land Use fit in Parking Generation, we will proceed 
using Seats of each activity as the Independent Variable for the NBWS Outdoor Recreational Use. 

There are 1-2 guest “seats” on a WaveRunner, up to 6 seats on an inflatable towable (Tube or Banana Boat), one 
“seat” on a Stand-up Paddleboard, 10 to 12 “seats” on a Pontoon Boat, and up to 12 “seats” on the Parasailing 
Boat.  A 120-seat count is proposed as the capacity parameter for this SUP update.  This is a blended sum of 
the “seats” of all these activities.  Notably, this does not equate to the sum of all the seats in all the equipment 
on site at any given time; there are spares in case of problems. 

In order to meet the varying needs and desires of our guests at any one time, not every seat of every activity will 
be occupied at one time.  For example, certain wind conditions may prevent parasailng, shifting customers and 
staff to other activities.  In summary, the term “Seats,” from this point forward, will mean “Occupied seats in any 
boat, kayak, paddleboard, WaveRunner, etc.”  At any given time, some equipment may be unoccupied due to 
maintenance issues, weather conditions and/or variations in what the customer base desires to do. 

For the Inn at Corolla Light, Rooms will be the Independent Variable. 

D. 2023 Parking Analysis, Part 2:  The Parking Generation Rates:  For the Inn at Corolla Light, our base Rates 
will be 1 space per every guest room, as provided for “Hotel or motel,” as provided in Table 5.1.3.C on page 5.5 
of the UDO.  This Rate also includes “…plus 75% of spaces required for on-site accessory uses;” this provision 
appears to presume that a percentage of the accessory uses are patronized by hotel guests and/or that the 
principal use and the accessory uses have somewhat staggered peak time patterns.  Both of these premises are 
discussed below. 

For the NBWS Outdoor Recreation activities, our base Rates will be Rates provided for “Outdoor tour operator,” 
as provided in Table 5.1.3.C on page 5.5 of the UDO.  (Later in this analysis we will also use the “rate” for 
“Recreation, outdoor,” which, rather than being a set rate, points to §5.1.3.E, Uses with Variable Parking 
Demand Characteristics.)  Even though the former Horse Tours have been discontinued, this “Outdoor tour 
operator” Rate seems appropriate for the NBWS activities; the parasailing and other boat activities have 
somewhat a “tour” character.  For kayaking and wave runners, which have a lesser level of employee 
involvement, this Rate formula properly reflects that.  Thus, the rate will be 1 space for every 5 “seats” of 
capacity for the “vehicles” being used, plus 1 space for every 2 employees.  As further verification, other seats-
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based Rates in the UDO are frequently 1 space per 4 seats, with no separate component for employees.  Also, 
for additional confirmation, Parking Generation 444/Movie Theater-December has an average rate of 0.14 
(about 1 space per 7 seats) on a Friday and 0.21 (about 1 space per 4¾ seats).  We picked the December (as 
opposed to Non-December) for this use, to be analogous with NWBS’ higher generation rates in its July-August 
seasonal peak time. 

For further confirmation, we looked at “Parking Advisory Service Report 510/511, Parking Standards,” published 
on December 31, 2002 by the American Planning Association and edited by Michael Davidson and Fay Dolnick.  
(It may be purchased at https://www.planning.org/publications/report/9026845/).  Therein we found the 
following: 

• Dartmouth, MA:  “recreation facility, “…in the case of a nonstructural facility, 1 (space) per 4 
persons the facility is intended to accommodate. 

• Palo Alto, CA:  “recreation facility,” 1 space for each 4 seats or 4-person capacity, or as adjusted by 
the zoning administrator as part of the conditional use permit, not to exceed a 30% reduction. 

• Jacksonville, NC: “recreation facility, outdoor,” 1 space for each 4 persons in designed capacity. 

• Jefferson County, KY:  “amusement park, water,” 1 space for each 5 people the facility is designed to 
accommodate at maximum capacity (with no additional for staff). 

These references further support our choice of 1 space per 5 seats + spaces for employees, as they (except for 
the KY site) appear to include employee spaces within their “1 space per 4 persons” rates. 

D. 2023 Parking Analysis, Part 3:  Parking Demand using UDO Hotel/motel Rate +75% of Accessory Uses: 

The shared nature of this site, containing the Inn at Corolla Light and NBWS with their different times of peak 
use , requires that a Shared Parking approach be taken.  The Hotel/motel rate is:  " 1 per every guest room + 
75% of spaces required for on-site accessory uses," which isn’t a good fit for this situation.  First, NBWS is more 
of a second principal use than an accessory use, although the two uses are quite symbiotic.  Second, as noted, 
the accessory use approach fails to acknowledge the two uses’ different time peaks.  Accordingly, we move to 
Alternative Parking Plans / Shared Parking. (Text in this blue type is directly quoted from the UDO.) 

D. 2023 Parking Analysis, Part 4:  Using §5.1.3.E, Uses with Variable Parking Demand Characteristics:  Using 

the Independent Variables established in D.Part 1 above and the Rates established in D.Part 2 above, in this Part 
4, we look at the NBWS operation as provide in UDO, Table 5.1.3.C, Minimum Off-Street Parking Standards, Use 
Category: Recreation / Entertainment, Outdoor, Use Type: Recreation, outdoor, as found on page 5.4. whose 
parking needs are noted as “See Section 5.1.3.E.” entitled “Uses with Variable Parking Demand Characteristics.”  
This subsection authorizes the Director to use several approaches: 

a. “Apply the off-street parking standard in the table that is deemed most similar to the use.”  This is 
essentially what we did above; if this use is really “Recreation, outdoor,” we applied the standard 
from the similar “Outdoor tour operator.” However, that approach, alone, fails to account for the 
staggered peak times of the NBWS and Inn uses, nor does it account for other factors like Inn guest 
patronage of NBWS, effects of pedestrian and trolley use, etc.  Unsurprisingly, it results in an 
apparent parking supply deficiency. 

b. “establish the off-street parking requirements by reference to standard parking resources published 
by National Parking Association or the American Planning Association.” As noted in D.Part 2, dealing 
with Rates, above, we examined a number of sources all of which corroborate the “1 space per 5 
seats” approach.  None provided useful guidance in addressing the collocated Inn and NBWS 
situation.  But fully justifying the base Rate is an important step in the Shared Parking approach 
detailed below. 

  

https://www.planning.org/publications/report/9026845/
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c. “Alternatively, the Director may require the applicant to submit a parking demand study 
that…includes relevant data collected from uses…that are the same or comparable to the proposed 
use in terms of density, scale, bulk, area, type of activity and location.” This alternative approach, 
including the use of the Shared Parking provisions of §5.1.6, Alternate Parking Plan / §5.1.6.B, 
Shared Parking is probably the best, and is set forth in the following paragraphs. 

The provisions, enabled under §5.1.3.E, Uses with Variable Parking Demand Characteristics, are established to 
set standards for a new use; in this case the use already exists at nearly the requested intensity.  So we already 
have, for data collection purposes, a “use that is the same or comparable.”  In simple, summary terms, parking 
at 1066 Ocean Trail, the site shared by The In at Corolla Light and North Beach Water Sports is adequate to 
support the combined Hotel/Motel and Recreation/Outdoor uses. 

Analyzing the existing SITE, with the CURRENT OPERATIONS, IS the best kind of parking study (although we will 
address time stagger, etc. below, similar to the approach used in the 2010 KHA Parking Assessment. .  Looking at 
the Current Operations is like moving the scientific study from the blackboard to the laboratory.  Simply, the 
shared site is working, which proves several things: 

a. The generation rates of 1 space per room, 1 space per 5 “seats” of activity capacity and 1 space per 
2 staffers, as noted in the table above, are all reasonable and defensible.  This is unsurprising, as 
there are other sources with similar rates. 

b. Although we are not going to use the Hotel or motel 75% factor (i. e., a 25% reduction for the NBWS 
activities) together with the Shared Parking approach, there clearly is a significant number of Inn at 
Corolla Light guests who walk over to NBWS and generate zero need for additional parking. 

c. Further reductions are enabled by §5.1.6.B, Shared Parking, because all of its prerequisites are met: 

i. §5.1.C.6.B(1)(a) Location:  All 50 shared spaces are well within 1,000’ of NBWS. 

ii. §5.1.C.6.B(1)(b) Location:  N/A; shared parking is NOT in a parking structure. 

iii. §5.1.C.6.B(1)(c) Location:  None of the 50 shared spaces are separated from NBWS by any 
street; both uses and all parking are on the same side of Ocean Trail and its separated paved 
walkway. 

iv. §5.1.C.6.B(2) Pedestrian Access:  Because both the NBWS use and the Inn use are on the 
same parcel, and share the same 50-space lot, pedestrian access is no issue. 

v. §5.1.C.6.B(3) Timing:  NBWS operating hours are 9 a.m. to sunset, with peak time being 
approximately 10:30 to 1:30.  Inn checkout is no later than 10 a.m., check-in is no earlier 
than 4 p.m.  NBWS is a daytime peaker, the Inn peaks in the evening.  Most Inn guests have 
either checked out or left for the day’s activities in their car by the time NBWS activities 
peak; the peaks are staggered.  This is discussed and proven below and in Appendix C. 

vi. §5.1.C.6.B(4) Maximum Shared Spaces:  The actual reduction requested, setting aside the 
reduction to 75% for NBWS, is from 74 spaces required down to 50 spaces provided, a 
reduction of 32.4%...well below the maximum 50% allowed.  The computation of this 
reductions is in the table provided immediately following: 
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vii. §5.1.C.6.B(5) Directional Signage:  N/A; the uses are collocated, so there are no factors such 
as “…distance, indirect locations, visual barriers, etc.” 

viii. §5.1.C.6.B(6)(a) Shared Parking Plan/Justification:  This Parking Analysis is presented as the 
required justification. 

(a.) Quantitatively, the KHA 2010 Parking Needs Assessment, a copy of which is 
provided as Appendix B hereto, well-documented that what is now called NBWS and 
the Inn at Corolla Light have differing times of peak parking demand. 

(b.) Also provided as Appendix C are two spreadsheets on a single page, which are the 
two spreadsheets at the tops of pages 6 and 7 of the KHA 2010 Parking Needs 
Assessment, for Weekday and Weekend, respectively, updated to reflect the 
evolved, 2022/23 set of NBWS activities.  At the bottom of each (Weekday and 
Weekend) the totals for the new 2022/23 uses are shown, for each hour of the day, 
in dark green; for comparison, the same totals for the 2010 uses are shown in 
brown.  As noted in Appendix C, the 2022/23 demand does not exceed the supply of 
50 for any Weekend hour, but does—by 1 to 3 spaces—for the weekdays. 

(c.) It is our professional observation and opinion that the potential for such demand-
over-supply exceedance is being effectively mitigated by NBWS, and thus there is no 
basis to reduce the package of uses to prevent it.  Those mitigating factors and 
measures are discussed individually in the following paragraphs: 

 Generation Rate: Size of Use   

Parking Generator Space  

Quan-
tity Unit Quantity 

Spaces 
Required Additional Info 

"The Inn at Corolla Light"       
§5.1.3.C, Visitor Accommodations, Hotel or 
Motel Hotel Rooms 1 per 1 room 42 42 

 

"North Beach Water Sports"       §5.1.3.C,Business / Entertainment, Outdoor, 
Outdoor Toor operator 
“1 per every 2 employees + 1 per every 5 
persons of total tour vehicle capacity” 

Seats of Tour/Attraction 1 per 5 seats 120 24 

Tour/Attraction Employees 1 per 2 employees 16 8 

      32 NBWS required 
 

Total parking required for site, based on §5.1.3.C 
"Visitor Accommodations, Hotel or Motel": 74 

…with reduction to 75% of parking for 

accessory rec uses (42+32= 74, without) 

Paved Parking Provided: 50 Total available, existing asphalt lot 

Percentage reduction required per §5.1.C.6.B, Shared Parking , below the 
parking based on §5.1.3.C "Visitor Accommodations, Hotel or Motel" 

for Paved Parking Provided below to be allowed (max. 50% reduction) 

The remainder of this Analysis is devoted primarily to providing 
justification for this 32.4% reduction, based primarily on the 

staggered peak times of the Inn and NBWS uses and 
the effective measures being successfully employed 

by NBWS staff to prevent parking problems at the site. 

32.4% 

Required reduction for Shared 
Parking: 42+32= 74, - 50 = 24 
space reduction. 

24 ÷ 74 = 0.324 = 32.4% reduction. 



Updated Parking Analysis, The Inn at Corolla Light and North Beach Water Sports 
February 20, 2023 

Page 8 

i. Encouraging guests/families who are staying locally (but other than at The 
Inn) to walk to NBWS, or use the Trolley, or have someone drop them off and 
pick them up, or all arrive in one vehicle. 

ii. Maximizing staff carpooling, etc. on days which are expected to be maximum 
capacity days.  Using one of the NBWS boats to transport employees across 
from the mainland. 

iii. When needed at peak times, a staff member becomes an active Parking Lot 
Attendant. 

iv. Rarely, on a high capacity day when the lot is full, moving a staff vehicle(s) 
onto a grass area to free up a space. 

v. When there is no proper parking option available, rejecting customers who 
arrive by car without a reservation. 

ix. §5.1.C.6.B(6)(b) Shared Parking Plan/Recorded Agreement: N/A; a recorded Shared Parking 
Agreement is not necessary so long as all the parking is on a single parcel, as is the case. 

x. §5.1.C.6.B(6)(c) Shared Parking Plan/Duration:  N/A, since a Shared Parking Agreement is not 
necessary.  The special use permit, properly reviewed annually, will be sufficient to assure 
that the NBWS activities and the shared parking available are in balance and compliance 
with County regulations. 

d. In summary, we believe the shared parking arrangement on 1066 Ocean Trail, for the 50-space 
parking lot serving North Beach Water Sports and The Inn at Corolla Light meets the parking 
requirements of the Currituck UDO, and that this Updated Parking Analysis demonstrates so. 

e. A copy of the Conceptual Site Plan for the property, a requirement for the application for Updated 
Special Use Permit, is also attached as Appendix D to this Analysis, for the reader’s convenient 
reference. 

Please call or email with any questions regarding this Updated Parking Analysis at the phone number and email 
below.  We appreciate the assistance of Currituck County Development Services Department staff in providing 
information helpful to the preparation of this document. 

Very truly yours, 

Walton P. Burkhimer, Jr., PE (NC # 010786) 

Wpburkhimer1@gmail.com 
(757) 478-5970 

mailto:Wpburkhimer1@gmail.com


COUNTY OF CURRITUCK
Department of Planning

Post Office Box 70
Currituck, North Carolina 27929-0070

Telephone (252) 232-3055 / Fax (252) 232-3026

SPECIAL USE PERMIT GRANTED
On the date(s) listed below, the Board of Commissioners for the County of Currituck metand held a public hearing to consider the following application:

Owner: Colby Management Group LLC
1066 Ocean Trail
Post Office Drawer 99
Corolla, NC 27927

Applicant: Pamela Colby
1066 Ocean Trail
Post Office Drawer 99
Corolla, NC 27927

Property Location: 1066 Ocean Trail

Project: PB 10-07 The Inn at Corolla Light - Special Use Permit

Proposed Use: Outdoor Tour Operator

May 11, 2010- Planning Board Recommendation
June 7, 2010 -Board of Commissioners’ Public Hearing/Action

Having heard all the evidence and argument presented at the hearing, the Board findsthat the application is complete, that the application complies with all of the applicablerequirements of the Currituck County Unified Development Ordinance for thedevelopment proposed, and that therefore the application to make use of the abovedescribed property for the purpose indicated is hereby approved subject to all applicableprovisions of the Unified Development Ordinance and the following conditions:

(A) The applicant shall complete the development strictly in accordance with
the plans submitted to and approved by the Board of Commissioners, a
copy of which is filed in the office of the Planning Department.

(B) If any of the conditions affixed hereto or any part thereof shall be heldinvalid or void, then this permit shall be void and of no effect.

Meeting Dates:

(C) Other conditions:

wpb
Textbox
Appendix A:
June 2010 Special Use Permit, page 1 of 2



1. Approval of the operation of Outdoor Horse Tours from one (1) tour vehicle with a
maximum capacity of 10 persons, and rental of 8 jet-skis.

2. Parking/total vehicles may be reconsidered provided a parking occupancy study
is completed for the site during the peak season, or additional parking spaces are
provided on-site.

3. All tours must be guided from Memorial Day to Labor Day. Tag-a-long tours are
permitted as long as the lead vehicle is operated by an employee of the tour
company and subsequent vehicles are under the employee’s supervision.

4. Tour vehicles shall be labeled with decals or paint markings that clearly display
the company name. Label font size shall be a minimum of four inches.

5. Tours shall comply with Chapter 3: Article II. Wild Horses, Chapter 10: Article II.
Beaches and all other applicable provisions of the Currituck County Code of
Ordinances. Tours shall also operate in accordance with all State and Federal
laws.

6. There shall be one parking space required for every vehicle seating 1-5 persons,
two parking spaces required for every vehicle seating 6-10 persons etc., and one
parking space required for every two employees. If any additional activities or
uses occur on-site, additional parking may be required per the Unified
Development Ordinance.

7. Vehicles held in reserve in the event of inclement weather or breakdowns may be
used as long as the parking requirements and all other conditions of this permit
are met. Reserve vehicles must be stored at an approved location.

8. The Board of Commissioners may establish a maximum number of vehicles as
part of the special use permit approval process.

9. This special use permit shall be reviewed administratively on an annual basis
and a report shall be filed with the Currituck County Board of Commissioners
detailing the nature of any complaints received by the Planning Department. At
the discretion of the Code Enforcement Officer or Board of Commissioners, the
special use permit shall be subject to revocation or modification by the permit
issuing authority following a public hearing.

IN WITNESS WHEREOF, the County has caused this permit to be issued in its name,
and the property owners/applicants of the property above described, do hereby accept
this Special Use Permit together with all its conditions, as binding on them and their
successors in interest.

ATTEST:

(Seal)
Cnairm'an

Board of Commissioners
Clerk to the Board

Date

(NOT VALID UNTIL FULLY EXECUTED)

wpb
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8am 9am 10am 1pm 2pm 4pm 5pm 6pm 7pm 8pm 9pm 10pm 11pm

HL1 Jul 0.9 33 30 26 26 24 26 26 28 30 31 31 33 34 35 37
HL2 Jul 1 4 4 4 4 4 4 4 2 2 2 1 1 1

WR1 Jul 0.5 2 4 6 6 6 6 5 4 0 0 0 0 0

WR2 Jul 0.5 1 2 2 2 2 2 2 2 1 0 0 0 0

K Jul 0.25 1 3 4 4 4 4 3 2 1 0 0 0 0

WHT1 Jul 3 0 0 0 0 0 0 0 0 0 0 0 0 0

WHT2 Jul 0.5 0 0 0 0 0 0 0 0 0 0 0 0 0

Jul 0.2 0 4 6 7 7 7 7 6 4 0 0 0 0

Jul 1.0 1 2 2 2 2 2 2 2 1 0 0 0 0

9 19 24 25 25 25 25 25 23 18 9 2 1 1 1

42 49 50 49 51 53 53 49 40 35 36 36 38
49 53 51 49 51 53 53 51 43 43 40 36 38

8am 9am 10am 1pm 2pm 4pm 5pm 6pm 7pm 8pm 9pm 10pm 11pm

HL1 Jul 0.9 37 33 29 27 29 31 33 35 35 37 39 39 41
HL2 Jul 1 4 4 4 4 4 4 4 2 2 2 1 1 1

WR1 Jul 0.125 0 0 1 1 1 1 1 0 0 0 0 0

WR2 Jul 0.5 1 2 2 2 2 2 2 2 1 0 0 0 0

K Jul 0.0625 0 0 1 1 1 1 1 0 0 0 0 0

WHT1 Jul 1 0 0 0 0 0 0 0 0 0 0 0 0 0

WHT2 Jul 0.33 0 0 0 0 0 0 0 0 0 0 0 0 0

Jul 0.2 0 4 6 7 7 7 7 6 4 0 0 0 0

Jul 1.0 1 2 2 2 2 2 2 2 1 0 0 0 0

6 12 16 17 17 17 17 17 17 12 8 2 1 1 1

43 45 45 44 46 48 50 47 43 39 40 40 42
46 45 41 39 41 43 45 45 40 39 40 40 42

NBWS/Inn at Corolla Light / Comparison of Parking Demand per Kimley-Horn Parking Assessment, March 2010 vs Update to 2022/23 Uses:  WEEKDAY

NBWS/Inn at Corolla Light / Comparison of Parking Demand per Kimley-Horn Parking Assessment, March 2010 vs Update to 2022/23 Uses:  WEEKEND

APPENDIX C to Updated Parking Analysis  in Support of Updated Special Use Permit for  The Inn at Corolla Light and North Beach Water Sports 
W P Burkhimer, Jr, PE (NC # 10786)     February 20, 2023

Subtotal, NBWS Activities

Total Parking Demand by Time of Day per 2023 Land Uses
Total Parking Demand by Time of Day per 2010 Parking Study 54

Subtotal, NBWS Activities

Conclusions:
On the Weekend, peak parking demand never exceeds the capacity of the existing, 50-space parking lot, only equaling 50 in the 5-6 pm hour, when Inn parking is moderate and NBWS business hasn't yet begun to tail off.
On the Weekdays, peak parking demand slightly exceeds the capacity of the existing, 50-space lot, by not more than 3, for four (4) consecutive afternoon hours (2-6 pm).  This compares with 8 hours with exceedances--three in 
the morning and five in the afternoon--with the 2010 KHA Parking Needs Assessment. We recommend that this slight exceedance be deemed acceptable, as parking has proven not to be a problem at the current time, due to the 
effective mitigating factors and measures listed in the body of the Updated Parking Analysis of which this Appendix C is a part.

Weekend 7 7 7 7

Parasail and Tubing/Banana Boats - Employee Employee(s) 2 Weekend

Total Parking Demand by Time of Day per 2010 Parking Study 62.9 49 5151

0

87

Weekday

WeekdayParasail and Tubing/Banana Boats - Employee 2Employee(s)

41 39 41

17.0 17

54 46 45 46

0 0

2 2 2 2

Parasail and Tubing/Banana Boats - Customer Vehicle "Seats" 35

Wild Horse Tours - Employee Employee(s) 0 Weekend 0.00 0

1 1

Wild Horse Tours - Customer Vehicle(s) 0 Weekend 0.00 0 0 0

Kayak Rentals - Customer Vehicle(s) 16 Weekend 1.00 1

1 1

Waverunner Rentals - Employee Employee(s) 4 Weekend 2.00 2 2 2

Waverunner Rentals - Customer Vehicle(s) 8 Weekend 1.00 1

27 29
Hotel (Leisure) - Employee Employee Spaces 4 Weekend 4.00 4 4 4

Hotel (Leisure) - Guest Room(s) 41 Weekend 36.9 29

Month

Peak Rate Peak Demand

85th Percentile Parking Demand by Time of Day

11am Noon 3pm

Weekday/Weekend Parking Generation                          Project Name
Demand Based on 85th Percentile Rates                        Project Number

Inn at Corolla Light 

ITE

Code Land Use Description

Independent Variable
No. of 

Units

Day of 

Week

49 50 51Total Parking Demand by Time of Day per 2023 Land Uses

2 2 2 2

25.0 25

0 0

7 7 7 7Parasail and Tubing/Banana Boats - Customer Vehicle "Seats" 35

Wild Horse Tours - Employee Employee(s) 0 Weekday 0

4 4

Wild Horse Tours - Customer Vehicle(s) 0 Weekday 0 0 0 0

Kayak & Standup Paddleboard Rentals - Customer Vehicle(s) 16 Weekday 4 4

6 6

Waverunner Rentals - Employee Employee(s) 4 Weekday 2 2 2 2

Waverunner Rentals - Customer Vehicle(s) 12 Weekday 6 6

24
Hotel (Leisure) - Employee Employee Spaces 4 Weekday 4 4 4 4

Hotel (Leisure) - Guest Room(s) 41 Weekday 36.9

Month

Peak Rate Peak Demand

85th Percentile Parking Demand by Time of Day

11am Noon 3pm

Weekday/Weekend Parking Generation                          Project Name
Demand Based on 85th Percentile Rates                        Project Number

Inn at Corolla Light

ITE

Code Land Use Description

Independent Variable
No. of 

Units

Day of 

Week

* The original KHA Parking Assessment used an ITE Parking Generation time of day pattern, which leads to these Weekday instances of 53 spaces of demand during the 4 o'clock and 5 o'clock hours.  
demand during the 4 o'clock and 5 o'clock hours. 53 spaces of demand during the 4 o'clock and 5 o'clock hours.  begin subsiding around 3 p.m.  We have left the resulting exceedance in, to be consistent with the 
old KHA study.  But the actual earlier downward trend is one of the reasons that the 50 available spaces have proven to be sufficient. 
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