
 

Planning Board  

Special Meeting Agenda 

Town of Swansboro 
Thursday, October 3, 2024 

I. Call to Order 

II. Approval of Minutes 

a. September 3, 2024 Regular Meeting Minutes  

III. Business 

a. Brezza Lofts Special Use Permit- Lot 8 Ward Farm Town Center 
Presenter: Rebecca Brehmer, CFM, CZO, Town Planner 

Lot 8 of the Ward Farm Town Center is a 1.22-acre parcel and is zoned B-3, Traditional Business. 
The applicant is asking to construct Townhome Dwellings which are allowed in the B-3 zone 
with a Special Use Permit.  

Recommended Action: Motion to recommend approval, denial, or to table the Special Use Permit 
request based on the standards outlined in the UDO. 

IV. Chairman/Board Thoughts/Staff Comments 

 

V. Public Comments 

 

VI. Adjournment 
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Call to Order 
The meeting was called to order at 5:29pm. board members in attendance were Christina 
Ramsey, Lauren Brown, Sherrie Hancock, Tim Vannoy, and Jerry Seddon. Clara Abalos was 
absent. There was one ETJ vacancy. 

Approval of Minutes 
On a motion by Ms. Brown, seconded by Mrs. Hancock, the August 6, 2024, Regular Meeting 
Minutes were amended by changing the word “astringent” on page 2 to “Stringent” and 
approved unanimously. 
 
Business 
UDO Text Amendment to § 152.179 Table of Permitted/Special Uses, § 152.180 Notes 
to the Table of Permitted/Special Uses, and § 152.016 Definitions of Basic Terms 
Town Planner Brehmer shared that after a Board of Commissioners regular meeting on 
August 13, 2024, Staff was directed to propose a text amendment to limit new vape shops 
and similar establishments from coming to Town. The proposed text amendment would edit 
the current use of “Tobacco sales (retail)” to “Hookah, Vape, Tobacco & Similar Retail 
Establishments” in the Table of Permitted/Special Uses with a note to include specific 
criteria in B1 zoning district and eliminate it as permitted in B2HDO. Additionally, the use of 
“Cigar Store” would be defined and added in the Table of Permitted/Special Uses, as 
permitted in B2HDO in order to protect the current cigar shop that is located downtown.    
  
 
TITLE XV: LAND USAGE 

CHAPTER 152: UNIFIED DEVELOPMENT ORDINANCE 

§ 152.016 DEFINITIONS OF BASIC TERMS. 

 

Cigar Shop. A retail store specializing in selling rolls of fermented tobacco wrapped either in 

tobacco leaf or paper that contains tobacco or tobacco extract. 

 

Hookah, Vape, Tobacco & Similar Retail Establishments. A specialized retail 

establishment primarily used for the sale or storage of tobacco products, electronic 

smoking/vaping devices, Kratom, CBD, Hemp derived Delta- 8, and related accessories. These 

products may include but are not limited to cigarettes, cigars, pipe tobacco, smokeless tobacco, 

vaping devices, e-liquids, and vaping accessories. An area may also be included whereby 

patrons share the tobacco or non-tobacco products or products from a communal hookah, 

water pipe, or similar device. 
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TITLE XV: LAND USAGE 

CHAPTER 152: UNIFIED DEVELOPMENT ORDINANCE 

§ 152.180 DEFINTIONS OF BASIC TERMS. 

 

(BB) Note 28. Hookah, Vape, Tobacco & Similar Retail Establishments 

1. Shall not be located within 500 feet measured property line to property line from the 

downtown residential district and/or any residential zoning district. 

2. Shall not be located within 1,500 Feet measured property line to property line from a 

school (public or private), churches, daycare facility, youth facility, community center, City 

recreational facility, City park or hospital. 

3. Shall not be located within 2,000 Feet measured property line to property line, from 

another Hookah Tobacco Vape or Similar Establishment. If an establishment is being 

proposed within 2, 000 feet of a location where a previous establishment has closed, a 

permit cannot be issued for the new location until after the previous establishment has 

been discontinued or abandoned in accordance with§ 152.086 Nonconforming Uses. 

4. All federal state and local laws rules and regulations must be adhered to in the operation 

of such establishments. This includes regulations pertaining to advertisements, age 

restrictions and the legality of products sold.  

5. The required site plan shall meet all applicable Town standards to include all land uses within 

2,500 feet measured property line to property line from the parcel proposed for a Hookah, 

Tobacco Vape and Similar Establishment use. 

6. Hookah, Tobacco, Vape, and Similar Establishments that are legally existing on the effective 

date of the enacting ordinance codified in this section may continue to operate/expand/renovate 

in accordance with § 152.086 Nonconforming Uses. 

 
 
 
In response to inquiries from the board, the following was clarified by Town Planner 
Brehmer: 

• In the event that a special use permit application does not meet all the listed criteria, 
the board may deny the recommendation. 

• Current vape shops would be grandfathered in and would be considered non-
conforming however, if the building becomes damaged 50% or more or vacant for 
180 days, they must undergo the special use approval process. 

• In reference to (BB) Note 28. Number 1. The 500 feet measured property line to 
property line would be considered the minimum.  

• The Town sign Ordinance already regulates signs, which prohibits flashing lights and 
bright fluorescent colors. 

• The Definitions of Basic Terms was developed with the help of the Jacksonville 
Planner. 
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On a motion by Mr. Seddon, seconded by Ms. Brown the proposed text amendment to UDO 
Section 152.179 Table of Permitted/Special Uses, Section 152.180 Notes to the Table of 
Permitted/Special Uses, and Section 152.016 Definitions of Basic Terms, was unanimously 
recommended for approval to the Board of Commissioners along with the Comprehensive 
Plan Consistency Statement. 

Chairman/Board Thoughts/Staff Comments 
Town Planner Brehmer shared that on the Board of Commissioners approved the UDO Text 
Amendment to section 152.179 Table of Permitted/Special Uses and section 152.212 Use 
Standards related to boat/trailer storage. 
 
Town Planner Brehmer requested to change the regular meeting scheduled for October 1, 
2024, the board agreed unanimously to schedule a Special meeting for October 3, 2024. 

Adjournment 
On a motion by Mr. Seddon, seconded by Mr. Vannoy, the meeting adjourned at 5:45 pm. 
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Action:  
     

     

 

 

 Planning Board Meeting 

           Agenda Item Submittal 

 

 

Item To Be Considered:   Brezza Lofts Special Use Permit- Lot 8 Ward Farm Town Center 

 

Board Meeting Date: October 3, 2024 

 

Prepared By:   Rebecca Brehmer, CFM, CZO, Town Planner 

      

Overview:  Lot 8 of the Ward Farm Town Center is a 1.22-acre parcel and is zoned B-3, Traditional 

Business. The applicant is asking to construct Townhome Dwellings which are allowed 

in the B-3 zone with a Special Use Permit.  

 

Prior to the Special Use Permit request, the applicant completed the process for text amendments to 

the UDO to make this project comply within the requirements needed for the Special Use Permit 

process and development guidelines outlined in the UDO. Brezza Lofts Site Plan has also gone 

through the Technical Review Committee which consists of department heads on Staff as well as 

representatives from ONWASA and made all necessary changes requested to comply with zoning, 

building code, fire code, etc.  

 

As outlined in the application package, the requested townhomes consist of 16 units, 4 parking 

spaces per unit, and a private community pool and is consistent with Town Ordinance Section 

152.210 Procedure for Special Use Permits and appears to be consistent with the Future Land Use 

Map found in the CAMA Land Use Plan Update which labels Ward Farm as a Traditional Town 

Center.   

 

 

 

 

 

Background Attachment(s):  

1. Brezza Lofts Special Use Permit Application 

2. Elevations & Site Plan 

3. Applicable Ordinance Sections 

 

Recommended Action: Motion to recommend approval, denial, or to table the Special Use Permit 

request based on the standards outlined in the UDO. 
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Lot 3

25498.16 sq. ft
0.585 Acres

UNIT #1UNIT #2UNIT #3UNIT #4UNIT #5UNIT #6UNIT #7UNIT #8UNIT #9UNIT #10UNIT #11UNIT #12

UNIT #13

UNIT #14

UNIT #15

UNIT #16

GREENSPACE AMENITY YARD

DRAINAGE DITCH

UNIT 8
WARD FARM TOWN CENTER
1.22 ACRES (53,143 SQ.FT.)

PROJECT AND SITE DATA:

OVERALL UNIT 8 SIZE:  53,134 SQ.FT.

UNIT SIZE MINIMUM (B3 ZONING)  43,650 SQ.FT.
8,000 SF FOR FIRST TWO UNITS
1,975 SF FOR EACH ADDITIONAL UNITS

16 TOTAL UNITS ON UNIT 8
(THEREFORE)

8,000 X 2 =   16,000
1,975 X 14 = 27,650

TOTAL PARKING PROVIDED ON-SITE:    64 SPACES

TOTAL BUILDING HEIGHT:    39'-11"

TOTAL BUILDING SQUARE FEET ON UNIT 8:    39,995 SQ.FT.
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EXTERIOR ELEVATION - FRONT
SCALE: 3/32" = 1'-0"1

EXTERIOR ELEVATION - BACK OF BUILDING
SCALE: 3/23" = 1'-0"2

EXTERIOR ELEVATION - SIDE
SCALE: 3/32" = 1'-0"34 EXTERIOR ELEVATION - SIDE

SCALE: 3/32" = 1'-0"

HARDIE ARTISAN SIDING - SQUARE CHANNEL -
PRIMED

TAG DESCRIPTION

EXTERIOR ELEVATION
MATERIALS LEGEND

HARDIE PANEL SELECT CEDARMILL - PRIMED W/
2.5"W X .75" THICK BATTEN PRIMED.

5/4 SMOOTH HARDIE TRIM - 5.5" WIDE - PRIMED

STRAIT EDGE PANEL HARDIE SHINGLE - PRIMED

4" Ø ROUND METAL DOWNSPOUT - WHITE

ADVANTAGE LOK - II METAL ROOF BY UNION
CORRUGATING COMPANY - SNOW WHITE

5/4 SMOOTH HARDIE TRIM - 4.5" WIDE - PRIMED

HARDIE PLANK LAP SIDING: 6" EXPOSURE  SELECT
CEDARMILL - PRIMED

5/4 SMOOTH HARDIE TRIM - 11.25" WIDE - PRIMED
W/ 5/4 SMOOTH HARDIE TRIM - 4.5" WIDE -
PRIMED ON TOP.  SEE SECTIONS FOR DETAILS

NOTE:
· ALL EXTERIOR TRIM, COLUMNS, BRACKETS AND RAILINGS

TO BE P10 - GLOSS

· ALL COLORS IN BODY OF BUILDING TO BE EGGSHELL

· NOT ALL COLORS OR MATERIALS ARE TAGGED IN THESE
DRAWINGS.  MATERIAL CALL OUTS ARE TYPICAL.  COLORS
ARE ORGANIZED BY UNIT.   INQUIRE IF THERE ARE ANY
QUESTIONS ON COLOR PLACEMENT.

· ALL WINDOW INSTALLATIONS SHALL BE PER
MANUFACTURER INSTALLATION AND WATERPROOFING.
DO NOT VOID WINDOW WARRANTY BY DEVIATING FROM
MANUFACTURERS INSTALLATION REQUIREMENTS.

· INSTALL ALL SIDING AND FINISHES WITH
MANUFACTURER RECOMMENDED GAPS, FLASHING AND
CAULKING.

· KEEP ALL FINISH MATERIALS AWAY FROM FINISHED
GRADE PER MANUFACTURERS SPECIGFICATIONS

1
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17

18

5/4 SMOOTH HARDIE TRIM - 7.5" WIDE - PRIMED

SMOOTH HARDIE FASCIA - PRIMED

48" X 4" BRACKET - WHITE (SEE DETAILS)

BUILT UP PORCH COLUMN - WHITE - SEE DETAILS

WOOD RAILING SYSTEM - WHITE - SEE DETAILS

SCHEDULED WINDOW

SCHEDULED DOOR

SCHEDULED GARAGE DOOR

EXTERIOR PAINT - EGGSHELL - SW6213 HALCYON
GREENP1

EXTERIOR PAINT - EGGSHELL - SW6234 UNCERTAIN
GRAYP2

EXTERIOR PAINT - EGGSHELL - SW7551 GREEK VILLAP3

EXTERIOR PAINT - EGGSHELL - SW7757 HIGH
REFLECTIVE WHITE

P4

EXTERIOR PAINT - EGGSHELL - SW9056 FRENCH
MOIRE

P5

EXTERIOR PAINT - EGGSHELL - SW65670 HAUTE
PINKP6

EXTERIOR PAINT - EGGSHELL - SW9509 STEAMED
CHAI

P7 EXTERIOR PAINT - EGGSHELL - SW7603 POOLHOUSE

P8

P9

EXTERIOR PAINT - GLOSS - SW7757 HIGH
REFLECTIVE WHITE

P10

HARDIE PANEL VERTICAL SIDING AND HARDIE TRIM
BATTEN BOARDS

EXTERIOR PAINT - EGGSHELL - SW9692 COTTON
CANDY

EXTERIOR PAINT - EGGSHELL - SW6253 OLYMPUS
WHITE

P11

19 CLOPAY CANYON RIDGE ELEMENTS GARAGE DOOR -
WHITE - ARC3A WINDOW - DESIGN 13

29
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EXTERIOR ELEVATION - BACK OF BUILDING
SCALE: 3/32" = 1'-0"2
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EXTERIOR ELEVATION - FRONT
SCALE: 3/32" = 1'-0"1

EXTERIOR ELEVATION - SIDE
SCALE: 3/32" = 1'-0"34 EXTERIOR ELEVATION - SIDE

SCALE: 3/32" = 1'-0"

NOT USED
NO SCALE

GARAGE DOOR AND AWNING ENLARGED VIEW 
SCALE: 3/8" = 1'-0"

HARDIE ARTISAN SIDING - SQUARE CHANNEL -
PRIMED

TAG DESCRIPTION

EXTERIOR ELEVATION
MATERIALS LEGEND

HARDIE PANEL SELECT CEDARMILL - PRIMED W/
2.5"W X .75" THICK BATTEN PRIMED.

5/4 SMOOTH HARDIE TRIM - 5.5" WIDE - PRIMED

STRAIT EDGE PANEL HARDIE SHINGLE - PRIMED

4" Ø ROUND METAL DOWNSPOUT - WHITE

ADVANTAGE LOK - II METAL ROOF BY UNION
CORRUGATING COMPANY - SNOW WHITE

5/4 SMOOTH HARDIE TRIM - 4.5" WIDE - PRIMED

HARDIE PLANK LAP SIDING: 6" EXPOSURE  SELECT
CEDARMILL - PRIMED

5/4 SMOOTH HARDIE TRIM - 11.25" WIDE - PRIMED
W/ 5/4 SMOOTH HARDIE TRIM - 4.5" WIDE -
PRIMED ON TOP.  SEE SECTIONS FOR DETAILS

NOTE:
· ALL EXTERIOR TRIM, COLUMNS, BRACKETS AND RAILINGS

TO BE P10 - GLOSS

· ALL COLORS IN BODY OF BUILDING TO BE EGGSHELL

· NOT ALL COLORS OR MATERIALS ARE TAGGED IN THESE
DRAWINGS.  MATERIAL CALL OUTS ARE TYPICAL.  COLORS
ARE ORGANIZED BY UNIT.   INQUIRE IF THERE ARE ANY
QUESTIONS ON COLOR PLACEMENT.

· ALL WINDOW INSTALLATIONS SHALL BE PER
MANUFACTURER INSTALLATION AND WATERPROOFING.
DO NOT VOID WINDOW WARRANTY BY DEVIATING FROM
MANUFACTURERS INSTALLATION REQUIREMENTS.

· INSTALL ALL SIDING AND FINISHES WITH
MANUFACTURER RECOMMENDED GAPS, FLASHING AND
CAULKING.

· KEEP ALL FINISH MATERIALS AWAY FROM FINISHED
GRADE PER MANUFACTURERS SPECIGFICATIONS

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

5/4 SMOOTH HARDIE TRIM - 7.5" WIDE - PRIMED

SMOOTH HARDIE FASCIA - PRIMED

48" X 4" BRACKET - WHITE (SEE DETAILS)

BUILT UP PORCH COLUMN - WHITE - SEE DETAILS

WOOD RAILING SYSTEM - WHITE - SEE DETAILS

SCHEDULED WINDOW

SCHEDULED DOOR

SCHEDULED GARAGE DOOR

EXTERIOR PAINT - EGGSHELL - SW6213 HALCYON
GREENP1

EXTERIOR PAINT - EGGSHELL - SW6234 UNCERTAIN
GRAYP2

EXTERIOR PAINT - EGGSHELL - SW7551 GREEK VILLAP3

EXTERIOR PAINT - EGGSHELL - SW7757 HIGH
REFLECTIVE WHITE

P4

EXTERIOR PAINT - EGGSHELL - SW9056 FRENCH
MOIRE

P5

EXTERIOR PAINT - EGGSHELL - SW65670 HAUTE
PINKP6

EXTERIOR PAINT - EGGSHELL - SW9509 STEAMED
CHAI

P7 EXTERIOR PAINT - EGGSHELL - SW7603 POOLHOUSE

P8

P9

EXTERIOR PAINT - GLOSS - SW7757 HIGH
REFLECTIVE WHITE

P10

HARDIE PANEL VERTICAL SIDING AND HARDIE TRIM
BATTEN BOARDS

EXTERIOR PAINT - EGGSHELL - SW9692 COTTON
CANDY

EXTERIOR PAINT - EGGSHELL - SW6253 OLYMPUS
WHITE

P11

19 CLOPAY CANYON RIDGE ELEMENTS GARAGE DOOR -
WHITE - ARC3A WINDOW - DESIGN 13

A501
11'-7 1/2"

2'
-0

"

DURABRAC 0413
PVC ARCH BRACKET,

32" X 32" X 4-1/2"
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§ 152.179 Table of Permitted/Special Uses 

 

 

 

§ 152.180 NOTES TO TABLE OF PERMITTED/SPECIAL USES. NOTE 37. B-3 

TRADITIONAL BUSINESS DISTRICT. 

(KK)  Note 37. B-3 Traditional Business District. In the B-3 Traditional Business zoning district, 

the uses “dwelling, multi-family and condominiums”, and “dwelling, townhouses” shall be limited 

to 20% of the first-floor area. Only parcel ID 1404-16.22 of the Ward Farm Town Center shall be 

exempt of this restriction. There shall be no limits placed on the use, “Dwelling Located Over a 

Business”, other than those specified in Note 13. 

 

§152.195 TABLE OF AREA, YARD, SQUARE FOOTAGE AND HEIGHT REQUIREMENTS, B-

3 TRADITIONAL BUSINESS. 

District Minimum Lot Size Minimum Yard  Setbacks Maximum Building Siz

e 

Min. Sq. Ft. 

per 

Bldg Lot (s

ee Note 1) 

Min. 

Width 

per 

Bldg. Lot 

Interior 

Side 

(see 

Notes 2 

and 8) 

Corne

r Side 

Front 

(see 

Note 

3) 

Rea

r 

Max. Bldg. 

Height 

(see Notes 

4 and 5) 

Max. 

Bldg. 

Gross 

Square 

Footage 

(see Note 

9) 

 

B-3 

Traditional 

Business 

8,000 sq. ft. 

for first two 

units plus 

1,975 sq ft 

per unit 

thereafter. 

25 ft. 0 ft. 5 ft. 5 

ft.*** 

10 ft. 40ft. 40,000 sq. 

ft. 
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CAMA Land Use Plan Update- Future Land Use 

 

 

 

§ 152.210 PROCEDURE FOR SPECIAL USE PERMITS. 

   (A)   Special use permits may be issued by the Administrator, after approval by the Board of 

Commissioners , for the uses as designated in the table of regulations for special uses. 

Applications shall include all of the requirements pertaining to it as specified in this section. A 

hearing shall be held, and all interested persons shall be permitted to offer relevant comments. 

The Town Board of Commissioners shall consider the application and may approve or deny the 

requested special use permit . 

   (B)   In granting a special use permit, the Board of Commissioners shall give due regard to the 

nature and state of all adjacent structures and uses, and the districts within which the proposed 

use is to be located, and shall make written findings of fact concerning the existence or absence 

of the following criteria: 

      (1)   The special use is allowed pursuant to § 152.210 and meets all the required conditions 

and specifications, including without limitation, those set out in § 152.211. 

      (2)   The special use will not materially endanger the public health or safety if located where 

proposed and developed according to the plan as submitted and approved. 
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      (3)   The special use will not substantially injure the value of adjoining or abutting property. 

OR the special use is a public necessity. 

      (4)   The location and character of the special use , if developed according to the plan as 

submitted and approved, will be in harmony with the area in which it is located. The special 

use shall demonstrate conformance to the Land Use Plan or other plan in effect at the time and 

address impacts of the project as required by G.S. §160A-382(b). 

      (5)   Upon the issuance of any special usepermit , the Board of Commissioners shall 

consider whether it is necessary or appropriate to affix conditions thereto for the purposes of 

protecting neighboring properties and/or the public interest assuring that the use is harmonious 

with the area, and ensuring that the use is consistent with the spirit of the ordinance, and shall 

affix to such permit such reasonable and appropriate conditions as it finds are necessary for any 

of those purposes. If any conditions affixed to any special use permit or any part thereof is held 

invalid by any competent authority, then said special use permit shall be void. 

   (C)   Orders of Board of Commissioners . Upon its determination that all of the criteria set out 

in this section are met, the Board of Commissioners shall enter a written order with findings of 

fact and conclusions of law, and shall issue the special use permit as requested or with such 

conditions as it finds necessary and appropriate pursuant to this section. 

   (D)   Upon its determination that one or more of the criteria set out in this section are not met, 

the Board of Commissioners shall issue its written order with findings of fact and conclusions of 

law and shall deny the requested special use permit. 

   (E)   Any special use permit approved or approved with conditions shall be recorded in the 

office of the Register of Deeds of Onslow County, North Carolina. 

   (F)   All such additional conditions shall be entered in the minutes of the meeting at which 

the special usepermit is granted and also on the special use permit approval, and on the 

approved plans submitted therewith. All specific conditions shall run with the land and shall be 

binding on the original applicant for the special usepermit , the heirs, successors, and assigns. 

In order to ensure that such conditions and requirements for each special use permit will be 

fulfilled, the petitioner for the special usepermit may be required to enter into a contract with the 

Town of Swansboro providing for the installation of the physical improvements required as a 

basis for the issuance of the special usepermit . Performance of said contract shall be secured 

by cash or surety bond which will cover the total estimated cost of the improvements as 

determined by the Town of Swansboro; provided, however, that said bond may be waived by the 

Town Board of Commissioners within its discretion. 

   (G)   In addition to the conditions specifically imposed by the Town Board of 

Commissioners , special uses shall comply with the height, area, and parking regulations of the 

zone in which they are located (no variances from requirements within zoning ordinance are 

allowed). 

   (H)   In the event of failure to comply with the plans approved by the Board of 

Commissioners or with any other conditions imposed upon the special usepermit , the permit 

shall thereupon immediately become void and of no effect. No building permits for further 

construction nor a certificate of compliance under this special usepermit shall be issued, and the 

use of all completed structures shall immediately cease and such completed structures not 
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thereafter be used for any purpose other than a use-by-right as permitted by the zone in which 

the property is located. 

   (I)   Minor modifications to special use permits that do not involve a change in the uses 

permitted or the density of overall development permitted may be reviewed and approved 

administratively. Any other modification or revocation of a special use permit shall follow the 

same process for the original approval by the Town Board of Commissioners . 

(Ord. 2005-O3, passed 3-15-2005; Am. Ord. 2006-11, passed 4-18-2006; Am. Ord. passed 6-

16-200; Am. Ord. 2010-O20, Am. Ord. passed 7-20-2010; Am. Ord. passed 1-21-2014; Am. Ord. 

2021-O3, passed 5-24-2021) 

 

§ 152.211 Specific Criteria for Certain Special Uses    

(D)   Use - dwelling, townhouses. 

      (1)   Special use district: R6, PUD, B1, B2, and B3. 
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