CHATHAM COUNTY Chatham County Planning Board Minutes

NORTH CAROLINA

April 1, 2025

The Chatham County Planning Board met in regular session on the above date and the meeting was as follows:

Present Absent

Mary Roodkowsky, Chair Eric Andrews
Clyde Frazier, Vice Chair Robin Lyons

Nelson Smith Adam Feher
Elaine Chiosso Steve Powers
Tony Mayer Brent Levy

Planning Department
Jason Sullivan, Director and Daniel Garrett, Clerk to the Planning Board.

. CALL TO ORDER:
Chair Roodkowsky called the meeting to order at 6:30 p.m.

. DETERMINATION OF QUORUM:
Chair Roodkowsky stated there was a quorum with 10 members present.

. WELCOME NEW PLANNING BOARD MEMBERS:
Chair Roodkowsky introduced the three new Planning Board members Mr. Adam Feher, Mr. Steve
Powers, and Mr. Brent Levy. There were brief introductions from each Planning Board member.

IV. APPROVAL OF AGENDA:
Approval of the Agenda — Chair Roodkowsky asked if there were any concerns with the agenda. There
were no concerns or issues with the agenda. Motion made by Mr. Smith to approve the agenda, seconded
by Mr. Mayer. The agenda was approved, 10-0, unanimously.

V. APPROVAL OF THE MINUTES:
Consideration of the March 4, 2025 meeting minutes. Minor edits to the minutes. Motion by Ms. Chiosso to
approve the March 4th minutes and seconded by Vice Chair Frazier, the minutes were approved 10-0,
unanimously.
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VI.

VII.

PUBLIC INPUT SESSION:
No one signed up to speak.

ZONING:

1. A gquasi-judicial public hearing for a Special Use Permit (SUP) requested by Chatham County Facilities
and Construction for a new EMS station to be located on Parcel No. 62221 (2.3 acres) and 95753 (.66
acres), located at 9251 US 15-501 N, Baldwin Township.

Mr. Sullivan gave a brief explanation of the Special Use Permit quasi-judicial process to the Planning Board as
the ordinance is written now. Once the UDO is implemented the process will be a conditional district rezoning
and a legislative process.

Mr. Sullivan gave a brief overview of the project and said a quasi-judicial hearing was held on March 17, 2025.
Planning staff presented the request, and no other comments were received on the matter, and the Board had
no questions. This project had a prior approval from May 2022 and due to delays in the bidding process, the
county was not able to obtain a building permit within the two-year time frame as indicated in Condition 3 of
that approval. This request is to reactivate the approval so a building permit can be obtained. There is an
existing Special Use Permit on Parcel 62221 for a county owned water tower. The tower is to be demolished
and removed from the property before construction begins on the EMS station.

In reviewing a request for Special Use Permit, the Board of Commissioners must find in favor of all five findings
with provided support and may request specific conditions outside of standard conditions to further support the
findings. The five findings and the supporting information are all as follows:

1. The use requested is among those listed as an eligible special use in the district in which the subject
property is located or is to be located. Emergency medical service facilities are listed as allowed by a
special use permit in the R-1 zoning district.

2. The requested special use permit is either essential or desirable for the public convenience or welfare.

¢ There will be minimal traffic associated with this use. Traffic is generally limited to answering
emergency calls and employees. Access will be via a right in/right out only drive on the
southbound side of US 15-501. A commercial driveway permit is issued by NCDOT.

e Existing tree vegetation on the rear and sides will remain with a 30-foot landscape buffer along
the front. The building will also have a front setback of an additional 30 feet due to Duke Energy
and county water line easements. Due to these constraints, a retaining wall will be needed in
the rear.

e Lighting will comply with the Chatham County Zoning Ordinance regulations.

e Any noise associated with the operation of the facility which includes sirens is exempt from the
Chatham County Noise Ordinance chapter 92.05(c).

e Signage will comply with the Chatham County Zoning Ordinance regulations.
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3. The requested permit will not impair the integrity or character of the surrounding or adjoining districts,
and will not be detrimental to the health, safety, or welfare of the community. There are no similar uses
in close proximity to this parcel and the need for increased emergency medical services with all of the
residential and commercial development in the immediate area continues to increase. There will be no
hazardous materials or waste associated with the facility. Buffers, setbacks, and landscaping have
been reviewed to facilitate views from the roadway and adjoining parcels.

The Chatham County Appearance Commission reviewed the plan and recommended several changes
since they had updated the recommended plant list since their last approval. The applicant has
incorporated those recommendations with the changes. One other recommendation came out of further
review and an updated landscape plan will be provided.

4. The manner in which the proposed amendment will carry out the intent and purpose of any adopted
plans or part thereof (i.e., Comprehensive Land Use Plan) are:

e Goal 7 of the Comp Plan supports providing infrastructure to support development and
economic and environmental objectives.

e Goal 8 of the Comp Plan supports becoming more resilient by mitigating, responding, and
adapting to emerging threats. With the increase in development in this immediate area, this will
provide faster response times for emergency medical calls.

e Strategy 1.2 Utilities and Public Services Plan Element supports developing utilities, policies,
systems, and services that facilitate compact development and support economic development
in defined areas. The second bullet point is to locate new public services and facilities in growth
areas identified on the Comp Plan map or where existing services are needed.

5. Adequate utilities, access roads, storm drainage, recreation, open space, and other necessary facilities
have been or are being provided consistently with the County’s plans, policies, and regulations.

e The site will be served by an eight-inch county water line at an anticipated usage of 50gpd per
person per shift.

e The site will connect to the Briar Chapel Wastewater Treatment facility. A waiver was provided
and approved in June 2021 to remove trees in the required undisturbed perimeter buffer of Briar
Chapel in order to obtain the easement to connect the service. A waiver to reduce the perimeter
buffer between this parcel and the Briar Chapel SD West area was approved in May 2022 in
order to extend the utilities as well as a reduction on the front area to extend the public water
line.

e A commercial driveway permit will be issued by NCDOT and will be limited to right in/right out
only access. In November 2022, a quit claim deed was recorded in favor of the county for Parcel
95753 in order to have direct access to US 15-501.

e A storm water control measure is to be located on the southwestern corner of the parcel and will
comply with all county and state regulations.

e There will be no underground containment, and the wash area will drain to the stormwater pond
to be located on the property. Watershed Protection staff contacted the on-call consultant that
reviews stormwater plans for their office, and they responded this is acceptable practice.

e The Erosion and Sedimentation Control permit obtained from NCDEQ obtained in December
2023, will remain valid until December 2026.
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Mr. Sullivan said under the Zoning Ordinance procedures, the Planning Board may review the proposal
for the recommendation of approval or denial to the Board of Commissioners. The Planning Board has
up to three meetings to conduct this review. However, Special Use Permits fall under the quasi-judicial
process so no other evidence may be presented outside of the public hearing, but clarifying questions
of the materials submitted is permissible.

A list of conditions of approval has been provided for consideration:
Site Specific Conditions

1. Signage shall follow the regulations under Section 15.6 Signs Permitted in the O & |, Office &
Institutional Districts.

2. The landscaping plan as reviewed by the CCAC with the suggested replacements and recommendation
will be or are provided. Any deviations from the plan will require additional review by the Appearance
Commission and planning staff. Periodic inspections of the landscaping shall be made to ensure
survival and meeting landscape buffer requirements.

3. A building permit shall be obtained and remain valid at all times within three (3) years of the date of this
approval or the SUP becomes null and void.

4. All land disturbing activity shall be reviewed and approved by the Watershed Protection Department
prior to disturbance to ensure no water features, streams, storm drainage ditches, etc. are present or
for any associated riparian buffers are impacted.

Standard Site Conditions

5. The application, standards and adopted regulations of the applicable ordinances and policies, and the
approved recommendations as provided for and/or conditioned, are considered to be the standards as
set forth and shall comply as stated. Changes or variations must be approved through the Planning
Department or other approving board before any such changes can take place. These include but are
not limited to landscaping, lighting, signage, parking, building construction, etc.

6. All required local, state, or federal permits (i.e. NCDOT commercial driveway permits, NCDWQ,
Chatham County Land and Water Resources, Environmental Health Division, Building Inspections, Fire
Marshal, etc.) shall be obtained, if required, and copies submitted to the Planning Department to the
initiation of the operation/business.

Standard Administrative Conditions

7. Fees - Applicant and/or landowner shall pay to the County all required fees and charges attributable to
the development of its project in a timely manner, including, but not limited to, utility, subdivision,
zoning, and building inspections.

8. Continued Validity — The continued validity and effectiveness of this approval was expressly
conditioned upon the continued compliance with the plans and conditional listed above.

9. Non-Severability — If any of the above conditions is held to be invalid, this approval in it's entirely shall
be void.

10. Non-Waiver — Nothing contained herein shall be deemed to waive any discretion on the part of the
County as to further development of the applicant’s property and this permit shall not give the applicant
any vested right to develop its property in any other manner than as set forth herein.

Board Discussion:
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e Vice Chair Frazier asked what the area to the left of the EMS building is going to be because it is not
clear what it is intended. There was some discussion about if it was an additional parking space, a
wash pad for the emergency vehicles, or something to do with stormwater treatment. Mr. sullivan said
he will check on this and let the board know.

¢ Chair Roodkowsky asked if this application was replacing a current EMS station or is it an addition to
the existing EMS stations in the county. Mr. Sullivan said it is an addition. There is not an EMS station
in this area and due to the high population, it is required. As of right now, the ambulance employees sit
in the ambulance without an actual building to go to for a home station.

o Chair Roodkowsky said within the staff notes it mentions a delay in the bidding process, is there any
aspect of a delay in the bidding process that would have any bearing on this application that we as a
board should know about? Mr. Sullivan said no. What happened was one of the bidders asked for
additional documentation and what was a simple project turned into a much more complicated situation.
It required some major revisions to the documents, and it slowed everything down.

e Ms. Chiosso said the last bullet point on page four of the staff notes says, “the Erosion and
Sedimentation Control permit obtained from NCDEQ obtained in December 2023, will remain valid until
December 2026.” Where there any changes to the Chatham County Erosion and Sedimentation Control
Ordinance in 20247 Mr. Sullivan said no, the only changes that were made were during the UDO
process. The UDO implementation will reflect those changes.

e Ms. Lyons said she had brought to Mr. Glenn’s attention some questions about the planting and the
Appearance Commission had already addressed some of her concerns which she appreciated. In the
original plan of the 13 plantings only 6 of them were native. The revised plan had made some changes
to include more native plantings and Ms. Lyons wanted to thank the Appearance Commission for
making those adjustments.

e Mr. Mayer asked if the vehicles would have a right turn out and a right turn into the facility from Hwy
15/501. Mr. sullivan said that is correct, the emergency vehicle would have to leave turning right and
would need to do a U-turn to head north.

Motion made to recommend approval of this S.U.P. request by Mr. Smith, seconded by Mr. Mayer. There was
a vote, and the item was approved 10-0, unanimously.

Vill. BOARD MEMBER ITEMS:

1. Recommending text amendments to the Board of Commissioners for the Ordinance Establishing the
Planning Board.

e Chair Roodkowsky said to the new Planning Board members that the board has been revising
some documents, one being the Planning Board Rules and Procedures and recently the BOC
has approved this board to review the Ordinance Establishing the Planning Board, because the
ordinance belongs to them. At the last meeting, the Rules and Procedures were discussed and
approved, and we asked the County Attorney to review the document before it was adopted.
Chair Roodkowsky asked if the County Attorney has been able to review the document yet. Mr.
Sullivan said he spoke to the County Attorney, and he said it is on his list of things to do.

e Chair Roodkowsky said there were several areas within the Ordinance Establishing the
Planning Board we wanted to edit and make a recommendation to the BOC because of some
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inconsistencies. Chair Roodkowsky mentioned the annual report from the Planning Board to the
BOC and whether we should keep that requirement or not. It has never been done in the past.
Ms. Chiosso said that the BOC and staff had been discussing the annual reports from the
advisory groups and asked Mr. Sullivan if he has heard what was going on with that. Mr.
Sullivan said there are several advisory boards that follow the Advisory Committee Policy, which
is a different document. The County Manager said there were some inconsistencies and a lot of
guestions within that document that were raised and need to be evaluated. This will take some
time, so the County Manager suggested the Planning Board proceed with what you are doing
with your documents.

e Mr. Andrews said the BOC is no longer going to have a liaison to the advisory committees and
because of that, he changed his views on the annual report. Mr. Andrews feels an annual report
would be beneficial to the BOC.

e Vice Chair Frazier said in section 3.A., “to acquire and maintain in current form such basic
information and materials as are necessary to an understanding of past trends, present
conditions, and forces at work to cause changes in these conditions.” This seems to be more of
a staff function. Mr. Sullivan said yes it would be easier for staff to track changes in conditions.

e Ms. Lyons said we had touched on the annual report issue and one of the things that might be
beneficial is we could tract current trends and see how the trends are changing. Ms. Lyons said
she is not sure that it is the staff’s responsibility. Mr. Sullivan said we as staff could generate a
document with a format this board would be favorable with, and we could track the distinct types
of requests coming before us.

¢ Vice Chair Frazier said in section 2.B., “the Planning Board shall adopt Rules of Procedure for
transaction of its business and shall keep a record of its member’s attendance, and of its
resolutions, discussion, findings, and recommendations, which shall be a public record.” This
seems like another task performed by staff; this is what Mr. Garrett does with the meeting
minutes. Ms. Chiosso said it seems like there could be a way to craft the language where it is
delegated to the Planning staff even though it is our responsibility to have meeting minutes.

e Ms. Chiosso said she was curious about section 3. B., “to prepare and from time to time amend
and revise a comprehensive and coordinated plan for the development of the area.” C., “to
establish principles for guiding action in the development of the area.” D., “to prepare and
recommend to the Board of Commissioners ordinances promoting orderly development along
the lines indicated in the comprehensive plan.” Are these things the Planning Board has
typically done in the past? Chair Roodkowsky said we did this while we were working on crafting
the UDO with the County staff and the consultants. We could clarify the language in these
sections better. Vice Chair Frazier said the way it is written it sounds like we as a board are
making decisions, but what we are doing is making recommendations to the commissioners.
Chair Roodkowsky said we need to make it clear that this board works closely with the Planning
staff which captures the relationship with the Planning department and this board builds on that
and makes recommendations to the Board of Commissioners.

o Chair Roodkowsky asked if we should form a small working group to edit this document or
should we continue to work through it now? Ms. Chiosso said a small working group would be a
good idea but let us make sure everyone’s concerns are being considered before we adjourn.

e Ms. Lyons said we need to address in section 2. C., about the requirement for a monthly
meeting. If there are no action items on the agenda, the meeting could be cancelled.

e The Planning Board began at the beginning of this document and in section 1 titled
Appointments and Compensation, brough board discussion about compensation and fuel
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allotments. Ms. Chiosso said she thought she remembers Chatham County used to have
compensation when she was on the board in the past, and she feels that it is a fair thing to
have. Mr. Mayer said this is something he was thinking about when we were trying to find new
members, because it would be nice to have some younger working-class members, because we
seem to have a lot of retired members on the board. It would be interesting if we could provide
some kind of childcare or something to help bring younger people to this board. There was
some board discussion about what it would take to have younger people serve on this board.
Chair Roodkowsky said this is a big county and maybe fuel compensation would be a benefit
especially for people who live on the other end of the county. Vice Chair Frazier said on one
hand paying public officials is a fundamental principle of democracy that allows all kinds of
people to serve. On the other hand, he is very reluctant to ask for compensation. Mr. Andrews
said he understands the reason for asking for compensation and understands how it would be
beneficial for some, but he feels the same as the Vice Chair and would vote against it.

¢ Chair Roodkowsky asked the new Planning Board members if they would have been more
willing to service if there was mileage compensation? Mr. Feher said he volunteered for this
appointment knowing there was no compensation, and it would be a bigger hassle than it is
worth pursuing. There was some board discussion about keeping or removing the word
compensation from the title in section 1. Chair Roodkowsky said this is something the small
working group could discuss, but it seems the consensus is to not have compensation. Ms.
Chiosso said it might be beneficial to see what is common in other jurisdictions for
compensation. There was some more board discussion about needs-based compensation like
childcare for single parents and helping remove barriers for other potential board members. Mr.
Smith said he looks at serving on this board and the other boards he serves on as serving his
community and does not want to be compensated. Ms. Chiosso said we have opened up the
discussion and being more inclusive to others, not only money but conveniences.

e Mr. Sullivan said in the past the board members would receive $25 a month plus milage, but
that was removed during the 2008 recession. All County departments were told to remove 15%
of costs and the Planning Board at that time were willing to remove the compensation. If there is
compensation it is taxed and would require a W2. Something else to consider, if there is a
recommendation for compensation, the Board of Commissioners would need to consider
compensation for all the advisory committees.

e The board continued to move forward with the document and Ms. Lyons suggest to edit the him
and her pronouns. Mr. Levy said in section 3.B., the tern “time to time” should that be clarified?
The board agreed that it needs to be cleaned up. Chair Roodkowsky said in section 4 this has
the required annual report and how do we feel as a board about this? Mr. Andrews said now
that the Board of Commissioners removed all liaisons from the advisory boards, he feels an
annual report would be beneficial for the commissioners from the Planning Board, especially
concerning the UDO and the Senate Bill 382. Chair Roodkowsky said the small group will look
into this and if we do keep the annual report, it should be a brief report. Ms. Chiosso said the
other advisory boards would have a template for the report and it was not terribly long, but it
could have been better because some of the questions were unnecessary and not relevant. The
reports were never intended to be very long.

e Chair Roodkowsky asked who would like to be part of the small working group. It was agreed
that Chair Roodkowsky, Vice Chair Frazier, Ms. Chiosso, and Mr. Levy will be on the small
working group to make recommendations to the Ordinance Establishing the Planning Board.
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2. Discuss and decide on the May Planning Board meeting location.

e The board members agreed to have the May meeting in person and at the Old Ag building.

IX. NEW BUSINESS:

X. PLANNING DIRECTOR’S REPORTS:
Mr. Sullivan reported on the following:

1. Unified Development Ordinance implementation (Senate Bill 382)

e Mr. Sullivan gave a brief update on the UDO and the Senate Bill 382. He said there has not
been much movement in the legislation on the issue and because of that staff is making a text
amendment to the UDO to extend the effective date from July 31, 2025 to December 31, 2025.

2. Neighboring jurisdiction updates.

e Mr. Sullivan informed the board of the activities around the county and said March was a
particularly active month for jurisdictions across the county, with numerous rezoning
submissions and projects that warrant the Chatham Planning Board'’s attention and ongoing
monitoring. The Pittsboro Planning Board met for their regular meeting on March 17™, 2025.
They had a short agenda with only one item of new business. They had a Small Area Plan
training. The Siler City Planning Board met for their regular meeting on March 10", 2025. They
had a rezoning as an item for new business.

o “Mid-State Development Center, LLC (applicant), is proposing a Conditional Rezoning of
approximately 228.6 acres of property located at Stockyard Road and further identified as
Parcel ID: 12871, 12873, 12878, 13023, 13042, 69027, and 81045 from Heavy Industrial (H-1)
and Agricultural Residential (A-R) to Residential — 3 Conditional (R-3-C) for the proposed
use of major residential subdivision.”

e The parcels being rezoned are being rezoned to a denser residential zoning district. This will be
for a major subdivision in the area adjacent to the Wolfspeed site.

XI.  ADJOURNMENT:

Motion made by Vice Chair Frazier to adjourn the Planning Board meeting. There being no further
business, the meeting was adjourned at 7:47 p.m.

Signed: /
Mary Roodkowsky, Chair Date

Attest: /
Dan Garrett, Clerk to the Board Date
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