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

Present   Absent 

Mary Roodkowsky, Chair 
Nelson Smith 
Elaine Chiosso 
Steve Powers 
Tony Mayer 
 

Clyde Frazier, Vice Chair  
Eric Andrews 
Robin Lyons 
Adam Feher 

 George Cianciolo 
Brent Levy 
 

 
 
 
Planning Department 
Jason Sullivan, Director, Angela Plummer, Zoning Administrator, Hunter Glenn, Planner II, and Daniel Garrett, Clerk to the 
Planning Board.   

  

I. CALL TO ORDER: 

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

II. DETERMINATION OF QUORUM: 

Chair Roodkowsky stated there was a quorum with 9 members present, Mr. Cianciolo and Mr. Levy were 

absent.  

III. APPROVAL OF AGENDA: 

Approval of the Agenda – Chair Roodkowsky asked if there were any concerns or changes to the agenda. 

Mr. Andrews asked that the consent agenda item be placed on the regular agenda to be discussed. Motion 

made by Vice Chair Frazier to approve the revised agenda, seconded by Ms. Chiosso. The agenda was 

approved, 9-0, unanimously.  

IV. APPROVAL OF THE MINUTES: 

Consideration of the November 4, 2025 meeting minutes. Minor edits to the minutes. Motion by Mr. Powers 

to approve the November 4 minutes and seconded by Ms. Lyons, the minutes were approved 9-0, 

unanimously.  
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V. PUBLIC INPUT SESSION: 

No one signed up to speak. 

 

 

VI. ZONING: 

 

1. A legislative request for a text amendment to the Chatham County Zoning Ordinance by Gregory Smith 

to have the use of Recreational Facilities (gyms, yoga studios, et cetera) as a “P” Permitted use in the 

Industrial Light (Ind-L) zoning districts. 

 

Ms. Plummer said a legislative public hearing was held November 17, 2025. Planning staff presented the item and the 

applicant provided an explanation for the requested amendment. No one signed up to speak, and no written comments 

were provided to staff. This request is a citizen-initiated amendment to the Chatham County Zoning Ordinance to modify 

the Table of Permitted Uses in Section 10.13. Currently the use of Recreation Facilities is a “P” Permitted use in B-1 

(legacy district), NB, CB, and RB. This request is to also allow the use as “P” Permitted in the IL Light Industrial zoning 

districts. 

 

The applicant stated that in many jurisdictions, warehouses and other types of larger buildings are being utilized for this 

type of use. He stated he has seen evidence that the upfitting, repurposing, and utilization of these otherwise abandoned 

structures has reduced additional rezonings on vacant properties, increases the land value, reduces waste, has 

community and economic value to the area, and allows for reinvesting in existing buildings. 

The applicant understands that the use of any building will require additional permits if the amendment is approved, 

including building and fire inspections.  

All applications for amendments to this Ordinance must address the following items: 

1. The alleged error in this Ordinance, if any, which would be remedied by the proposed amendment with a 

detailed explanation of such error in the Ordinance and detailed reasons how the proposed amendment 

will correct the same. The applicant is not claiming any error in the Ordinance. 

2. The changed or changing conditions, if any, in the area or in the County generally, which make the 

proposed amendment reasonably necessary to the promotion of the public health, safety, and general 

welfare. The applicant states this will provide more options for needed space for athletics. In most cases, there 

are larger more accessible buildings located within the Light Industrial districts than can be located in a general 

business district. Generally, ample parking, access, and other infrastructure are already in place or would provide 

for more intense uses. 

3. The manner in which the proposed amendment will carry out the intent and purpose of the adopted Land 

Use Plan or parts thereof.  

• Chapter 3, Goals and Objectives- Obj. 6- encourages providing recreational opportunities and access to 

open space, specifically to community facilities. 
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• Chapter 3, Goals and Objectives-Obj. 10- encourages fostering a healthy community to support active 

lifestyles 

• Chapter 3, Strategy 4.2- encourages adding more indoor recreational facilities. 

4.   All other circumstances, factors, or reasons which the applicant offers in        support of the proposed 

amendment. The applicant stated he is heavily involved in athletic sports, specifically, volleyball, which needs more 

indoor recreational facilities in which to practice and hold games. Utilizing buildings that already allow for more intensive 

uses would be well suited for such activities.  

Ms. Plummer said the Planning Board has up to three meetings in which to make are recommendation to the 

Board of Commissioners for approval or denial to add Recreational Facilities as a “P” Permitted use in the IL 

Light Industrial zoning districts. 

If the board recommends approval the following consistency statement is provided for consideration: “The 

requested amendment meets the intent of Plan Chatham, specifically Chapter 3, Goals and Objectives- Obj. 6- 

encourages providing recreational opportunities and access to open space, specifically to community facilities, 

Chapter 3, Goals and Objectives-Obj. 10- encourages fostering a healthy community to support active 

lifestyles, and Chapter 3, Strategy 4.2- encourages adding more indoor recreational facilities”. 

 

• Mr. Greg Smith the applicant said he is a resident of Chatham County at 102 Milton Court in Pittsboro. 

Many other communities see successful repurposing of warehouses or light industrial like zoned 

facilities for recreational use. Reusing these buildings reduces the need for new rezoning, it cuts down 

on waste and encouraging reinvestment in existing spaces. As someone involved in athletics, 

specifically volleyball, he sees firsthand the need for more indoor practice and competition space. Light 

industrial districts often contain larger, more accessible buildings with ample parking and established 

infrastructure, making them well suited for these activities. Mr. Smith said he respectfully requests that 

the Planning Board recommend approval for this text amendment.  

• Mr. Andrews said he wanted to remove this from consent so we as a board could discuss this request 

and wanted to make sure this text amendment change was not just accommodating a single project. He 

is not opposed to it but wanted to bring it to a discussion.  

• Ms. Chiosso said she attended the public hearing, and this change would allow a lot of different uses 

like go-carts but believe that it would require them to be individually approved and come back through 

the process. Ms. Plummer said if there is a property that is zoned light industrial with an empty building 

anything that would fall under the general classification could be from regular athletics to an indoor go-

cart track. As a light industrial zoning you would expect more noise and more activity. The item would 

not be required to come back through the public hearing or Planning Board process. However, it will 

require an occupancy change which will trigger it to meet all the building and fire codes. It is all 

administrative permitting. If you read the permitted uses in light industrial, there is a lot more intense 

uses than recreational use allowed in light industrial.  

• Mr. Powers asked if an indoor firing range would be considered a recreational use. Ms. Plummer said 

no that it would require a Special Use Permit (S.U.P.). Chair Roodkowsky said, but go-carts do not 

require an S.U.P.? Ms. Plummer said no, but the building and fire code would probably be difficult to 

retrofit a building for that use, especially if there is mixed occupancy in the building. 

• Chair Roodkowsky asked what would be the downside to allowing this use in light industrial, is there 

any downsize to it? Ms. Plummer reminded the board that recreational use is already allowed by right in 

neighborhood business which is a much less intense zoning district and closer to residential homes. 

Chair Roodkowsky asked why recreational use was not already included in light industrial. Mr. Sullivan 

said when the table of uses were being written back in 2016 the focus was on heavy and light industrial 

uses and the TIP site was being considered as well, recreation just wasn’t a focus at the time.  
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• Mr. Mayer said he likes the idea of this use because he used to be a Middle School teacher and rock-

climbing wall fieldtrips were held in warehouses and light industrial areas. Ms. Chiosso said she likes 

the idea of repurposing the buildings as long as they have been cleaned and free of any contaminants. 

Ms. Plummer said the change of occupancy will require the building and fire codes to be met and if 

there is other units within the building they will require a separate wall or whatever is needed to ensure 

safety. This is something the building inspectors are required to follow within their standards.  

Motion made by Mr. Feher to recommend approval of this zoning ordinance text amendment application, 

seconded by Mr. Powers. Chair Roodkowsky held a vote, and the motion passed 9-0, unanimously. 

2. A legislative request to rezone Parcel 5350 being approximately 66.017 acres, located at 3378 Christian 

Chapel Church Rd., from R-1 Residential to CD-RB Conditional District Regional Business for a 

recreation facility, Cape Fear Township.  

A legislative public hearing was held on November 17, 2025. Planning staff presented the application and Attorney Clinton 

Cogburn represented the applicant and presented the request. Kevin Barnes with the Timmons Group was also available 

for questions, as well as the owner of the property. No one signed up to speak on this request and staff has not received 

any written comments. 

Staff noted that the Environmental Impact Assessment had been reviewed by ERAC and via an email, they deemed it 

“incomplete,” but no written comments had been provided for staff. Staff also noted that the US Army Corps of Engineers 

has stated to the Watershed Protection Department staff that until 401/404 delineation reviews and permits are issued, no 

land disturbing permits can be approved. 

The fire truck exhibit submitted to the Fire Marshal was approved and staff read the Traffic Impact Analysis (TIA) 

memorandum stating a full TIA was not required due to the threshold not being met. 

Discussion from the Board was as follows: 

• How many people could occupy the grounds at one time? The owner stated that no more than 300 would be allowed. 

• Is access to the facility by membership? The owner stated yes, it would be by membership only and that county 

residents would be given a discount. 

• How would the site be managed? The owner stated there would be full-time attendants while the park is open to ensure 

everything stays clean and operating properly. 

• Restrooms or water source? The applicant’s attorney stated they have been approved for port-a-Jons, and they would 

utilize a well on site for drinking fountains and possibly handwashing. 

When determining whether a rezoning request should be approved under Section 5 Conditional Zoning Districts, the 

following findings must be supported. 

1. The alleged error in the Ordinance, if any, that would be remedied by the proposed amendment with a   

detailed explanation of such error in the Ordinance and detailed reasons how the proposed amendment 

will correct the same. No errors are being alleged. 

2. The changed or changing conditions, if any, of the area or in the County generally, which make the 

proposed amendment reasonably necessary to the promotion of public health, safety, and general 

welfare. There has been an increase in requests for this type of facility, and none exist within this vicinity in 

Chatham County or Wake County. The applicant also states there will be employment opportunities for those 

operating and maintaining the facility. It will promote surrounding retail and commercial uses by attracting 

residents and visitors to the area. 

3. The manner in which the proposed amendment will carry out the intent and purpose of any adopted plans 

or part thereof. 

• Per the Future Land Use and Conservation Plan map, the property is located within a Rural node which 

promotes a mix of uses including agriculture, large lot residential, supporting services, and home-based 

businesses. It is also located within the Employment Center node in Plan Moncure making this a transitional use 

while maintaining the rural character of the area. 
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• Goal 1- preserves rural character and lifestyle of the County by implementing recreational space that utilizes 

natural characteristics. 

• Goal 6- provides recreational opportunities and access to open space. 

• Goal 10- foster a healthy community by supporting active lifestyles with several options for activity. 

 

4. The requested amendment is either essential or desirable for the public convenience or welfare. The use 

is not anticipated to generate significantly increased traffic with the bulk of use being on the weekends. There will 

be no access from abutting properties, and the TIA Memorandum states Christian Chapel Road is able to handle 

a significant number of trips that this use will produce. The Chatham County Appearance Commission reviewed 

the site plan and noted some additional plantings to ensure the Type A opaque buffer that is required surrounding 

the property. 

5. All other circumstances, factors, and reasons which the applicant offers in support of the proposed 

amendment. The project is permitted up to 36% BUA without curb and gutter. Watershed Protection stated the 

use of Bermuda grass on the turf mounds was acceptable. However, they will need to review the final aspects of 

construction of the mounds to ensure impervious surface area calculations are within the limits. No septic will be 

needed as they have been approved for the use of port-a-johns. A well will be utilized for drinking water. The 

access road will be reviewed and approved by NCDOT, and the Fire Marshal’s Office requires a drive wide 

enough for two-way traffic and access to all parts of the project/active areas for safety. Stormwater measures will 

be reviewed by the Watershed Protection Department and sized accordingly. 

 

The Planning Board has up to three meetings in which to make a recommendation to approve or deny to the Board of 

Commissioners. If recommended for approval, a consistency statement has been provided for consideration: 

The request is consistent with the adopted land use plans, specifically: 

• The property is located within a Rural node on Future Land Use and Conservation Plan map which promotes a 

mix of uses including agriculture, large lot residential, supporting services, and home-based businesses. It is also 

located within the Employment Center node in Plan Moncure making this a transitional use while maintaining the 

rural character of the area. 

• Goal 1- preserves rural character and lifestyle of the County by implementing recreational space that utilizes 

natural characteristics. 

• Goal 6- provides recreational opportunities and access to open space. 

• Goal 10- foster a healthy community by supporting active lifestyles with several options for activity. 

Site Specific Conditions 

1. All required modifications recommended by the Appearance Commission shall be implemented on a revised site 

plan prior to applying for a Commercial Zoning Compliance permit and before any land disturbing activity can 

begin. The CCAC and planning staff may inspect landscaping at any time to ensure viability and continuance for 

meeting the required landscape buffers. 

2. The mound designs as well as the confirmed type of turf to be installed shall be approved by the Watershed 

Protection Department prior to purchase or any land disturbing activity. 

3. The project is required to obtain a delineation of stream buffers and wetlands by an environmental professional 

prior to construction approval. The permit issued by the US Corps of Engineers will be an after-the-fact permit and 

will also cover the proposed impacts by the road crossing. Soil Erosion and Sedimentation control plans can be 

reviewed and approved prior to the 401/404 approvals being received, however the land disturbing permit cannot 

be issued until they are received. 

4. Pitch No. 4 may not have any activity until after 12 noon on Sundays. 

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 set forth and shall 

comply as stated. Changes to or variations to any requirements of this permit must be approved through the 

Planning Department or other approving board before any such changes can take place. 
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6. All required local, state, or federal permits (i.e., NCDOT commercial driveway permits, NCDWQ, Chatham County 

Land and Water Resources, and Environmental Health Division, etc.) shall be obtained, if required, and copies 

submitted to the Planning Department as part of the plating process. 

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 conditions listed above. 

9. Non-Severability – If any of the above conditions is held to be invalid, this approval in its 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. 

 

• Mr. Andrews asked about the port-a-john approval process, what would trigger a permanent restroom 

to be installed? Ms. Plummer said if bleachers were installed then building code requires actual 

restrooms. Ms. Chiosso said there does not seem to be any designated space for spectators at all. Ms. 

Plummer said if there are spectators they can bring a chair or sit on a blanket. Ms. Chiosso said she 

does not feel this is a good plan, not having a designated place for spectators and the use of port-a-

johns with something this size. Ms. Chiosso said she would like to hear more about the use of the well 

and what is planned for that.  

 

• Mr. Powers said the Dixie pipeline goes along the side of this parcel the whole length of it, has there 

been any comments about that? Ms. Plummer said they are allowed to build the drive over the pipeline, 

but they will not be allowed to have any structures within the easement. 

 

• Mr. Clint Cogburn a land use attorney with Ward & Smith with offices at 82 Patton Avenue in Ashville, 

North Carolina. He is here tonight on behalf of the applicant Mr. Roopchand Yanamadala for this 

conditional district rezoning. We are seeking to rezone from R1 to conditional district regional business 

to allow for a multi-sport. Low impact recreational facility. Here tonight is the owner and applicant Mr. 

Yanamadala, Mr. Kevin Barnes from Timmons Group as the project engineer. Our team has worked 

extensively with staff for several months on this project. We appreciate the help of staff, the input of 

staff throughout this process, and we do believe that it has put forward a strong request here for the 

board's consideration. The location of this property is 3378 Christian Chapel Church Road, and a lot of 

the surrounding area is vacant. There is the adjacent Christian Chapel Church that is located nearby. A 

representative of the church came to the community meeting that was held in September of this year. 

We received largely positive comments from that individual regarding what is proposed. There was the 

discussion related to the restriction on the use of Field 4, which is the closest field to the church, on 

Sundays specifically, limiting use of that field on Sunday to only the afternoon hours. We are happy to 

agree with that as a condition.  

 

• Mr. Cogburn said as shown on the site plan, what we are proposing is a year-round recreational facility 

that will provide opportunities for cricket, box cricket, pickleball, volleyball, and tennis courts. Wanting to 

make it accessible and usable by the local public for a recreational use. We wanted to include as many 

different types of sporting activities as part of this proposal, in an effort to address the need for 

recreational activity and recreational opportunities in this area. Specifically, what we are proposing are 

seven (7) full-size cricket pitch fields, eight (8) box cricket courts, eight (8) dedicated pickleball courts, 

six (6) volleyball courts, and six (6) tennis courts. We are also proposing different parking areas 

situated around those different uses to prevent clumping or clustering of parking, and to promote safe 
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and efficient ingress and egress along the access road to the different areas of this proposal. We are 

also proposing low-impact development infrastructure as part of this, including utilizing permeable 

pavements, disconnected impervious surfaces, preservation of natural areas, bioswales, public water 

sources, and the portable restroom facilities. Mr. Cogburn said there are five findings that are required 

to be met in accordance with the zoning ordinance, and we feel we have met each one of those 

findings.  

 

• We are committed to meeting all of the development requirements of the Regional Business Zoning 

District. We will ensure that we comply with that as part of any subsequent permits that are needed and 

are committed to meeting those obligations. Additionally, this type of use, which is a recreational area, 

recreational facility, is permitted in the Regional Business Zoning District. The second prong is that the 

proposed use is essential or desirable for the public convenience or welfare. The demand for this type 

of multi-sport recreational facility is high. As part of this proposal, we have tried to put into place as 

many opportunities for different people who like different activities. It is also beneficial for existing uses 

and potential future development in the area, specifically for potential residential growth and having an 

easily accessible and available recreational space. There are no similar uses in the immediate 

surrounding area, so this provides an opportunity for that type of development to provide the necessary 

resources and amenity to the community and to the surrounding area. The third prong is that it won't 

impair the integrity or character of the surrounding area, and it's not detrimental to the health or safety 

of that surrounding area. We did have a traffic engineer conduct a review of it and issue a 

memorandum related to the projected impact of the traffic. This is a fairly low impact use, specifically in 

the AM and PM peak hours, which is where a lot of the analysis is focused. There is a proposed 30-foot 

landscape buffer along the front of the site and proposed tree line along the side and rear boundaries. 

We have committed, as conditions of this, to incorporate the recommendations from the Chatham 

County Appearance Commission of adding native plantings, increasing evergreen plantings, and also 

adding trees along the driveway going through the site to minimize any impacts to adjoining properties, 

and to create a better overall development. There is no lighting proposed for this facility. It will be a 

dawn to dusk facility, so there is not going to be any lights late at night. 

   

• Mr. Cogburn said for operations this will be a membership structure, but it will be open to the public. 

There is not going to be restrictions on who can be members and who cannot be members, but the 

membership structure provides two benefits. One, it does allow for money to go back into the 

operations of the facility and continue improvements and upkeep of the facility, and two, it does allow 

for operational management, specifically reservation of courts, reservations of fields, and on-site staff 

knowing who is coming to and from the site to ensure the safety of those utilizing the site. The fourth 

prong that we have to meet is consistency with the county's plans. We believe that we meet numerous 

of the policy goals and objectives of the county. When you look at Goal 1, which is to preserve the rural 

character and lifestyle of Chatham County, Goal 5, which is to conserve natural resources. Goal 6, 

which is to provide recreational opportunities and access to open space. Goal 10, which is to foster a 

healthy community. This proposal meets each of those express and specific goals in providing this 

recreational opportunity in a rural setting, and promoting that rural setting with appropriate plantings, 

appropriate development, low-impact proposals. The fifth and final prong is related to adequate utilities 

and infrastructure. Again, the proposed use will have an existing well on the site that will be utilized. 

We will get a driveway permit from NCDOT related to the access to and from the site. We have been 

approved for the portable toilets by Environmental Health. It was mentioned at the public hearing as to 

what the capacity of the park will be, and it will be 300 people. That is the maximum capacity, but that 

would be if everybody is using every field and every court, and you're playing doubles. We want this to 

be a success, but running at maximum capacity is unlikely. We have been in touch with the Army Corps 

of Engineers today. We do understand that we do have to conduct the delineation. That has been 

contracted to be performed, and we understand that we cannot be issued any land disturbing activities 
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until that is addressed. We believe that this is a strong proposal that fills a much-needed gap in 

recreational space. It provides a multi-sport, multi-activity recreational space in an area of Chatham that 

needs it, and which will be utilized by those in the community, hopefully for years to come. And so, we 

would certainly ask that this board recommend approval of this request, and we are certainly happy to 

answer any questions. 

 

• Chair Roodkowsky said the choice of sports is interesting, no basketball, baseball, or soccer fields, but 

a lot of cricket. Often, when facilities are built for tennis, volleyball, and pickleball there is an effort for 

some indoor activities. Right now, there are no plans for any indoor facilities, if we approve this and at a 

later date they want to build indoor facilities for some of those sports, or bleachers will it come back to 

the board? Ms. Plummer said yes, they would be required to go through the whole process again.  

 

• Ms. Chiosso said it is clear this is not really recreation for the local Chatham County community, which 

is not to say we should not be providing space for cricket fields for people coming from the Triangle 

where the need is great. Ms. Chiosso said there was a lot of incomplete information in the EIA and that 

is concerning that we do not have answers to everything that we usually see in the EIA. It would be 

beneficial to have the answers to some of the questions in that review. The port-a-johns are concerning 

as well, who in the county is going to be watching that, port-a-johns are often a problem. Ms. Chiosso 

said she would also like to know more about how the existing well be used. Mr. Cogburn said 

concerning the ERAC review of the EIA, we will address all of those comments, we received them just 

today and have not had time to respond. To the extent that there is any issue with the portable toilets, 

the county has an enforcement regime to ensure we are upholding our conditions which includes the 

site design conditions. We do not anticipate to have any issues with the portable toilets; our aim is to 

have a first-class facility, and the county will hold us accountable. Chair Roodkowsky reminded the 

board we have up to three meeting to discuss this rezoning item if we would like to postpone it because 

the applicant had just received the ERAC comments today. Ms. Plummer said as a reminder, unlike the 

requirement for EIA’s in the subdivision regulation, EIA’s is not an enforceable tool for zoning, it has no 

bearing at all for zoning regulations. It is part of the administrative review, this board can take the EIA 

into consideration, but it is not to hold up the request. Mr. Cogburn said we recognize as part of the 

administrative review we must meet those standards.  

 

• Mr. Yanamadala said concerning the comment about the local community, we are partnering with the 

United States Tennis Association and the Pickleball Association. These association is providing youth 

programs at different levels from elementary age to high school age. This is an opportunity for our 

youth to learn tennis, pickleball, and other sports. Also, this is being funded by my personal funds, there 

are no grants, this is all personal funds. We are anticipating that the facility will do well, but nobody 

knows, it is way outside of the city. This is a passion of mine to serve the community and that is why we 

are partnering with different associations and producing programs to serve the community the best we 

can. 

  

• Mr. Powers said he lives in this area and others on this board do as well. You said this is for the local 

community, but there is also a membership requirement, can non-members be allowed to enter to 

watch a cricket game? Mr. Yanamadala said you would be allowed to watch without a membership, but 

if you want to play a membership will be required. The tennis and pickleball courts will have an 

enclosure and a member will receive a fob that will allow them access to the courts. The tennis courts 

will be clay and those are expensive and need to have upkeep.  

 

• Mr. Andrews asked if they had explored a permanent toilet septic option, and if so, what were the 

difficulties? Mr. Yanamadala said that might be an option in the future, but right now all of this is 
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personal funds, and we are not sure if it will be a success. We want to see how things go for a year or 

so and if it is busy we might be able to come back through the process of permanent bathrooms. Mr. 

Yanamadala said the port-a-johns we plan to have on site are very nice and clean. My son will be using 

these portable toilets, and they will be clean and sanitary.  

 

• Vice Chair Frazier asked where the port-a-johns will be located at the facility. Mr. Yanamadala said his 

plan is to have four separate locations, one in the middle, one by the tennis courts, one by the volleyball 

courts, and one by the cricket fields. Vice Chair Frazier said he only sees one location on the plat as of 

right now. Mr. Barnes with Timmons Group said there are two locations as of right now, we have them 

located on the eastern and western side of the site. Vice Chair Frazier asked where is the water source 

for this project. Mr. Barnes said there are two existing wells on the site, and we will get permits for them 

to provide water fountains. Vice Chair Frazier asked how they will control access, is there going to be a 

gate? Mr. Yanamadala said yes, there will be a gate, and it will be operated by an employee from dawn 

to dusk.  

• Ms. Lyons said if there is someone at the gate checking people and what if someone would like to walk 

their dog on the property, what would be said to the guard? Mr. Yanamadala said if you see the location 

of this parcel we do not anticipate people coming to walk their dog. There are only 3 or 4 neighbors, 

and all the rest of the land is vacant, but we will allow non-members onto the property. Ms. Lyons said 

she understands the cost limitations and not having bleachers or a permanent restroom. Mr. Cogburn 

said that is correct and if this does very well, we might be back in two years or so asking for a change in 

the plan for restrooms with a septic field. Ms. Lyons said there are 191 parking spaces, if it is full how 

would you keep the capacity down to 300 people? Mr. Cogburn said there will be mechanisms in place 

to ensure we do not go past our 300-person capacity. We will have on-site management that will be 

able to control any overcrowding. The vision is to have people come and go throughout the day not all 

at once, plus the fields and courts will be reserved for certain times by members to keep from crowding. 

Ms. Lyons asked if the well will be used for people to wash their hands. Mr. Cogburn said we will use 

portable handwashing stations, or they will be within the port-a-johns. Ms. Lyons asked about the 

stream, do we know if it is intermittent or a perennial stream? Mr. Cogburn said we are not 100% sure 

at this moment, but we have contracted out environmental engineers that will delineate that to the Army 

Corps. Ms. Plummer said they need to go through the delineation and it may alter the site plan, but if it 

is altered it will have less impact than it is currently designed. Ms. Lyons said the Appearance 

Commission did provide a great list of native plants as a recommendation and it was nice you gave 

them the ability to walk the site if they wanted to. Mr. Cogburn said the Appearance Commission did 

provide some great recommendations and we are happy to meet all those requests, and it is a 

condition as well.  

 

• Mr. Smith said this is an expensive experiment because he does not know many people in Moncure 

that is interested in tennis or cricket. As for the well, will there be pumping stations to reach the water 

fountains? Mr. Barnes said you are correct, whatever we do will be going through the Environmental 

Health Department and we will follow all of their regulations. Mr. Smith asked if there will be anything 

on-site in case of injuries occurring. Mr. Cogburn said there will be the on-site staff and if needed they 

will call for emergency services. Mr. Smith said what can you do to bring the people in, because this is 

for future residents, not current residents. Mr. Yanamadala said we are putting together youth programs 

and most likely some leagues to attract local youth to the facility. 

  

• Mr. Mayer asked if there is a cricket playing community in this region and how far do you have to travel 

to find fields. Mr. Yanamadala said yes, there is a cricket playing community and currently we have to 

travel to Wake County, Chapel Hill, and Morrisville, which is where USA Cricket is located. Mr. Mayer 

said then this would be the Chatham County cricket fields, and he is in favor of recreation and cultural 

diversity, and this is appealing for those reasons. Mr. Mayer asked if there would be a lot of grading. 
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Mr. Barnes said because we have limited the impervious surface and the natural slope of the property 

directs the water to the water treatment pond we are hoping for minimal grading. Regardless, we will 

have to go through the Watershed Protection Department and have an erosion control plan and the 

permitting process.  

   

• Ms. Chiosso said she is concerned that maybe in the future you might need to put in a septic system 

and have restrooms, where would the septic field be located on the property? Mr. Barnes said in order 

for those facilities to be proposed right now it would require a lot more of an investment than what the 

applicant is currently making. If this is a success and a septic field is required later we would work with 

a hydrologist and soils scientist to locate the suitable soils. That might be found in between the cricket 

pitches or within the cricket pitch, there are recreational fields that are on top of septic fields, it is not 

something unheard of. It could be permitted that way, but again, we are trying to keep this at a 

minimum impact right now and see if people will come.  

 

 

• Chair Roodkowsky asked if there was anyone from the public that would like to speak on this item. No 

one wanted to speak.  

 

Board Discussion: 

 

Motion made by Mr. Mayer to recommend approval of this rezoning item, seconded by Ms. Lyons. 

 

• Mr. Powers said he is conflicted about this, he applauds the applicants investment in southeast 

Chatham County, particularly for recreational opportunities. However, he is not sure if cricket and 

pickleball is the answer. He is concerned about it being open to the public, but membership is required, 

it sounds like a private club and charged admission. Mr. Powers wants to make sure it is inclusive not 

exclusive to the members of the community.  

 

• Mr. Andrews said he thinks the applicant underestimates the demand for this. In his limited market 

research, he receives requests multiple times per month. There is a huge demand for this, but we have 

a responsibility to the community, and this is something that will not be policed easily. Mr. Andrews 

feels this will easily reach over 300 people and would fully support it if there was a septic system 

because there is a huge need for this facility. He does not feel Environmental Health is doing anything 

wrong, we are just underestimating the demand and for that reason he feels he will be against the 

rezoning.  

 

• Chair Roodkowsky said Southern Village holds concerts and there is up to 1000 people with lawn 

chairs and blankets, and it gets managed well. Trying it out at this level is a good idea and see how it 

goes and the willingness of the applicant to scale up if needed. Chair Roodkowsky hears what Mr. 

Andrews and Ms. Plummer are saying about the demand and feels pickleball will be full quickly. If this 

is viable and moves ahead, then they could come back with plans for restrooms, septic, and structures 

if required.  

 

• Ms. Chiosso said she agrees with Mr. Andrews about the septic system and will not be supporting this 

rezoning. Sometimes port-a-johns can be really disgusting and can be a public health hazard, who is 

going to police that. Mr. Smith said his concern would have been the church and services on Sunday, 

but what happens if there is a funeral scheduled on the day there is a game played on the field? Mr. 

Feher said if you build it they will come, and if they do he will scale it up. This will be a good public 

resource. Mr. Mayer said when he was looking this over and was thinking about the port-a-johns, he 
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spoke to his neighbor who works for the county as an inspector for septic’s and he said that is not 

unusual at all. Starting small and growing is a good approach to this because it is more economical. 

This seems to be a project of love and is in support of that and is in support of this rezoning. This could 

be an interesting venue in that part of the county. 

 

• Vice Chair Frazier said he is a bit uneasy to approve this before the stream delineation and if that 

requires a new design will they be required to come back? Ms. Plummer said the trigger in order for 

them to come back through the process for a site plan change is if it is creating more impactful use, in 

this situation the delineation could cause them to reduce the current impacts on this plan. They would 

not be required to come back; they would modify the site plan based on the US Army Corps and 

Watershed Protection findings.  

 

• Ms. Chiosso asked if we could make a site-specific condition about the dawn to dusk hours of 

operation and no lighting. Mr. Sullivan said you may want to include portable temporary lights as well. 

Mr. Cogburn said they will agree with the condition, but we do have walkway lighting only for 

pedestrian safety in case it is getting dark as people leave.  

 

• Chair Roodkowsky said we have a site condition #5 where the hours of operation will be dawn to dusk, 

no lighting or temporary lighting on the fields or courts. 

 

Chair Roodkowsky said we have a motion and a second for this rezoning item and held a vote. The rezoning 

request was approved with a vote of 8-1, opposed by Ms. Chiosso.  

 

Motion made by Vice Chair Frazier to approve the consistency statement, “the property is located within a 

Rural node on Future Land Use and Conservation Plan map which promotes a mix of uses including 

agriculture, large lot residential, supporting services, and home-based businesses. It is also located within the 

Employment Center node in Plan Moncure making this a transitional use while maintaining the rural character 

of the area.” Mr. Smith seconded the motion. Chair Roodkowsky held a vote, and the consistency statement 

was approved 8-1, opposed by Ms. Chiosso.  

 

VII. BOARD MEMBERS ITEMS: 

 

1. Receive a presentation from the consultant about the architectural survey project.  

• Mr. Glenn introduced the consultants for the architectural survey to the Planning Board. Ms. 

Heather Slane and Ms. Meggan McCarthy of hmwPreservation gave a brief presentation on the 

architectural survey project. Ms. Slane said this will be a two-phase project, first we will update 

the existing survey that was conducted in the 1980’s. Then phase two will be focusing on 

properties from the 1930’s to the 1970’s. We will be holding a public meeting to get the word out 

in late January or February. The website for this project can be found at this link: 

https://www.hmwpreservation.com/chatham-county-architectural-survey 

 

2. Discuss and decide on the January Planning Board meeting location.  

• It was agreed to have the January meeting in person and at the Old Ag building.  

3. Discuss the Fire Code Appendix D.  

https://www.hmwpreservation.com/chatham-county-architectural-survey


 

Chatham County Planning Board Minutes  

December 2, 2025  Page | 12 

 

• Mr. Sullivan said this item will be a public hearing at the December 15th BOC meeting and you 

have the material as a handout. The Fire Marshal and the Central Permitting director will be at 

the public hearing if there is any questions, and they will be present at our January 6th Planning 

Board meeting. The fire code will be incorporated within the subdivision regulations.  

4. Discuss Chapter 160D-108.  

• Mr. Sullivan said this is a follow-up from our last meeting. We had a meeting with the County 

Attorney about 7-year vesting for multi-phase projects which is a state statute right now. It is a 

complicated topic; the statute talks about statutory vested right and common law. Mr. Sullivan 

provided the members a handout from the Land Use Law section dealing with vested rights and 

common law. The statutory vested right provision does not have a provision that there is a 7-

year vesting for multi-phase projects that is for 7 years. However, it does not supersede 

common law vested rights, so it is supplemental to common law vested rights, which is more 

vague based on substantial expenditures. As an example, if a multi-phase project goes beyond 

7 years they can claim common law vested rights, then it would be a project-by-project 

determination. This is also confirmed by the faculty at the UNC School of Government.  

• Chair Roodkowsky said this is not clear at all to what that means for the applications we see 

come through this board. Mr. Sullivan said if the applicant has started their multi-phase project 

and they have installed a wastewater system and has that permit, then that would be an 

expenditure of funds, and that is one of the key factors of common law vested rights. This will be 

a case-by-case basis involving the courts. Ms. Chiosso said what you are saying is Chapter 

160D-108 section F is superseded by this common law. Mr. Sullivan said common law is 

supplemental to that section.  

 

VIII. NEW BUSINESS: 

 

Ms. Lyons noted that during the last meeting a member abstained from approving the October meeting 

minutes because they were absent from that meeting. Per Roberts Rules (RONR), members may approve 

meeting minutes even if they were not present at the meeting. Vice Chair Frazier said he understood that he is 

allowed to approve minutes of meetings he did not attend, but he would prefer not to. Ms. Lyons further 

clarified that RONR 41:11 states, “it should be noted that a member’s absence from a meeting for which the 

minutes are being approved does not prevent the member from participating in their correction or approval.” 

Additionally, from Google AI: “the body needs an official record of its actions, and all members may approve 

that record. This means that you should not abstain from voting to approve minutes of a meeting if you were 

absent from that meeting.”  

Furthermore, Ms. Lyons said even new members who were not on the board during a previous meeting should 

be part of the correction and approval process for the minutes of the meeting they did not attend.  

Ms. Lyons’ quoted Coates Canons’ NC Local Government Law:  

Local Governments as Continuous Entities: …board members legally may approve minutes of 

meetings that took place before they were elected. Members also should do so…. This result 

flows from the legal recognition of a local government as a continuous body, even though the 

individuals who serve on its governing board change over time. Local government law expert, 

Fleming Bell, explains it like this: “I liken the board to a train, running on a track that begins at 

the time that the local government was created and extends indefinitely into the future. The 

passengers on the train are the board members, and the engineer is the presiding officer. 

Whenever board members or presiding officers (passengers or engineers) leave office, they get 
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off the train. The new board members or presiding officers take their places as passengers or 

engineers. The train, however, continues existing and moving along. As the train continues to 

exist and move along, so the local government and the governing board as an entity continue to 

exist and move indefinitely into the future. Carrying the analogy further, just as the train can only 

act through its current passengers and engineer, so the local government can only act through 

its current board and presiding officer. The current board is the only body that can approve the 

minutes at any given point in time. When persons leave the board, they lose their ability to vote 

on approving the minutes even of meetings in which they participated, and when new persons 

join the board, they become empowered to approve the minutes even of meetings that they did 

not attend.” 

Chair Roodkowsky said she understands what is being said for institutional continuity because we cannot have 

minutes not be approved, but a lot of us may feel uncomfortable if it is not necessary to vote for the minutes. 

Mr. Andrews said we could run into a quorum situation especially if new members do not approve the minutes. 

There was some board discussion on this topic and Ms. Lyons encouraged everyone to be part of the minutes’ 

approval process.  

IX. PLANNING DIRECTOR’S REPORTS: 

Mr. Sullivan reported on the following:  

1. Unified Development Ordinance implementation (Senate Bill 382) 

• Mr. Sullivan said we are still having ongoing conversations with the consultants, and they are 

analyzing the UDO and identifying areas where changes would be needed to comply with the 

current state law.  

• Chair Roodkowsky asked what is on the horizon as far as subdivision and rezoning 

applications? Mr. Garrett said there are no subdivision or rezoning applications as of right now, 

the only item on the January agenda will be the subdivision regulation text amendment.  

• Mr. Sullivan asked if the board would like to hear about Affordable Housing or Chatham Schools 

because we have a light agenda. Chair Roodkowsky asked if Mr. Sullivan could reach out and 

see if either of them could speak at the January meeting.  

2. Neighboring jurisdiction updates. 

Mr. Glenn gave a brief update on the neighboring jurisdictions and if anyone has any questions 

to reach out to him and he will help get the answers.  

X. ADJOURNMENT: 

Motion made by Ms. Lyons to adjourn the Planning Board meeting. There being no further business, the 

meeting was adjourned at 8:56 p.m. 

 

Signed: __________________________________________________/______________  

  Mary Roodkowsky, Chair               Date 

 

Attest:  __________________________________________________/______________  

  Dan Garrett, Clerk to the Board    Date  


