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Chatham County Planning Board Special Meeting Minutes  

April 14, 2026 
 

 

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

Present  Absent Attendees 

Mary Roodkowsky, Chair 
Nelson Smith 
Steve Powers 
Adam Feher 
Elaine Chiosso 
 

Clyde Frazier, Vice Chair  
Eric Andrews 
Robin Lyons 
Gini Bell 
George Cianciolo 
 
 

Brent Levy 
 

Kevin Lindley 
Sharon Garbutt 
Charlie Cooper 
Deborah Gallagher 
 

 
Planning Department 
Jason Sullivan, Director, 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 10 members present. Mr. Levy was absent.  

III. APPROVAL OF AGENDA: 

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

No changes to the agenda. Motion made by Mr. Powers to approve the agenda, seconded by Mr. Smith. 

The agenda was approved, 10-0, unanimously.  

IV. BOARD MEMBERS ITEMS: 

 

1. Introduction to the Special Meeting and Overview of Objectives. 

• Chair Roodkowsky said the Board of Commissioners enacted a moratorium on data centers in 

mid‑February, and with about ten months remaining, the Planning Board aims to develop and 

recommend ordinances governing how such facilities should operate in Chatham County. The hope is 

that the county can find a path to welcoming data centers while ensuring they are environmentally 

responsible, specifically that they do not overuse water or place an unfair burden on local energy 

resources. Chair Roodkowsky emphasizes that any approach to allowing data centers in Chatham 

County must avoid creating noise pollution and should promote greater equity rather than diminish it. 
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Equity in terms of protecting residents from higher electric rates, preserving peace and quiet, and 

preventing added financial strain, particularly for lower and middle income households.  

• Chair Roodkowsky said data centers are often blamed for driving up electricity rates and raises the 

question of whether Chatham County can benefit financially from hosting them, given its currently low 

share of revenue from commercial and industrial sources. Data centers could help fund county services 

but the importance of determining whether this can be done responsibly. The coming months should be 

used to explore these issues, including learning from how other counties and municipalities have 

approached similar challenges. Other communities’ experiences with data centers can offer valuable 

lessons, whatever ordinances the Planning Board recommends, and the Board of Commissioners 

adopts next February, must reflect the county’s long‑term goals, because adding new restrictions later 

will be difficult. The county needs to be clear now about the expectations it will place on data center 

owners and operators, including how and where such facilities can function, these points and key 

concerns can help guide the discussion moving forward. Chair Roodkowsky said she hopes that this 

group can use the timeline provided by Mr. Glenn and his colleagues to establish clear principles for 

how data centers should operate in Chatham County, which would then guide the creation of 

ordinances or other regulatory tools if the county ultimately decides that welcoming data centers is in its 

best interest. 

• Chair Roodkowsky welcomed members of the Climate Change Advisory Committee (CCAC), and they 

have already given significant thought to the issue of data centers, and we are eager to hear their 

perspectives on how such facilities could be responsibly managed in Chatham County. 

 

2. Receive a presentation from Hunter Glenn regarding Data Centers, associated uses, and potential 

impacts in Chatham County. 

• Mr. Glenn gave a presentation to the Planning Board and the slides and comments are below. 

 

      

 

• Mr. Glenn said this presentation is meant to go over all of the research he and other members of county 

staff have done over the last number of months. He has had meetings with various other county 

departments and community stakeholders to get a broad base of knowledge and expertise. This is 

important because there is lots of data center research, but this information will not only discuss the 

pros and cons of data centers but keep it in a Chatham centric context. Mr. Glenn said he is going to 

explain the types of data centers, but most of the presentation and discussion will focus on large scale 

and hyper scale facilities. This presentation starts with the large energy consumption of Data Centers, 

then the impacts on water systems, and environmental and other site concerns such as noise and light 

pollution. 

                              
                       

          

                  

       
       
     
          

                  

                 

                     

               

                                          



 

Chatham County Planning Board Minutes  

April 14, 2026  Page | 3 

 

     

• Mr. Glenn said a data center can be as small as a single stack of servers. These are typically internally 

owned and operated by the enterprise. A few of us went to see the data center the county operates at 

the Emergency Operations Center, to give you all some idea of what one of these can look like. It is 

important to understand about all types of data centers because the capability of server's is getting 

stronger every year. The amount of data stored on a server is increasing exponentially every year so 

smaller data centers will be more and more efficient but also require more electricity and advanced 

cooling methods. Colocation Centers can be as large as distribution warehouses where companies rent 

space in server racks or entire server rooms. This is often used as a place for companies to keep their 

data instead of having internal IT server rooms.  
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• Mr. Glenn said this is a picture of a 30kw generator that powers half of the IT building in case of 

emergency. Its main job would be to keep the server room going and free from an interruption. The blue 

circle are the 4 physical servers or “compute” space for our VMware virtual servers for the county; we 

have approx 99 virtual servers running on the 4 physical space devices. The Red circle is our Pure 

Storage array. This is the storage volume where all of the servers and their data drives are located. All 

Staff “S” share folders, personal “H” drives. All of the on premises part of ARC gis and all other 

application servers are hosed on this device.  

                                       

 

 

• Mr. Glenn said the graph shows U.S. data center annual energy use remained stable between 2014–

2016 at about 60 TWh, (one terawatt is equal to 1,000,000 megawatts) continuing a minimal growth 

trend observed since about 2010. In 2017, the overall server base started growing because of adding 

Graphic Processing Unit (GPU). These were needed for accelerated servers for artificial intelligence. 

(AI) started growing and the electricity use began to increase. The electricity consumption of U.S. data 

centers is currently growing at an accelerating rate. This graph shows a compound annual growth rate 

of approximately 7% from 2014 to 2018, increasing to 18% between 2018 and 2023, and then ranging 

from 13% to 27% between 2023 and 2028. This surge in data center electricity demand, however, 

should be understood in the context of the much larger electricity demand that is expected to occur 

over the next few decades from a combination of electric vehicle adoption and the electrification of 

industry and buildings and much more.  

                                                                    

                  

                                                                                         



 

Chatham County Planning Board Minutes  

April 14, 2026  Page | 5 

 

 

 

• Mr. Glenn said Edge computing is an approach in which the collected data is processed at the 

periphery, or edge, of a network rather than being sent to a centralized server for processing and 

storage. The point of edge computing is to process data at the source of origin, or as close as possible. 

Edge Data is a small portion of the market but is making data center development increasingly more 

efficient and is enable the growth of AI to happen faster. If you have CPAP machine or a pacemaker. If 

it is edge capable that means the device will process some of the data, it is recording and then send to 

an edge facility that will further process the data before it is sent to a central server area or data center. 

That keeps the amount of data going to the center lower and enables greater efficiency in learning from 

the data. Your doctor will have the results of the data faster in an edge computing environment. Once 

the planned data centers in Northern Virginia are fully built and running at full capacity, they will have 

energy requirements equivalent to the amount of electricity needed to power 9.1 million households. 

That’s more than three times the number of homes in the entire state of Virginia.  

 

 

 

• Mr. Glenn said Data Centers are going to require more energy in the future no matter what. And with AI 

the power draw could go up exponentially. Northern Virginia needs the equivalent of several large-scale 

nuclear power plants to keep up with the energy needs to the Data Centers currently under 

construction. 70% of the worlds data is processed in Loudoun and Prince William Counties. Even with 

tax incentives, as of 2024, Loudoun county gets about 600 million per year in tax revenue and Prince 
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William gets about 400 million. With the demand for power some data center operators are getting 

creative with how they get their power.  

 

• Mr. Glenn said the rapid growth of data center power demand has raised concerns that the U.S. electric 

utility industry, which is known for slow and steady returns, will be unable to respond quickly to the 

expected rise in power demand because of a swelling backlog of power generation and transmission 

projects in line to connect to the grid.  

• Mr. Powers said other than tying these to the grid, what about solar or hydro power, is anyone powering 

these with that? Mr. Glenn said some of the hyperscale facilities, or just large-scale facilities, are doing 

their own power plants, finding old, abandoned coal plants, and turning them back on, natural gas 

plants that might be in need of refurbishment as well. Mr. Glenn said he does not know about 

geothermal. Solar is generally not considered adequate. Most of the companies, if they want to seek a 

behind-the-grid source of their power, would go with a natural gas-burning turbines. If there is natural 

gas near the site that is usually what they do if it's not tying in directly to the local grid. Mr. Glenn said 

there is also talk about miniature nuclear reactor plants. So, on-site nuclear reactors, or smaller nuclear 

reactors for a group of data centers. They will try to find power wherever they can get it if they can't get 

it from the grid. Normally, they get it from the power company. Or, if the power company says we can't 

serve you, then they figure out how to get the power. Mr. Glenn said the electric grid has not 

necessarily been able to keep up with growth. The spike in the grid is everything moving to 

electrification, like electric cars, and each house having a charger for their electric car, things like that. 

It's offset by solar somewhat, and Duke Energy, in their reports, do show a significant amount of their 

energy coming from solar.  

• Chair Roodkowsky said it would be interesting to see additional data on the growth of energy 

consumption in general, both excluding and including the data centers, because you mentioned that 

energy consumption's going up. Is it going up much faster than the population, or the same as the 

population? Energy conservation has helped mitigate the growth in energy use. The increasing use of 

residential solar panels with batteries. Duke Energy has a program where they encourage battery 

storage at the individual household level as a way of mitigating spikes in energy. Chair Roodkowsky 

said what is the slope of the increase of energy usage and demand not including data centers, and then 

with data centers. Mr. Glenn said in the bibliography, there are a couple reports that have that particular 

answer. North Carolina is one of the fastest growing for home solar, so our number for that is pretty 

high compared to other states. 

• Mr. Smith said even though solar is growing in North Carolina, it's still not at an adequate level. The 

thing with the power grid is the fact that they're trying to provide for new development, along with trying 

to repair old systems. They are doing double work trying to catch-up when some of that equipment is 
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greater than 30 years old. They are trying to replace, install, and try to meet the demand, which they 

are having a hard time doing. 

 

 

 

 

Mr. Glen said data centers use water for cooling purposes. Essentially, there are three reasons they 

need water. If the facility is air cooled, then they need water to cool the HVAC systems. If the facility is 

water cooled then it needs water to maintain that system. Water cooled facilities are split into two 

categories or differing efficiencies. Large facilities can use several million gallons of water per day, with 

annual use exceeding one billion gallons. In some systems highly treated cooling water and timing of 

discharges can disrupt treatment processes and compromise municipal sanitation systems. This all 

depends on the type of cooling. Smaller scale co-location facilities with lower server capacity might 

actually use more water than a larger facility if they are utilizing air-cooling. More water is needed to 

cool the AC equipment and is a less efficient process. Most data centers use potable water as the 

source for the cooling water. An industry estimate approximates 80-90% of cooling water comes from 

potable and or blue water. That leads to concerns about the availability of drinking water for the 

surrounding communities. 
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• Mr. Glenn said in a direct cooling or closed loop system the water continuously circulates through 

sealed pipes to absorb heat from the data center’s equipment. The water never directly contacts the 

outside air. Instead, heat is transferred from the servers into a chilled water loop, then moved to a 

condenser loop, and finally released through a cooling device that does not rely on evaporation as the 

primary cooling method. For the most part, the same water is recycled with limited water needing to be 

added occasionally. Closed loop systems can reduce freshwater consumption by 70% but are more 

costly to operate. Federal and DOE guidance shows that closed loop systems are more sustainable, 

require less water, and reduce maintenance challenges, making them a better long-term strategy for 

modern data centers. 

 

 

 

• Mr. Glenn said direct Liquid cooling is the primary method of cooling for large scale data centers 

moving forward. It is much more cost affective and efficient that other methods. I did some research on 

HP’s direct liquid cooling technology. While this is just one company, and one example I think it can 
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serve as a basis for understanding the technological innovations in the industry, and how data center 

company's have tried to adapt to the regulatory climate. 

• Chair Roodkowsky said the heat has to go somewhere, and it is being released into the environment. 

Mr. Glenn said it doesn’t get too hot, the lines stay cool just like regular water through a pipe, but it is 

something we can explore. Chair Roodkowsky said the way an air conditioning system releases more 

heat. We know that one of the contributors to global warming overall is the proliferation of air 

conditioning systems, including in poorer countries. Is this going to contribute to hotter air into the 

environment? Mr. Glenn said in the examples he has seen there are less air handling units when you 

go with the fanless technology. Chair Roodkowsky said that is a question we need to get some answers 

for. 

 

 

• Mr. Glenn said the Colossus Supercomputer Data Center in Memphis is using Direct Liquid Cooling. 

However, there was only 8mw of power available so while the grid is being improved, they are using 

natural gas turbines for power.  

• Mr. Cianciolo asked how long does it take to build something like this from the time they start to the 

time they are online, do conditions potentially change? If they go into this project with one condition, but 

three years down the road things have changed so much that know they could be asking for something 

different. Mr. Glenn said that is a good question and we could put something in our Land Use 

regulations for approved site plans and changes to approved site plans or level of service. The trend is 

to use more efficient water and power as technology changes. Typically, it takes about 2 years to 

complete a data center once they receive all of their approval and permits. 

• Mr. Glenn said he has been attending meeting with the Central Pines Regional Council, between Wake 

County and all the other jurisdictions that's in the Central Pines area, for data centers. We meet 

quarterly to discuss how we're updating our regulations and how we're handling the influx of data center 

providers wanting to come to the Triangle now, as a midway point between DC and the Georgia area.   

• Mr. Powers asked how many people or groups have approached the county about building a facility 

here? Mr. Sullivan said there has been one so far.  
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• Mr. Glenn said the air handling unit’s job at a data center is two-fold: 1) ensuring proper ventilation to 

remove contaminants from the facility and 2) preventing the server hall from overheating. Data centers 

may have up to a dozen rooftop air handling units producing roughly 85-100dBA at once. The air-

cooled chillers which was showed in a previous slide also pose a significant noise issue. In the process 

of removing hot air from the building, chiller fans and compressors produce noise comparable to a 

Harley Davidson speeding down the highway. Also, the redundancy required in data centers requires 

the use of diesel generators, usually. One diesel generator is about 110 dba at close range, and while 

the sound will dissipate, a large-scale data center will have many diesel generators running at once. 

However, the context of where a larger data center would be located is important to understand. In 

Chatham, a data center that produces significant noise would be in an IH-Heavy Industrial District 

largely separated from residential areas. The noise levels from the use will dissipate and should not 

pose a significant hazard to residents. Furthermore, with the advances in cooling comes far less noise 

generation than facilities were causing as early as five years ago. Mr. Smith said sound can cause 

seismic activity or health problems.  

• Mr. Glenn said another thing to think about, which we will talk about in our next meetings, is where 

these are going to be sited which is in industrial districts. Chatham already has industrial areas that 

have been identified in the Comprehensive Plan, and through the UDO process is where we want noisy 

or uses with odor should go. They typically don't have residential areas around them. Chair 

Roodkowsky asked about the noise and what the decibels  are at the site and how far it carries. Mr. 

Glenn said in our next meetings we will be looking at studies some jurisdictions require to see how far 

the sound travels. Mr. Sullivan said the county does have a noise ordinance and the maximum noise 

without a permit is 60 decibels, with a permit it can go up to 80 decibels and that is regulated by the 

Sheriff’s Department. Vice Chair Frazier asked if that applies in the Heavy Industrial area? Mr. Sullivan 

said the ordinance does not have any exceptions that apply to businesses.  
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• Mr. Glenn said light pollution is one of the concerns associated with data centers. The Chatham County 

Zoning Ordinance, and the future UDO will require full cut off lighting on any exterior lights. Also, most 

data centers do not have many windows so there should be little to know inside light escaping from the 

facility.  

     

 

• Vice Chair Frazier asked what the numbers represent on the last slide. Mr. Glenn said these are the 

number of current data centers in North Carolina.  

• Ms. Lyons mentioned tax breaks that these types of companies are given, how does that outweigh the 

benefit of the tax income that of Chatham County is given. Mr. Glenn said we can find an example of 

that for the next meeting. Mr. Sullivan said we could ask an employee in our Tax Administration office 

about that question.  
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• Mr. Powers asked Chief Shi who is the Fire Chief for the Moncure fire department was in the audience, 

what challenges would a Fire Chief whether a data center is built in Moncure or Siler City would face 

your department? Chief Shi said he has been in discussions with the Fire Marshal about data centers 

and they are not a huge risk, they have refrigerant systems and chemicals inside that can remove the 

oxygen inside one of those facilities and puts the fire out. If the facility is tall it could be a challenge to 

get to the roof, because the tallest ladder truck is 110 feet, but that does not include setbacks. 

However, the Fire Marshal said he has a workaround for that issue. Currently, we have very dangerous 

industries in Moncure like the plywood plant that is full of sawdust and combustibles. A data center 

would be less risky in that regard. 

• Ms. Chiosso said the county makes income through tax revenue, but what is the impact on the 

individuals living in the county. What are the costs to the residents, as opposed to taxing these facilities, 

costs like noise and air pollution. Ms. Chiosso suggested it could be a condition that they have to 

contribute towards improvements like a new fire truck. Mr. Sullivan said on the tax bill there is County 

tax, but there is also a fire district tax as well. Any increases of that property will increase the fire 

district. Mr. Glenn said concerning building height, we have building height standards already in our 

regulations.  

• Chair Roodkowsky asked if there was anyone signed up to speak from the public. Mr. Garrett said there 

is one person signed up, Mr. Flint O’Brien. 

 

 

Public Input: 

• Mr. Flint O’Brien said he lives in Governor’s Park and has lived in Chatham County since 2002. I was 

on the school board from 2008 to 2012 in Chatham County. My background is is microgrids, EV 

chargers, green energy in general. I'm currently retired. I just wanted to say I'm generally pro 

businesses coming to Chatham, and data centers also, as long as they are well planned and as long as 

there's no huge increase in utilities for the general residents. The country in general is going through 

more and more electrification. With more electric units and homes, whether it's from water heaters to 

EV chargers to conduction heating stoves, so we're getting more and more electrification. The electric 

grid is way behind in the technology it needs to plan for these things. One of the opportunities, 

potentially with data centers and other manufacturing facilities coming to the county is helping to offset 

the cost of upgrading those facilities that are already being required for the growth that's here and 

coming. I had a friend that started a distillery and he found out that if you have a new farm, you're under 

a different set of regulations, and as part of the distillery, they needed to grow whatever you need for 

the distillery, so he started the business as a farm and had those regulations. Is it a farm is it a 

distillery? I caution you to include or point out data centers would have regulations to say, if there's a 

certain power profile, or this water use profile, then you come under certain regulations. It should be 

any business that uses large amounts of power or water should be under these regulations. For the 

light pollution, our neighborhood in Governor's Park in Northeast Chatham has these lights that open at 

the top and I always thought that was ridiculous that was allowed to start with, so I think all facilities 

should have controls for light pollution. So, again, you know, not data center specific. Thank you. 

• Chair Roodkowsky said from this public comment, the regulations should be broader than just for data 

centers.  
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3. Discussion on Current Concerns and Ongoing Research. (All Participants) 

• Chair Roodkowsky said we will open this up to board discussion and would also like to hear from the 

Climate Change Committee because they have been thinking on this, and if you have any wisdom to 

share with us on what we've heard so far. Ideas on how to proceed. Before we finish this meeting at the 

very least lets come up with a series of principles that we can build on for data centers. As Ms. Chiosso 

suggested they should not have disproportionate economic impact on the people living nearby and the 

poorer parts of the population.  

• Ms. Deborah Gallagher a member of the CCAC said she recently came across a source of information 

you might want to look into. It is called Rooted Futures Lab and it is an open source Platform that a 

number of researchers have been gathering information about the impact of data centers on various 

counties. Characteristics from energy use to water use to impact on under-resourced communities. 

They use GIS and layers of demographic and environmental and social data to come up with these 

maps, which are interesting. One of the layers in this source is that in Loudoun County, the usage of 

power in the county for these data centers, have grown to 26% of all the power in the county, which is a 

pretty populous county outside of Washington, D.C. Ms. Gallagher said we should be thinking about 

how heavily stressed we are here in Chatham County, we would need to provide a lot more power for 

these data centers and she is concerned about the kind of power. Chair Roodkowsky asked if she 

could share that link to Mr. Garrett so he can provide it to the board members.  

• Ms. Sharon Garbutt a member of the CCAC said one of her concerns is about the future of data 

centers. They can build this huge concrete buildings, is what we keep hearing about, and then they say 

in the future, you're going to need much less space for these data centers, then what are we locked 

into, a big concrete building? What is going to happen in the future? There's also a lot of questions 

about as data centers become more powerful, will you even need as many? So will they actually be 

closed down as they become more powerful. Also, something else to think about is Duke Energy gets 

all the costs of a new power plant and all the pipelines, plus 10% profit, so there is a real incentive for 

Duke Energy to build these new power plants and new pipelines. They are guaranteed 10% regardless 

if they ever produce a single megawatt. It was mentioned that data centers could be powered by small 

nuclear reactors and they would get all the money for that too, plus 10%. They actually started to build 

several reactors but never finished them, but we get stuck with the bill anyway. There is so much talk 

about data centers all the time now, but there is uncertainty about how long every data center will be in 

use. Chair Roodkowsky asked if Ms. Garbutt knew how long data centers were in use like 10, 20, or 40 

years? Ms. Garbutt said she has not seen a timeline, but they are becoming more technically advanced 

and reducing their power needs, the timeline is unknown.  

• Ms. Garbutt said the use of natural gas to her is scary. We are in a drought right now, it is supposed to 

be 20 degrees above normal, but this is getting alarming and hard to ignore. Greenhouse gas does 

affect things and regardless of whether the cause of global warming, by reducing greenhouse gases it 

will be a help, no matter what's causing it. When they add more chemicals to make the water more 

efficient, then does the water become more polluted? Ms. Chiosso said the water is recycled, but at 

what point is the water no longer usable?  

• Chair Roodkowsky said another thing that is concerning is we know Duke Energy asks us to conserve 

energy and they use power from the battery at her house, but what happens when we are having 

brownout? Will the data center have brownouts like the rest of us? How do we mitigate the impact of 

energy events on the population and on local businesses, so it isn’t disproportionally in favor of data 

centers. Higher income people may be protected by having batteries or generators, but lower income 

people are less likely to have those precautions against energy loss.  

• Mr. Glenn said he wanted to address the decommissioning of data centers. Part of the application 

process they have to provide a plan for the decommissioning of the site. 
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• Chair Roodkowsky said she would like to create a series of principles that we would like to see discuss 

and treated as we forge ahead on thinking about what we want to move on regarding data centers. We 

are hearing several things that have come up in terms of developing regulations. Regulations that 

promote environmentally sound policies. There is some research on using the heat energy as a 

byproduct for green houses. Is there a way to mitigate the environmental impact by using this heat 

energy in other ways? Ms. Chiosso said a principle could be to not add to the impacts on the 

environment and the climate.  

• Mr. Andrews said he worries about singling out a single use like we are. This issue has a lot of 

popularity right now, a lot of concern, it's top of the news. Is it more important than affordable housing? 

Is it more important than some of the other issues we have? We could be using this time to work on the 

UDO that has been delayed and the elements that may or may not be in violation of SB382. Mr. 

Andrews understands creating a subcommittee and wanting to focus on this issue but doesn’t 

understand why this issue is singularly more important. If there was one applicant, and we may or may 

not have one of these, it just seems like a lot of this Planning Board's energy and focus, when we could 

go back and perhaps do the work that needs to be done on other important issues.  

• Vice Chair Frazier said regarding the principle of not adding to impacts on the environment and climate, 

are we willing to apply that to everything? What would the implications be of following that?  

• Ms. Chiosso said this issue is before us because the Chatham County Commissioners put this issue 

before us, this is not the time to talk about whether this issue is more important than other issues. This 

is what we've been tasked to do. That doesn't mean we're not going to continue doing our other work 

and applying for it. There is a lot of language in the moratorium that are sort of guiding principles 

already. We could pull out these topics like, location, height, size, density, population and type of trade, 

industry, residence, or other purposes would be counter to the stated goals of Plan Chatham. Chair 

Roodkowsky said that is partly what we are doing, but the moratorium did not mention ongoing waste 

and long-term waste which is something we need to look at.  

• Ms. Bell said she agrees with the public comments about the regulations should be applied across 

different uses and not just data centers. Staff might be able to help with getting more information on our 

current rules and what our concerns are and compare across these broad areas like power and water 

use, light pollution, chemical concerns, and other things we need to be looking for.  

• Ms. Chiosso said she objects to widening this any further, of course she cares about the environment 

and what development is doing, it is the biggest piece of what is happening in Chatham County, but we 

have been tasked by the commissioners to provide a very specific set of information here about data 

centers, data processing, cryptocurrency mining, and any use associated with data processing 

systems. It would not be good to be so broad and then get nowhere with this. Ms. Lyons understands 

Mr. Andrews point, but agrees with Ms. Chiosso, we have been tasked with the concerns of data 

centers, and the moratorium lists these items; greenhouse emissions, as well as additional pollution, e-

waste, noise, other local impacts to residents and communities living near the facilities. We can always 

have an opinion to the commissioners that says we feel this could also be broader. Ms. Lyons said she 

is concerned about the lights because data centers are all night long. Concerns about impacts on 

wildlife and people living nearby, it is very serious, not just the noise but the constant light. Ms. Chiosso 

said we do not want the utility cost being passed onto the residents.  

• Vice Chair Frazier said we have been asked by the commissioners to look into data center. However, if 

we apply to data centers standards that we are not willing to apply and do not apply to other industries, 

we are being foolish and making regulations which won't stand. Chair Roodkowsky said tying this back 

to the UDO is the way to go, because she shares the same concerns as Mr. Andrews raised about 

parts of the UDO that we should be implementing. Ms. Lyons said isn’t there already regulation in the 
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ordinance on these standards like lighting. Chair Roodkowsky said yes but are they legally 

implementable even in the face of SB382.  

• Mr. Andrews asked are data centers a permissible use in an industrial zone and what is the definition of 

a data center? Mr. Sullivan said we do not have a definition, but we have a use as data processing 

facilities. It's a special use permit in the heavy industrial districts, with an exception that is allowed by 

right if it is connected to public water and sewer. The only area in the county where it would be 

permitted by right now is the Moncure megasite. Ms. Chiosso said that is the second point in the 

moratorium document, “whereas the Chatham County Zoning Ordinance does not define 

cryptocurrency mining, data processing, and other uses associated with that.”  

• Mr. Sullivan said regarding SB382 we can try to figure out what regulations could be presented to the 

commissioners if it's compliant, or we could produce regulations that we think are appropriate and then 

evaluate after they've been addressed. If we look at everything that needs to be compliant with SB382 

it may take much longer from a legal standpoint to look at each piece of it verses producing regulations 

you think is best and then we look at the legal aspects and the things that can’t be implemented may 

have to be set aside until SB382 is changed.  

• Chair Roodkowsky said a consensus is building that we should try to look at what regulations or 

ordinances we would be proposing for data centers should also be more generally applicable. Mr. 

Glenn said if we produce a group of text amendments there will be a lot of areas that will need editing in 

the zoning ordinance when each one of those things come into play. For example, the word decibels is 

in a lot more places in the ordinance than just heavy industrial. Mr. Andrews said data centers is a hard 

definition to pursue. Mr. Glenn said Pitt County has a definition that is three paragraphs, so it will be a 

detailed definition.  

• Ms. Chiosso said we may not have a great grasp on what is already regulated within our current 

ordinance, such as lighting, sound, and air pollution. We do not discuss heavy industrial uses very 

much. Maybe we need to get a handle on that, because we do not want to create a lot of work for the 

Planning staff.  

• Vice Chair Frazier asked if Mr. Glenn was suggesting that we should or should not distinguish smaller 

data centers and hyperscale? Mr. Glenn said no, there would be a distinction between the different 

types of data centers.  

• Mr. Sullivan said Ms. Plummer is our Zoning Administrator and on the zoning side, if someone comes in 

for an application with a use, she will go to the table of use and looks for what zoning that use will fit. 

For example, the building we are in is the Emergency Operation Center that has a small data center 

within it. We look at the principal use first and we know that principal uses have accessory uses within it 

to operate. Mr. Sullivan said when you produce your themes, staff can better respond by identifying the 

things we already regulate and is it adequate for data centers. If it is inadequate we can see how to 

craft it, so it is adequate. There are regulations already in place and once we know the direction you 

want to go we can dig into the ordinance and see if that is already regulated or see if it needs to be 

addressed. Chair Roodkowsky said what we should be doing is looking at the ordinances we have now 

and how can they apply to data centers. Mr. Cianciolo said in heavy industrial areas there are 

distribution centers with large trucks in and out all day which will make much more noise than a data 

center would make. It sounds like there is already a lot that would apply to data centers that is in the 

regulations. One of the concerns is energy, but it is not clear if we can regulate that.  

• Ms. Lyons said she agrees with Mr. Cianciolo and let’s give staff a wish list of what is really important to 

us and then see where they find it and where it goes in our current ordinances and where we are 

lacking, how we can strengthen those areas in coordination with what the commissioners are asking of 

us. For us to weed through all of this stuff and to try and figure it out is like asking us to be an attorney 
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or Planning staff to do this work, when they already have the expertise We do not want to make more 

work for the Planning staff if the regulations already exist. Mr. Glenn said what he was imagining was 

that this board provides a list of concerns and then staff will find out where the list of concerns would go 

within the ordinances then we could send them to the County Attorney for review.  

• Mr. Sullivan said in addition to looking at regulatory pieces, we need to know where there are gaps in 

information that you need something supplemental so that you know to ask us to look into it. We are not 

data center experts. That is another way of looking at this as well, as you are thinking about what are 

the wish list items, what are the unknown as well. What are the things that we still don't have enough 

information to know whether it is a question.  

• Ms. Lyons said when she went to the county commissioner's meeting, there is just one data center right 

now in talks, but there were a number of people who went up to the podium who talked about wanting 

more. Data centers seem to be on the horizon. Just because only one data center is interested in 

Chatham County now, doesn't mean that a number of businesses may want to come here too. Mr. 

Sullivan said we have only had discussions with one potential data center applicant. We have not had 

any other inquiries and now that there is a moratorium, people are probably waiting to see what 

happens. There is only a finite amount of space in Chatham County where a data center can be located 

and that is the Moncure Mega site. It has to be located in an area with water and sewer and that is very 

limited.  

• Vice Chair Frazier said he has been thinking about the concerns that have been raised like noise and 

lighting. We already have ordinances for those, maybe what we need to do is see if they are good 

enough. Water use and electric demand, as far as he knows we do not have any regulations for those 

and would like see if any other jurisdictions have dealt with this and how did they handle it. Other 

concerns like chemical waste, e-waste, and things like that, does the county regulate those? Mr. 

Sullivan said we would have to touch base with Building Inspections and the Fire Marshal depending on 

the types of chemicals being used. There are going to be state level codes that apply as well. These 

are regulated and we can look into that if needed. Mr. Glenn has a stakeholder group, internal staff, and 

we have already talked about adding a couple more people to that, just from the discussions tonight we 

can use as a resource for some of the questions that are coming up, like the tax issue. We need to talk 

with our tax administrator about those concerns. Even though we do not regulate power systems, we 

can reach out to Duke Energy and see if there is someone that could speak to this board. Like how do 

they prioritize who receives power during a brownout. It would be good to know how that works.  

• Chair Roodkowsky said there is a whole other tool we have not talked about and that is incentives. Are 

there ways to use incentives for data centers, tax incentives, to mitigate the impact on the local 

population, especially the low-income population. We may not be able to regulate energy, but we can 

regulate incentives. Ms. Chiosso said she feels that would be extremely unpopular to suggest tax 

incentives. Mr. Glenn said he believe Chair Roodkowsky did not imply tax incentives to the data 

centers, but ways to incentivize the county. Chair Roodkowsky said that is correct but find ways of 

using the tax structure. Incentivize actions and behaviors that mitigate the impact, using this tax 

structure to encourage policies that mitigate the impact on lower-income people. Mr. Glenn said we will 

have case studies the next couple of presentations on how other jurisdictions have handled this, and at 

Central Pine, there was a conversation about whether it's legal to say where the tax revenue goes from 

a particular use, and if it can fund a trust fund or environmental damage. These are conversations that 

are already occurring at the regional level.  

• Ms. Chiosso said she would like to suggest we hear the part 2 presentation, which is about what other 

jurisdictions are doing and information on the energy and water issues. Also, maybe we could have a 

quick summary of what our ordinances already said about concerns that were raised like noise and light 

regulations both in our current ordinance and the UDO and then anything in the heavy industrial zoning 
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that would be useful for us to know as well. That way we can be more educated about what we have 

and learn more about what are the possibilities that are out there that people are thinking about and 

that are more knowledgeable than us. Does that sound good? Giving them a wish list tonight doesn’t 

feel like we are quite prepared to do. The Planning Board seemed to agree with this suggestion.  

• Mr. Glenn said he has some ideas to have some guests from Emergency Management and the Fire 

Marshal, maybe someone from Duke Energy. Chair Roodkowsky said you have heard some of our 

concerns raised tonight that could be our principles or a wish list.  

4. Defining Next Steps, Including Proposed Timeline and Upcoming Meeting Schedule. 

• Chair Roodkowsky asked how do we want to move forward with these discussions? Do we want it on 

the agenda for our regular meetings, or should we have another special meeting? We have a full 

agenda for May. Mr. Garrett said the next few months will have full agenda’s due to the upcoming 

applications such as the Fearrington Preserve application. It was agreed to hold another special 

meeting. There was some discussion on holding the meeting in person or virtually. It was agreed to 

have the meeting in person and if there are special guests that cannot make it to the meeting we could 

use the Zoom software to have them speak to the board.  

• The Planning Board special meeting was scheduled for May 12th at 6:30pm. Mr. Garrett said he will 

locate a venue for the meeting and will inform the board where the meeting will be held.  

 

V. ADJOURNMENT: 

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

meeting was adjourned at 9:01 p.m. 

 

Signed: __________________________________________________/______________  

  Mary Roodkowsky, Chair               Date 

 

Attest:  __________________________________________________/______________  

  Dan Garrett, Clerk to the Board    Date  


