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Chatham County Planning Board Special Meeting Minutes  

May 12, 2026 
 

 

 
The Chatham County Planning Board met in special session at the Chatham County Emergency Operations Center 
(EOC) on the above date and the meeting was as follows: 
 
 
 
 

Present  Absent Attendees 

Mary Roodkowsky, Chair 
Nelson Smith 
Steve Powers 
Elaine Chiosso 
George Cianciolo 
 

Clyde Frazier, Vice Chair  
Eric Andrews 
Robin Lyons 
Gini Bell 
 

Adam Feher 
 

Keith McLaurin (CCAC) 
Sharon Garbutt (CCAC) 
Michael Smith (CCAC) 
Kevin Lindley 
(Environmental Quality 
Director)  
 

 
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 9 members present. Mr. Feher 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. Cianciolo to approve the agenda, seconded by Ms. 

Chiosso. The agenda was approved, 9-0, unanimously.  

 

IV. APPROVAL OF THE MINUTES: 

Consideration of the April 14, 2026 meeting minutes. Some Planning Board members were not able to 

review the minutes and asked for them to be approved at the next meeting.  
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V. BOARD MEMBERS ITEMS: 

 

1. Michael Smith the President of the Economic Development Corporation (EDC) will be 
providing information about data centers. 
 

• Michael Smith the President of the Economic Development Corporation said good evening, Chair, 
members of the Planning Board, staff, and citizens of Chatham County. Before I begin, I thought it was 
important to say that this region is my home. I was born in Durham and have spent half of my life in the 
Triangle. I have a first cousin, a second cousin and two long time family friends that live 15 minutes 
from where I’m standing. When we are talking about economic development in Chatham County- it’s 
not just business it’s family.  

 
Tonight’s discussion about data centers is ultimately a discussion about infrastructure, economic 
competitiveness, and the future tax base of this county. History shows us that transformational 
infrastructure is often controversial at first. In the 1800s, communities opposed railroads because they 
represented disruption and change. Yet railroads became essential to economic growth and connected 
rural communities to national markets. In the 20th century, many communities resisted interstate 
highways. Over time, however, those highways became the backbone of commerce, manufacturing, 
logistics, and mobility throughout America. Today, digital infrastructure is becoming just as essential. 
Data centers support the systems that modern life depends on healthcare, education, finance, 
manufacturing, communications, cloud computing, and artificial intelligence. In many ways, they are the 
railroads and highways of the 21st century. And here in Chatham County, we have lived through a 
similar moment before. Nearly 50 years ago, there was significant opposition to the Shearon Harris 
Nuclear Power Plant. The project ultimately located just across the county line in Wake County instead 
of Chatham County. Over the decades, that facility generated substantial long-term tax revenue and 
economic value revenue that supported another county’s growth, schools, infrastructure, and public 
services rather than our own. Today, Chatham County faces a familiar challenge. The county continues 
to grow rapidly, and there is widespread recognition that we must diversify the tax base rather than 
relying so heavily on residential property taxes alone.  
 

• Mr. Smith said let me say clearly to the citizens here tonight: we hear you. We understand the concerns 
about growth, water, power, land use, noise, environmental impacts, and the pace of change. Those 
concerns are real, and they deserve to be taken seriously. We also want to learn from neighboring 
counties and from communities across North Carolina about best practices for how this kind of growth 
should occur where it belongs, what standards should apply, how buffering and infrastructure should be 
handled, and how communities can protect their character while still participating in the modern 
economy. But I also believe we have to recognize reality: these types of digital infrastructure operations 
are coming. The demand for them is growing nationally and globally. The question is not whether the 
digital economy will expand. The question is whether communities like Chatham County will 
thoughtfully position themselves to benefit from it. Because if these facilities are going to locate 
somewhere in the region — and they are we should at least carefully consider whether Chatham 
County should participate in the long-term financial benefits rather than watching those opportunities 
move elsewhere. 
 

 Those benefits could help support priorities residents consistently talk about: 

• Additional school funding  

• Public safety investments 

• Affordable housing initiatives 

• Early childcare programs 
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• Parks and recreation programs  

• Downtown and small business revitalization 

• Reduced pressure on residential taxpayers over time 
 

That does not mean every project should automatically move forward. Responsible planning still 
matters. Careful review still matters. Community input still matters. But it does mean we should 
approach these conversations thoughtfully, strategically, and with a long-term perspective. Previous 
generations debated railroads. Then they debated highways. Now communities are debating digital 
infrastructure. And just like those earlier moments in history, the decisions made today will shape 
Chatham County for decades to come. Thank you for your time and thoughtful consideration tonight. 
 

• Chair Roodkowsky thanked Mr. Smith and said data centers could contribute as much as $6 million 
a year in taxes for some of the larger centers, can we look at those figures? Mr. Smith said data 
centers differ from other types of development because they require far less in public services while 
generating extremely high capital investment. Although they create relatively few jobs, this can 
actually reduce strain on local infrastructure and services. Data centers also tend to locate on 
existing heavy‑industry sites and can be built within 12–36 months, avoiding the long timelines, 
higher costs, and traffic impacts of other projects. Unlike many large industrial developments, they 
often do not require major financial incentives. In Chatham County, every $1 billion invested would 
generate about $6 million in new county revenue, and typical data center projects could range from 
$2 billion to $10 billion in investment. 
 

• Mr. Powers asked how many jobs would be provided once the facility is up and running. Mr. Smith 
said once a data center is built, job numbers vary widely, with large multi‑building campuses like 
one in Richmond County reaching up to about 500 positions, while a more typical standalone facility 
might employ closer to 100 people. Even with relatively low headcounts, these jobs are highly 
valuable because they generally pay six‑figure salaries with strong benefits. 
 

• Mr. Cianciolo asked what kind of incentives are typically offered? Mr. Smith said North Carolina has 
nearly two decades of experience with data centers, and while early projects like Google and Meta 
required substantial incentives, which is no longer the norm. Today, large data centers typically 
receive little to no incentives, and in Chatham County there would be no county-level incentives at 
all. In Catawba County where Microsoft ultimately chose to build a new facility without accepting 
any incentives, the current market conditions and industry demand have reduced the need for 
financial incentives. 
 

• Mr. Andrews asked with some of these other data centers that you've been involved with, is there 
other businesses that are attracted to the area because of the infrastructure that's provided for 
those data centers? Mr. Smith said he can provide detailed information on the wide range of 
suppliers involved in data center projects, such as HVAC and other technical service providers. Mr. 
Andrews asked does that attract other businesses because they're tapping onto that power supply, 
or is there just the infrastructure that's necessary for the data center? Do you find that there's other 
businesses that pop up around them? Mr. Smith said absolutely, depending on where one of these 
might go at one of our existing industrial parks that doesn't have much around it, certainly it would 
make sense to have other commercial businesses around it.  
 

• Vice Chair Frazier asked if Mr. smith had any advice on regulatory steps to make sure data centers 
are a benefit to Chatham County. Mr. Smith said he is reviewing recent actions taken by Lee 
County, particularly rules on noise, water use, and setbacks as potential models for Chatham 
County. Major data center companies have strong incentives to avoid upsetting local communities 
and will work within whatever standards the county sets. Unlike early data centers in North 
Carolina, which were heavy water users and often located at former textile sites with excess 
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utilities, modern facilities typically use closed‑loop cooling systems that drastically reduce 
consumption. These systems function like radiators, continually reusing the same water, and in 
some cases, such as Apple’s data center in Maiden, water can be recycled 37 times before 
discharge. 
 

• Mr. McLaurin with the Climate Change Advisory Committee (CCAC) asked about energy usage, he 
read a facility here in Chatham could use up to 750 megawatts, is that correct? Mr. Smith said 
power requirements for data centers vary widely, but recent projects have typically ranged from a 
few hundred megawatts to facilities on the much larger end of that spectrum. Mr. McLaurin said 
during the moratorium discussion in February it was mentioned by the legal counsel they had a 
water permit for 244,000 gallons a day, is that a sufficient amount of water? Mr. smith said if a 
project advanced to that stage, water use would likely align with typical closed‑loop data center 
consumption, which is about 200,000 gallons per day. He compared this to other common users to 
provide context: an 18‑hole golf course uses roughly 400,000 gallons per day, and UNC Hospital 
uses about 800,000 gallons per day. 
 

• Ms. Garbutt with CCAC said it was mentioned that the closed loop system can recycle the water, 
how long before it is replaced? Mr. Smith said data centers recycle their water extensively, citing 
Catawba County’s report that one facility reused its water 37 times and he can provide more details 
about how this works at the Apple site in Maiden. Ms. Garbutt asked where does the water go and 
do they take steps to remove any contamination. Mr. Smith said major companies have strong 
financial and reputational incentives to be environmentally responsible, so they aim to operate in 
ways that protect local resources wherever they locate. Ms. Garbutt asked if facilities make 
improvements to the water treatment utilities to help them. Mr. Smith said the Apple data center in 
Maiden has been a long‑term financial benefit to the community: since it opened in 2012, the town 
has not raised taxes and has been able to build several new public facilities, including a police 
station, fire station, and community center. As a result, residents have generally been very satisfied 
with the data center’s presence.  
 

• Chair Roodkowsky asked what happens to the heat that is in the water as it cools the equipment, 
does that just get released into the atmosphere? Mr. Smith said he does not know the answer to 
that question but will get back with information on that.  
 

• Ms. Lyons said she had been reading about residents who are impacted with utility cost increases 
by high energy usage date centers. There are subsidies called Special Utility Electrical Rate 
Contracts that various companies enter into. It looks like that can be regulated through a rate tariff, 
through a State Public Utility Commissioners Contract, but are those contracts just between the 
companies, or with residents, or is it controlled by the counties directly? Mr. Smith said the North 
Carolina’s Utilities Commission prevents any local‑only power rate increases, meaning any change 
is spread across the entire system. To further protect residents, large data center companies must 
put down massive security deposits, typically $30–100 million, before a project proceeds. This 
ensures Duke Energy won’t build new infrastructure that becomes a stranded asset if a company 
backs out, and it guarantees only serious, well‑capitalized firms move forward. Overall, these 
financial safeguards help ensure that local taxpayers aren’t burdened with extra costs. 
 

• Ms. Chiosso said she wanted to go back to the conversation of recycled water, she has read that 
PFAS is definitely one of the chemical used when cooling the equipment. Ms. Chiosso said many 
large companies developing data centers operate under nondisclosure agreements with the 
governments they work with, which limits how much information becomes publicly available. She is 
interested in learning more about how these agreements work and what information is being 
withheld as a result. Mr. Smith said nondisclosure agreements are common because data center 
companies operate in highly competitive environments and want to avoid tipping off employees or 
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competitors about potential relocations or expansions. From his experience, the purpose of NDAs 
isn’t to hide information from the public but to protect companies’ strategic decisions while they race 
to select sites and build facilities as quickly as possible. 
 

• Ms. Bell asked more about the security deposits, do the companies get that money back at some 
point later in the future? Mr. Smith clarified that the large security deposits required from data center 
companies is eventually returned to them: a major firm might put down $100 million upfront, and 
once they follow through on their commitments to Duke Energy ensuring the utility’s infrastructure 
investment isn’t left stranded, that deposit is reimbursed over time. 
 

• Chair Roodkowsky thanked Mr. Smith for his input and gave the floor to Mr. Glenn for his 
presentation.  

 
  

2. Receive a presentation from Hunter Glenn regarding data centers, associated uses, and 
potential impacts in Chatham County. 
 

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

• Mr. Glenn said the purpose of the meeting is to review case studies from North Carolina and across 
the country, including insights gathered at the National Planning Conference in Detroit, where two 
data center sessions highlighted why communities pursue these projects. We will discuss examples 
such as Cheyenne, Wyoming, review recent regulatory updates from several North Carolina towns, 
and outline next steps for developing local standards. While no draft ordinance is ready yet, the 
information shared and the board’s discussion will guide the creation of a redlined document for the 
next meeting, covering issues like setbacks, buffers, and audiological studies. 
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• Mr. Glenn concluded his PowerPoint presentation, and the Planning Board had some questions and 
discussion. 
 

• Chair Roodkowsky said the Apple data center is self-sufficient in power which is 30 megawatts and had 
terrific benefits to the community, but we have had discussions of a 750 megawatt facility. Mr. Glenn 
said we do not know who the end user will be here in Chatham, 750 megawatts might be there final 
vision number. That might be what they asked Duke Energy for or maybe they would eventually use 
that amount. Mr. Glenn explains that investment values for data centers can be confusing because a 
project labeled as a “billion‑dollar investment” does not reach that full valuation in its first year. Using 
examples from Lenoir and Maiden, Mr. Glenn notes that even when companies receive significant tax 
breaks, such as 80% off equipment taxes and 50% off property taxes, these facilities still become the 
largest taxpayers in their communities by a wide margin. In Lenoir, Google has never yet reached a full 
billion dollars in taxable value, while Maiden’s data center has now exceeded a billion, but only after 
being in operation since 2009. 
  

• Ms. Garbutt said it seems like our situation may be a lot different than Maiden’s. In Sanford, a drug 
company wants to invest a lot of money into something called a Helix Industrial Center. We in Chatham 
have a lot more opportunities for alternative investments. One thing that is important is, data centers 
get tax breaks, state mandated tax breaks on everything they buy. There is legislation right now that is 
proposed to stop those tax breaks given by the state and if it passes that could be a big benefit. Mr. 
Glenn said that would be a great question for our Tax Department on how we earn funds from what is 
on the inside of the facilities. Chair Roodkowsky said if the equipment purchases are not a steady tax 
stream, then what is the advantage. Ms. Garbutt said Governor Stein and Mr. Phil Berger are both 
interested in looking into this tax break. They are starting to realize it is making North Carolina a target 
for data centers. North Carolina once used major tax incentives to attract data centers, but demand is 
now so high that companies are actively seeking sites without needing those benefits. When evaluating 
a potential data center project, the county must also consider the opportunity cost: if the land and 
utilities were instead used for another type of industry, such as drug manufacturing or another stable 
manufacturing operation, the tax base and economic mix might look different. Ms. Garbutt cautioned 
that if a data center were to consume most of the available water or power, it could discourage other 
industries from locating in the area. 
 

• Ms. Chiosso said many communities near existing data centers have voiced significant concerns, even 
if those issues aren’t always highlighted. In Lenoir, for example, frustration centered less on noise or 
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environmental impacts and more on the fact that Google delivered far fewer jobs than the 230 it had 
committed to under a state grant program, ultimately leading the company to withdraw from the 
incentive agreement. In Cheyenne, residents are now pushing for a 12‑ to 18‑month moratorium while 
officials sort out water, power, environmental impacts, and updated regulations. Ms. Chiosso said that 
complaints, especially about noise, are common across many data center communities, and that 
anyone can easily find these issues reported in local news coverage. She has been monitoring these 
sources, rather than relying solely on information from their town staff.  
 

• Ms. Garbutt said many rural or economically limited counties actively welcome data centers because 
they see them as one of the few industries likely to invest locally, bringing tax revenue without adding 
major costs like new schools or extensive public services. In places like Maiden, a single large facility 
can attract additional businesses and create a sense of economic momentum. By contrast, more 
prosperous or in‑demand towns have a wider range of industries to choose from and are less inclined 
to accept the noise, land use, and infrastructure strain that data centers can bring, making them far less 
enthusiastic about hosting them.  
 

• Mr. Cianciolo said the first question we need to ask is, do we want data centers in Chatham County, is 
that something the public wants? If we do, then what kind of regulations do you create for them? If we 
do not want data centers in Chatham, then what kind of regulations do we create to discourage them? 
We have heard some good things about data centers; they can provide some jobs and increase the tax 
base. For every $1 we take in as taxes, $1.18 is going out and we cannot keep going like that. Are we 
willing to put up with some of the aspects of data centers which may not be the most enjoyable, but can 
we manage those? For example, the close loop water system will produce heat and where is that hot 
air going? Chair Roodkowsky said that is a good way of looking at it, but we need more information to 
make that decision. Mr. Cianciolo said one of his concerns is energy because these companies will sign 
an agreement with Duke Energy and they will guarantee the power, a data center cannot have a 
brownout, so where is the brownout going to occur?  
  

• Vice Chair Frazier said we have discussed sales tax, but we have not discussed property taxes very 
much, it was mentioned that some jurisdictions reduced property taxes, which must have been to 
attract data centers to their area. Mr. Glenn said yes, Google had received some property tax breaks 
and that was an agreement with the county. 
  

• Mr. Smith said it is problematic when a company is willing to layoff many employees, so they have the 
resources to build a data center. Mr. Smith asked what is the oldest data center in the United States 
currently and what happens if they downsize or go out of business because technology changes? Mr. 
Glenn said we can have regulations for discontinuance if or when that might happen, it is called E-
waste. What do we do with all those servers especially if they are replaced every 5 years? This is a 
regulation we should consider.  
 

• Mr. Andrews said one of the greatest challenges as a Planning Department, Planning Board, and the 
community is going to be to define a data center. These AI facilities are massive, and they are going to 
continue to grow, and they are going to continue to get bigger. What if we have a true office building 
with employees, but it is 50% data center, or 30% data center. Retirement communities are going to 
have their own data centers. How are we going to define that? How will it be a heavy industrial use next 
to a retirement community? The technology keeps on changing and even individual homes can have 
their own data centers. Ms. Chiosso said regarding the size people are already thinking about that. Mr. 
Glenn said we might need to have several definitions of what a data center is because they are 
different sizes and have different energy and water uses.  
 

• Chair Roodkowsky said we will move to the public input right now and then discuss the questions we 
have for Duke Energy. 
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 Public Input: 
 

• Ms. Andrea Deyrup of 684 Bradford Rogers Lane said I know a lot of the points that was presented was 
the rosy view. This can provide jobs, money, and taxes and this is great, and they are going to generate 
their own power and recycle the water 37 times. I Googled areas with data centers and every place that 
has a data center, there are people who say property values have gone down and expenses like 
electricity and water has gone up. There is a lot of concerns about the jobs, and this brings up the issue 
that was raised about opportunity costs. We do have a Mega-site, and a data center could be located 
there, but could we have something else that would provide more jobs? It was said that these jobs pay 
in the six figures, I looked and it looks like in Loudoun they are making $48,000 and they are not hiring 
locals. Is there a way we could have an industry at our Mega-site that would employ more people from 
Chatham County and actually bring more to us? The statement that, well, it's going to be 200,000 
gallons of water a day, and a golf course is 400,000 gallons. I did a quick Google search, and I see that 
data centers can use 1 to 5 million gallons of water per day. The average American uses 82 gallons. 
So, let's not compare ourselves to golf courses. Let's compare ourselves to the people who live here in 
Chatham County. My primary concern here is water. We can have them be energy neutral, but we are 
already seeing tremendous pressure on Chatham County with development. Do we have enough water 
for our citizens, for our agriculture? Now we're going to bring in a closed-loop system that someone's 
going to make a lot of money off of. We were told for a billion dollars’ worth of investment, $6 million in 
taxes, that's .06%. So, I don't really feel like we're getting our money's worth out of it. I do not think we 
can have a continuous moratorium, and the question was asked do we want data centers or do we not 
want data centers. If we do want this, what regulations? Use the water use the electricity, we don’t care. 
We don’t need to worry about the residents and the farms here. If we do want to have them, and we 
want to be wise about it, we need to be very careful, and not just saying for the next 5 years, but for the 
next 20 years, what is our water usage going to be? How do we take care of ourselves? We see what's 
unfolding in the Southwest, with these states that are scrabbling over each other, fighting over water, 
not enough water for data centers. 1 to 5 billion gallons of water a day is enough for a town of 50,000 
people, but please do take care of us, that's all I ask. 
 

• Ms. Whitney Schmidt of 239 Henderson Tanyard Road said I am a bit of a data center insider. I have 
been working with data centers for over 10 years. Bank of America is a customer of mine across the 
country, and I handle 76 of their data centers and 386 data centers for QTS. I have handled Amazon 
and I have worked with Blue Ridge Power. In Lenoir, when the Google data center came in, I am 
familiar with the Maiden Center as well. I'll tell you something about that Google data center in Lenoir. 
Do you want to know who did the work? A company called Rosendin Electric, out of San Francisco, 
California, super local. They also did the data center I worked with in Georgia and in South Carolina. 
Rosendin does Google data centers. They can be a little difficult to track because they do not call it a 
Google data center, one was called Project Tulip Flower. I emailed my colleague at Blue Ridge Energy 
while we were in here to see if he would be willing to have his brain picked. I was in a meeting about a 
year ago with NCDOT and a gentleman with NCDEQ and he told me that the Wolfspeed facility uses 
10% of all the available electric power in the state of North Carolina. I also have experience with the 
NCUC, Utilities Commission, sometimes they are here to protect us. One of the things I watch and 
testify on are Duke Energy filings in both North Carolina and South Carolina, and occasionally Indiana. 
Duke Energy raises its rates one way. They put in infrastructure, and then they go to the regulating 
body, this is true of every regulated utility in the country, and they say, it's expensive to be Duke 
Energy, please let us raise our rates, we're doing all of this awesome stuff for all of the people. We're 
doing data centers, and it was expensive. Then the NCUC says, we don't think so, but we can't prove it, 
so fine. This time, raise your rates. If you would like to ask me questions, I'm easy to find. 
 

• Mr. Flint O’Brien of 30125 Porter Drive said electric rates are increasing. It doesn’t matter if data center 
comes to Chatham or not. Chatham County can require the following for large electric load customers. 
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This will reduce some of the need for electric utilities adding more costly generation facilities. The 
facility performs Peak Load Shaving of the building's peak load. The facility participates in Demand 
Response (DR) programs provided by the electric utility to reduce peak system load (i.e., peak load of 
the surrounding region). By participating in DR and building load peak shaving, the facility saves 
significantly on their power bill. Some people say, “Let those data centers go to some other county. We 
don’t want our electric bills to increase.” That’s not how it works. When Duke energy needs to build new 
generation plants, by NC law that cost is shared by all ratepayers. Duke Energy has requested a 
massive rate increase for all customers starting next year. This is due to a projected very large increase 
in energy demand. According to Duke’s projections, data centers account for 80% of this projected 
increase. The massive increase in data centers is due to AI, and the pace of AI infrastructure 
development is only going to increase. I believe this will go on for at least the next few decades. Duke 
Energy can ask a large new load customer to pay for specific transmission and distribution 
infrastructure upgrades, but I don't believe that involves the cost of new generation plants. Demand 
Response (DR) programs work during peak load times to reduce the load demand instead of turning on 
more generation plants to handle the peak load. These DR programs are the same ones where a 
homeowner agrees to let the utility turn down their thermostat or water heater a little during peak load 
times. Electric utilities have to build generation plants to handle the peak load of the system even if 
that peak only occurs for a few days a year. DR programs reduce the need for building more costly 
generation facilities which keeps electric rates from rising. A DR Event request for reducing load at a 
specific time is made ahead of time (5 to 23 hrs.) so a customer has ample notification for planning to 
participate (reduce load) or not. A facility doing Peak Load Shaving or DR can reduce load by not 
turning on all equipment at the same time. Some types of equipment have large load spikes when 
powering up (ex: large HVAC systems). Turning off or turning down equipment. Turn on local power 
generation. This can be wind, solar, batteries, or generators. The best part of DR is that there are only 
a few times during a whole year where the system load is at or near its yearly peak. That is a few dozen 
hours throughout the year. Any local generation only needs to be on for a few hours during a dozen or 
so days per year. By participating in DR or building load peak shaving, the facility saves significantly on 
their power bill. Duke plans to grow generation capacity primarily with natural gas and some nuclear 
power. From 2017 to 2024, nearly two-thirds of the increase in residential bills was due to increasing 
fuel costs, principally natural gas. Natural gas generation is more expensive for customers than solar 
and wind, but Duke Energy makes more profits from building natural gas generation and passes the 
extra cost to customers buy NC law.  

• Ms. Melissa Frey of 738 Castle Rock Farm Road said I am not an expert in any of these things, so my 
comments are on a different level. There is not a citizen of Chatham County here that is in support of 
data centers, and I'm very confident that there's never going to be a citizen here from Chatham County 
that is in support of data centers. I suggest that the Planning Board think about that. This is just another 
example of big money, and their big money networks. None of us are going to benefit from this data 
center. There's nobody in this room dying to hear the buzz they make, or to have light pollution, or a 
brownout, or their well dries up, or the PFAS in the water. Michael Smith mentioned railroads and 
highways, and this is just the next thing that's going to come and make our lives better. That's not true. 
Living near a railroad or a highway is a miserable experience. And living near a data center will be a 
miserable experience as well. This is just another example of capitalism and consumption being sold to 
us as a good thing, when in reality, it's going to destroy our quality of life in one of North Carolina's largely 
agricultural counties. I just ask you to think about those higher level things. What are we getting? I guess 
maybe some property taxes, but it sounds like they get deals on property taxes, so I don't understand 
what this could possibly mean for the citizens of Chatham County. We have been sold this line before, 
like the Education Lottery, what did that do for us? The schools still have bake sales to raise money. 
Wolfspeed, that was supposed to be some great thing. What has that done for us? I'm not sure. It doesn't 
sound like it's bringing jobs for us, to destroy acres and acres of Chatham County farmland for 100 jobs. 
This doesn't seem worth the trade-off. My final comment is, is that I'm a little concerned about why the 
Planning Board meetings are changing locations so regularly. I've attended the last three, and they've all 
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been in a different location. This location has no microphones; I would like the Planning Board meetings 
to be consistent and for everyone to be able to hear all the comments being made.  
 

• Chair Roodkowsky thanked Ms. Frey for her comments and said the Planning Board has been changing 
locations due to the anticipated size of the attendees. We normally have our meetings in the Old 
Agriculture building, but when we anticipate a large group we need to relocate. We try to have meetings 
in either of those two locations, but because this is a special meeting that was scheduled on a different 
date than normal, both of those locations had already been booked with different meetings. It was a 
question of availability. We have tried hard to make sure the acoustics are good enough for everyone to 
hear the discussion. We want to hear from everyone, and we want everyone to hear what is being said. 

 

• Chair Roodkowsky said the Planning Board is a volunteer board of citizens that is an advisor to the 
Board of Commissioners. We don't decide on items; we recommend on large-scale subdivisions and on 
zoning applications to the Board of Commissioners. After going through what the Planning Department 
has prepared and after having looked into these issues ourselves as a board. On the data centers 
topic, the Planning Department's doing a great deal of research, as we've seen, to see what kinds of 
ordinances, if any, we would want for data centers in Chatham County. It is a shared hope for all of us 
that we will make a recommendation to the Board of Commissioners in good time about data centers, 
and if we want them, under what kinds of conditions? That is something that we are all trying to get 
good information about, so that we can make some recommendations to the Board of Commissioners.  
 

• Ms. Lyons said she attended the meeting where the commissioners placed the moratorium on data 

centers, and realized the topic was passed onto the Planning Board, of which we are not data center 

experts. We are all learning and trying to get an education on data centers, it has only been a month 

and a half at this point. There was a person that was attending that commissioner meeting, and he 

seemed very disappointed that the moratorium was being put in place for a whole year. What by-right 

do they have to put in a data center, and do we have any recourse to stop it? If we don’t, because it 

looks like some charges were brought to the commissioners about it, is that true? Mr. Sullivan said yes, 

we are in litigations and cannot comment about it.  

 

 
3. Discussion on Current Concerns and Ongoing Research.  

 

• Chair Roodkowsky said one way of progressing would be to look at the questions we would like to ask 
Duke Energy; we have a lot of concerns regarding energy usage. We had a proposal from someone 
from the public that there could be a possibility of mandating data centers to manage their peak 
capacity depending on what kinds of data centers we are talking about. There are some data centers 
that produce their own electricity, but they are small with only 30 megawatts of power. We also need to 
get a handle on the cooling systems and the water usage besides the energy usage. We also need to 
get an understanding of the tax issues for data centers as well. Right now, we can focus on the Duke 
Energy questions and hope they return answers in writing. We should also keep inviting them to attend 
our meetings.  
 

• Ms. Chiosso said she would ask how many high power transmission lines do they anticipate needing to 
run to a data center, if it is built, coming from the grid and would there be eminent domain taking 
peoples land to create power easements? Mr. Glenn said there already are plans for the Mega-site to 
bring power for VinFast, but it is a good question to ask. Mr. Sullivan asked if substations would be 
required to supply the power to the site. Ms. Chiosso said one of the regulations we looked at 
exempted diesel fuel backup generators from the other requirements concerning noise and pollutants, 
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not that we need to agree to that, but a data center is never going to blackout or brownout. There was 
another regulation where those generators needed to be located in a sound room, so there are options.  

 

• Chair Roodkowsky said we were talking about the increase in energy usage and how much of an 
increase we'd be having in North Carolina due to other reasons such as population growth, or 
increased use of energy for other kinds of reasons, versus data centers. What would be the energy 
growth projections, not counting data centers and then also counting data centers and how would that 
affect rate changes. If we had a different use on the industrial land, what would be the projected use for 
a pharmaceutical facility or other manufacturing companies without a data center? Would we still need 
a rate increase if there were no data centers?  
 

• Mr. Andrews said if you do a deep dive into this topic it is amazing how the average consumer is going 
to be in competition for power. We talk about human health, healthcare being a basic human right, 
there's going to be a time and place where we're going to be talking about access to the power grid 
being a basic human right. It's really an incredible amount of competition. These things are a giant 
power system.  
 

• Chair Roodkowsky said there are two kinds of pressure on Duke Energy due to climate change, one is 
a greater need for air conditioning as the environment heats up and the other is storms like we had last 
year that take out part of the grid.  
 

• Ms. Lyons asked who would have the priorities for power and who would be more susceptible for 
brownouts. Mr. Glenn said that is why data centers want to have their own generators and gas powered 
turbines to provide power if Duke Energy cannot provide it.  
 

• Ms. Bell asked does Duke Energy have any conversations with data centers about managing their peak 
load already? This question was raised by the public input.  
 

• Mr. Cianciolo said if Wolfspeed is using as much energy as the public speaker said, does a data center 
coming into this area preclude additional development in this area? How much energy can come to one 
area? It would be interesting to know how much energy goes into manufacturing, because instead of a 
data center we should be encouraging a pharmaceutical company, but we don’t know how much 
energy they require as well. Chair Roodkowsky said that is similar to my question regarding having a 
data center opposed to having something different on the site. 
  

• Ms. Garbutt said she was looking at the financial impact of data centers and one of the statistics found 
was traditional industrial plants create approximately 25 long-term jobs per megawatt of energy 
consumed, while data centers create fewer than .15 jobs per megawatt of power. A 740 megawatt data 
center would employ about 112 to 150 permanent workers. A traditional manufacturing plant would 
create many more jobs.  
 

• Mr. McLaurin said energy production right now is primarily through fossil fuel. How is Duke Energy 
going to meet their carbon reduction plan goals with the addition of data centers?  

 
Below are the questions generated to ask Duke Energy from the Chatham County Planning Board. 
 
1.  U.S. Department of Energy, Office of Science ranks Chatham County, and most of North Carolina's power 

grid as stressed. What is Duke Energy doing to address that? Furthermore, is the power grid for our industrial 

areas sufficient or constrained?  

2. How does Duke Energy assess whether or not it has the capacity to take on large new customers, 

particularly with regard to the stress our grid is already under. Specificity please.  
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3. How does Duke Energy fund its infrastructure upgrades? Does it pass those upgrade costs along to 

customers, and how? Residents have raised concerns that new data centers will require infrastructure 

upgrades that will be passed along to existing customers.  

3a. Does the expanded use of electricity in general, i.e., residential EV Chargers cause rate increases? Would 

welcome comments on that.  

4. What sort of rate changes has Duke Energy seen in communities it serves with large data centers? 

5. How does a data center project impact electricity rates for residential customers at 0-5 years, 6-10 years, 

11-20 years, and 21 years and beyond (increase vs decrease)? 

6. How does a data center project impact electricity rates for commercial and industrial customers at 0-5 years, 

6-10 years, 11-20 years, and 21 years and beyond (increase vs decrease)? 

7. How will these facilities (data centers) operate during power interruptions (backup generation type, duration, 

testing frequency), and during periods of high demand or grid stress/fragility?  

8. What guarantees are there to make sure current commercial and residential customers will not experience 

disruption in service due to the increased demand of a data center? Which users get priority power? Can Duke 

require a data center to be accountable for its own peak power use through alternative energy sources?  

9. Assuming all of the residential and commercial build-out was not occurring, how long would it take Duke 

Energy to make necessary improvements to the grid? How does the heavy growth in the triangle affect Duke’s 

ability to keep up with demand?  

10. With the proposed rate increases going into effect for residential users, will Duke pay the Solar residents 

more for the power they send back to the grid?  

 
4. Defining Next Steps and Upcoming Meeting Schedule. 

 

• Chair Roodkowsky asked when we would want to schedule the next discussion for the data centers. 
There was some discussion and it was agreed that the June 2, 2026 agenda was light and could add 
data centers to that agenda. Mr. Sullivan suggested an outline or big picture items could be discussed.  
 

• Ms. Lyons encouraged the board members to read the report Mr. Glenn shared about Hildebran and 
the Critical Digital Infrastructure Facility write-up. Also, what Ms. Chiosso sent from the National 
Association of Counties, they had good suggestions for setbacks and architecture. We could list power, 
water, and noise as to what we feel is the most important concerns.  
  

VI. ADJOURNMENT: 

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

meeting was adjourned at 8:41 p.m. 

 

Signed: __________________________________________________/______________  

  Mary Roodkowsky, Chair               Date 

 

Attest:  __________________________________________________/______________  

  Dan Garrett, Clerk to the Board    Date  


