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Chatham County Planning Board Meeting Minutes  

June 2, 2026 
 

 

 
The Chatham County Planning Board met in regular session at the Old Agriculture building 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 
 

 
 

Robert Cox (CCAC) 
Sharon Garbutt (CCAC) 
 

 
Planning Department 
Jason Sullivan, Director, Angela Plummer, Zoning Administrator, 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.  

III. APPROVAL OF AGENDA: 

Approval of the Agenda – Motion made by Mr. Cianciolo to approve the agenda, seconded by Mr. Feher. 

The agenda was approved, 10-0, unanimously.  

IV. APPROVAL OF THE MINUTES: 

Consideration of the April 14, 2026 special meeting minutes and the May 5th regular meeting minutes. 

Minor changes to the proposed minutes. Motion by Ms. Lyons to approve the April 14 minutes and 

seconded by Mr. Smith, the April 14 minutes were approved 10-0, unanimously. Motion made by Mr. 

Cianciolo approve the May 5 minutes and seconded by Ms. Bell, the May 5 minutes were approved 10-0, 

unanimously.  

V. PUBLIC INPUT SESSION: 

 

• Ms. Deborah Sparma of 36 Add Road said I live in the Hickory Mountain area. I come before the Board 

tonight to ask you to consider incorporating a Community Bill of Rights into the new UDO that will take 

effect next year. As you know, this rewrite is one of the most important planning efforts the county has 
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taken on in decades, and it will shape how Chatham grows for a long time. That’s why this is the right 

moment to put our community values clearly on the record. 

Just to be clear, I’m not asking for anything that goes beyond state law or creates new regulatory 

powers. What I’m suggesting is a simple, plain-language statement of the rights residents expect to be 

protected as growth accelerates — a values anchor that helps guide how the UDO is interpreted, 

applied, and communicated to the public. 

Chatham is changing fast. We all see the pressure on water, roads, schools, emergency services, and 

the rural character that people consistently say they want to preserve. A Community Bill of Rights would 

give the Planning Board and staff a consistent lens for evaluating whether a proposal supports the 

long-term health and capacity of the county. 

The core principles are straightforward: 

• The right to clean, safe water, and protection of Jordan Lake, the Cape Fear River, and our local 

streams. 

• The right to responsible growth that doesn’t outpace infrastructure or emergency services. 

• The right to environmental protection, based on sound science and real impact review. 

• The right to public health and safety, including avoiding incompatible land uses. 

• The right to transparency and meaningful public participation. 

• And the right to sustainable infrastructure, where approvals match long-term capacity. 

 

These principles already reflect what’s in the Comprehensive Plan and what you hear from residents at 

nearly every meeting. Including them in the UDO — even as an introductory article or purpose 

statement — would make the ordinance stronger, clearer, and more predictable for everyone. 

So tonight, I’m simply asking the Planning Board to recommend adding a Community Bill of Rights to 

the 2025 UDO. It’s a practical, proactive step to help ensure Chatham grows in a way that protects our 

water, our land, and our quality of life. Thank you for your time and for the work you do. 

 

• Chair Roodkowsky said she believes the board members would agree that kind of proposal is 

something we should discuss and create an update for the UDO. She suggested the board discusses 

this topic of a Community Bill of Rights under Board Discussion Items on the agenda.  

  

VI. ZONING: 

 

1. A quasi-judicial public hearing requested by Margus Properties, LLC and The Towers, LLC for 

a Special Use Permit Wireless Telecommunications tower of 199 ft, on Parcel 65693, located 

at 460 Murchison Rd., Goldston, Gulf Township. 

Ms. Plummer had a brief explanation to the newer board members about the quasi-judicial process and informed them 

that evidence introduced at the public hearing is the only evidence that can be discussed. New evidence cannot be 

introduced at this stage of the process. Ms. Plummer said a quasi-judicial public hearing was held on May 18, 2026. 

Planning staff presented the request. Attorney Tom Johnson for the applicant, presented as well. No other people spoke 

on the request. Ms. Plummer stated they had received comments from the public in support of the new proposed tower. 

Permits for special uses as provided for in the Ordinance may be authorized by the Board of Commissioners in certain 

circumstances and subject to certain procedures as set forth herein. In some zoning districts, certain listed uses are 

permitted only as special uses. 
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In granting a special use permit, the Board of Commissioners shall make the following affirmative findings: 

The use requested is among those listed as an eligible special use in the district in which the subject property is 

located or is to be located. Per Section 10.13 of the Zoning Ordinance, wireless support structures that are less than 

199 ft but greater than 60 ft in height are permitted by special use permit within the R-1 Residential zoning district. 

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

Propagation maps were provided that detail the areas where little access to reliable cellular coverage exists. A new tower 

in this area will help improve access not just from the roadways but extend into surrounding properties to provide better 

coverage in buildings. The proposed tower will be able to house up to four wireless providers with Verizon being the first. 

 

The requested permit will not impair the integrity or character of the surrounding or adjoining areas, and will not 

be detrimental to the health, safety, welfare, or environment of the community. The area surrounding the tower will 

remain wooded except for the area needed for the access road and compound area for the tower base and equipment. 

This is a non-lighted, monopole tower per the applicant. Should the FAA require it, then it would require a strobe as 

required by federal law. An Impact Study was provided concluding that the tower would not affect the value of surrounding 

or adjacent areas. 

 

The requested permit will be consistent with the objectives of the Land Use Plan. The property is located within the 

Rural node of the land use plan. Page 48 states that supporting services are encouraged. Page 137 focuses on the 

development of utilities and urban services to foster high speed internet and other services so that they are available to 

all. The site, which is currently heavily wooded, will remain except for the area needed for the tower and its access, which 

will continue to promote the protection of rural character, which is the secondary goal of chapter four. 

 

Adequate utilities, access roads, storm drainage, recreation, open space, and other necessary facilities have 

been or are being provided consistently with the County’s plans, policies, and regulations. A 20ft wide access 

drive off Murchison Road will be installed for access to the site. The compound area will be fenced and will house all 

equipment cabinets required for the operations of the tower. No other utilities are needed. 

 

Ms. Plummer said under the Zoning Ordinance procedures, the Planning Board may review the proposal for the 

recommendation of approval or denial to the Board of Commissioners. However, Special Use Permits fall under the quasi-

judicial process so no other evidence may be considered outside of the public hearing, but clarifying questions of the 

materials submitted are permissible. 

The Planning Board has up to three meetings to conduct this review. 

The following are recommended conditions of approval: 

Site Specific Conditions 

1. All required permits for development shall be obtained prior to any land disturbing activity. 

2. A building permit shall be obtained and remain valid within two years from the date of this approval or the special 

use permit shall become null and void. 

Standard Site Conditions 

3. 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 or variations must be approved through the Planning Department or other approving 

board before any such changes can take place. These include but are not limited to landscaping, lighting, 

signage, parking, building construction, etc. 

4. All required local, state, or federal permits (i.e., NCDOT commercial driveway permits, NCDWQ, Chatham County 

Land and Water Resources, Environmental Health Division, Building Inspections, Fire Marshal, etc.) shall be 

obtained, if required, and copies submitted to the Planning Department to the initiation of the operation/business. 
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Standard Administrative Conditions: 

5. 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. 

6. Continued Validity – The continued validity and effectiveness of this approval was expressly conditioned upon the 

continued compliance with the plans and conditional listed above. 

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

8. 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. Anthony Bologna an attorney with Williams Mullen Law Firm representing the applicant said the 

proposed project is a 195‑foot monopole cell tower, including a 4‑foot lightning rod, to be located at 460 

Murchison Road on property currently zoned R1, and developed in close coordination with county staff 

following last month’s joint public hearing. Verizon Wireless will serve as the anchor tenant, with 

capacity for three additional carriers such as T‑Mobile or AT&T to co‑locate in the future. The site plan, 

detailed elevation drawings, and photographic simulations showing the tower’s design, height, and 

visual impact from multiple vantage points are included in the submitted materials, illustrating both the 

layout of the compound and how the structure will appear within the southwestern area of Chatham 

County.  

• Mr. Powers asked if this cell tower was one that resembles a tree. Mr. Bologna said those are referred 

to monopines and this tower will not be a monopine, but a monopole tower. 

• Chair Roodkowsky asked if there will be a light at the top of the tower and will there be light at the base 

of the tower. Mr. Bologna said this tower does not require a light at the top due to the height and it is 

not near an airport. There will not be any lights at the base of the tower as well, no lights should be 

interfering with the neighbors or be distracting in anyway. The tower will be fully surrounded by a fence 

so it will not be accessible to the public. The general rule on accessing is that the tower's service or 

maintenance is performed roughly twice a year, so the traffic impact is little to none. 

• Mr. Cianciolo questioned will the cabinet that's going to house the services down at the bottom, will it 

be designed to accommodate any expansion, or if additional carriers add on, will you have to come 

back and build a bigger cabinet? Mr. Bologna said the way that the compound is designed right now is 

housed within the lease area that our client has is designed to have a sufficient size to accommodate 

the four antenna arrays on the tower, and then there's supporting equipment now. So, there will be no 

expansion, it's all designed with future supporting equipment in mind. 

• Mr. Andrews said if this tower becomes obsolete or abandoned, are you required to submit a 

decommission plan, or do you have a decommissioning plan now? Mr. Bologna said typically there are 

rules in the ordinance or ordinances around the state that require abandonment and removal of a 

tower, given a certain time period of inactivity. Ms. Plummer said Chatham does not have anything in 

the ordinance regarding cell tower abandonment, but we do for solar panels. We have yet to have a cell 

tower become abandoned.  

• Ms. Chiosso asked what the acreage of the parcel is and how much of it will be used for the cell tower. 

Ms. Bologna said the parcel is 8.168 acres and the site for the cell tower is 13,700 square feet, so 

about a quarter of an acre.  

• Ms. Lyons clarified that the other spaces on the tower would be leased out to other cell carriers. Mr. 

Bologna said yes, the application includes certification statements confirming that the company will 
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cooperate with other carriers at commercially reasonable rates and maintain positive working 

relationships. Their intention to be a good neighbor, to operate responsibly within Chatham County, and 

to remain open to collaboration with carriers such as AT&T and T‑Mobile whenever opportunities arise. 

 

Motion made by Mr. Smith to recommend approval of the rezoning request, seconded by Mr. Feher. Chair 

Roodkowsky held a vote and the item was approved 10-0, unanimously. 

      

 

2. A legislative general use rezoning requested by EC PROPCO, LLC to rezone Parcels 5377, 

5376, 78264, 5470 from R-1 Residential to Ind-H Heavy Industrial, on 292.288 acres, located 

off Christian Chapel Church Rd., Cape Fear Township. 

 

Ms. Plummer said a public hearing was held on April 20, 2026. Planning staff presented the request and Jody Leidolf 

presented for the applicant, as well as provided a PowerPoint presentation. No one else signed up to speak on the matter. 

When considering general use rezoning, all uses listed in Section 10.13 of the Chatham County Zoning Ordinance listed 

under the proposed zoning classification are permitted by right or require a special use permit.  

Uses listed as SUP3 are permitted uses by right if connected to public water and sanitary sewer. However, due to 

possible limitations such as wastewater capacity, access to public utilities, built upon area limits, etc., not all uses are 

feasible. 

The Planning Board discussed this item during their meeting on May 5, 2026. There was discussion about the types of 

uses that could potentially be located on a Heavy Industrially zoned property. More specifically, conversation about data 

centers although an end-user has not been identified at this time. 

There was discussion about a residential subdivision to which the applicant explained that does nothing to increase the 

economic viability or diversify the residential tax base. This area is within an Employment Center node of the Moncure 

land use plan which supports the need for non-residential development. It was asked by the applicant why they didn’t 

apply for a Light Industrial zoning classification to which the representative stated based on their discussions with 

potential end-users that the preference for Heavy Industrial would allow for better options to market the property. The 

Board was reminded that just because a use is listed as “P” Permitted in the Zoning Ordinance, doesn’t mean they the 

use will ultimately be viable for a particular site. There are still built upon area (BUA) limitations, access to water and 

sewer, suitable soils for septic systems, etc. The Planning Board voted 7-3 to postpone their recommendation until the 

June 2, 2026 next regular meeting. 

Ms. Plummer said the Planning Board has up to two (2) meetings in which to make a recommendation to approve or deny 

to the Board of Commissioners. The first meeting was postponed until June 2, 2026. 

Should the recommendation be to approve, a proposed consistency statement has been provided for your consideration: 

• The rezoning of Parcels 5377, 5376, 78264, and 5470 is consistent with Plan Moncure by being located within an 

Employment Center node. Industrial development is encouraged in the areas south of US 1 and it is in close 

proximity to other Heavy Industrial zoning districts.  

 

• Mr. Jody Leidolf representing the Holmes and Keller families said the request is to rezone 292 acres on 

Christian Chapel Church Road from R1 to Heavy Industrial and aligns with the Plan Moncure/Recode 

Chatham Small Area Plan and is supported by existing infrastructure improvements, including NCDOT 

upgrades for truck traffic, a new diamond interchange at Route 1, and prior utility investments that 

make the site essentially shovel‑ready. Mr. Leidolf said all due diligence has been conducted such as 

wetlands mapping, endangered species review, soil studies, and borings have already been completed, 
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and now zoning must precede securing a specific user. Mr. Leidolf outlined Moncure’s long industrial 

history, from early river‑based trade and coal mining to rail expansion, power generation, chemical 

manufacturing, and the major 2018 TIP West rezoning, showing that heavy industry has long shaped 

the region’s economy. Mr. Leidolf described surrounding land uses, highlighting that the site is bordered 

largely by Duke Energy properties, industrial operations, and recreation areas, with no adjacent 

residential development. Economic development data from the Chatham EDC and the state were 

presented to show that most prospects seek manufacturing or assembly sites and that recent rezonings 

across North Carolina focus on sectors such as pharmaceuticals, biotech, aerospace, defense, steel, 

and heavy equipment. Mr. Leidolf also noted that high‑value industries like energy, automotive, and 

biotech offer strong tax‑base growth and high‑wage employment, and that modern heavy and light 

industrial buildings often appear similar in form. Finally, Mr. Leidolf summarized a review of all heavy 

industrial uses in the zoning ordinance, highlighting which require special use permits, and stressed 

that even with a general‑use rezoning, any future project would likely return for a special use permit to 

define the specific use, buffers, environmental protections, stormwater management, and utility needs. 

Mr. Leidolf thanked the Planning Board and said he is available for any questions they might have.  

• Mr. Smith clarified historical details about the Moncure area, explaining that although nearby regions 

once had as many as 22 mines producing coal, gold, or silver, there were no actual coal mines in 

Moncure itself. Mr. Smith referenced the book “Lost Town at the Headwaters of the Cape Fear” (2002), 

which documents this history and notes that early attempts to develop the area for mining were 

abandoned because workers encountered a hard geological layer and lacked the equipment needed to 

continue. As a result, the community shifted its focus toward brick production.  

• Chair Roodkowsky asked for a motion so the board can discuss this rezoning request.  

 

 

Motion made by Mr. Powers to recommend approval of the rezoning request, seconded by Mr. Cianciolo. 

 

• Ms. Chiosso expressed concern that Moncure is not just an industrial zone but a community where 

many people live and are already exposed to significant air and water pollution, particularly in Gulf 

Creek. She argued that approving heavy industrial zoning without fully understanding how multiple 

pollutants might interact is risky, especially given the wide range of potentially harmful uses allowed 

under heavy industrial such as asphalt plants, battery manufacturing, flammable liquid storage, waste 

incineration, gas processing, plastics production, and other operations that could generate smoke, 

fumes, noise, or dust. She noted that some of the most concerning uses would require special use 

permits, but others fall under a vague “heavy manufacturing, other” category that could include 

activities detrimental to public health and safety. Because of these unknowns and the existing 

environmental burdens on residents, she said she is reluctant to support a heavy industrial rezoning 

and would prefer to see light industrial uses instead, even though that option is not currently before the 

board. Mr. Smith said right now we have a lot of unanswered questions about what is actually going to 

be at the TIP site right now. There are people that live on the road that goes to the TIP West site and a 

couple new neighborhoods have been built along Old US 1.  

• Chair Roodkowsky questioned the broader planning strategy behind industrial growth in Chatham 

County, asking whether it is wiser, both for tax‑base expansion and long‑term land‑use efficiency, to 

concentrate industry, including heavy industry, within a single established area rather than dispersing it 

across the county. She noted that industries often prefer to cluster near one another, which can create 

economic advantages, but emphasized that the core issue is determining which approach, 

concentration, or dispersion. Ms. Chiosso said she does not support bringing additional heavy industry 
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into Chatham County, especially into Moncure, which she described as a long‑standing, close‑knit 

community rather than a sacrifice zone for polluting uses. Many heavy industrial operations, such as 

asphalt plants and other high‑pollution facilities are not the kinds of neighbors anyone would want to 

live beside, and she does not believe Moncure residents should be forced to bear those burdens. 

Having lived in the county for more than 50 years, she stressed that while heavy industry may not be 

welcomed anywhere else in Chatham, there are cleaner types of manufacturing and many 

light‑industrial uses that could still provide jobs without adding significant pollution. In her view, the 

county should focus on job‑creating industries that do not worsen environmental impacts, rather than 

pursuing heavy industrial growth. 

• Mr. Cianciolo said labeling all heavy industrial uses as inherently polluting is too limiting and does not 

reflect the full range of possibilities within that zoning category. Industries that appear clean, such as 

pharmaceutical facilities, still produce wastewater or emissions that must be evaluated, meaning each 

proposal should be judged on its specific impacts rather than dismissed upfront. When a project comes 

forward, the county can and should scrutinize how it will manage pollution, air quality, and other 

environmental concerns. Refusing to consider anything beyond light industrial would unnecessarily 

restrict both developers and the county’s broader economic development opportunities. 

• Mr. Andrews said the zoning designation itself plays a major role in determining what kinds of industries 

the county can realistically attract. He explained that many potential developers are unwilling to pursue 

a site that requires a two‑step process, first rezoning, then a special use permit, because it adds 

uncertainty and makes the project feel like a fight from the outset. In contrast, if the land is already 

zoned Heavy Industrial, companies are far more willing to go through the special use permit process, 

which they view as a normal and manageable step. He added that the site fits the existing industrial 

pattern of the surrounding area and noted that, according to the site plan, there are no immediately 

adjoining residential neighborhoods, even though some Moncure residents may still have concerns. 

• Mr. Smith said people often commute long distances for work, a residential build‑out on the site could 

also support nearby industries. However, any industrial development must be approached with far 

greater environmental oversight, pointing out that 700,000 people rely on the Cape Fear River for 

drinking water. He cited the example of water pollution that occurred downstream when VinFast began 

clearing land, arguing that this demonstrates the need for stronger monitoring and more thorough due 

diligence before moving forward with any new project. 

• Ms. Lyons noted that due diligence would still occur later in the process through the required special 

use permit, meaning that approving a heavy industrial rezoning would not be the final step or the end of 

oversight. Ms. Lyons asked for clarification about why the applicant had not pursued residential 

development instead. She recalled that the applicant previously stated there was no market draw for a 

residential neighborhood on the site and asked him to elaborate on that reasoning. Mr. Leidolf 

explained that no residential builders ever approached them with interest in purchasing the property for 

an R-1 subdivision, and their own site analysis did not support residential development as a viable 

option. As a landscape architect and planner, he described how his team thoroughly studied the land 

wetlands, environmental conditions, and regional context before considering potential uses, and their 

evaluation, combined with guidance from Chatham County and the EDC, pointed toward the need for 

economic diversification and job‑creating industries rather than new housing. According to EDC data, 

each new resident costs the county money, whereas industrial development strengthens the tax base, 

and he added that co‑locating employment near existing communities can reduce truck traffic and 

improve sustainability. Ultimately, residential development did not meet their criteria, nor did they 

receive any builder interest, which reinforced their conclusion that industrial use was the more 

appropriate and feasible direction for the site. 
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• Ms. Lyons asked if Mr. Leidolf could explain about the pipeline that is going through the middle of the 

project. Mr. Leidolf explained that a high‑pressure Dixie propane transmission line runs directly through 

the property, splitting it in half, and because it is a major interstate line serving the entire eastern 

seaboard down to Louisiana, it cannot be tapped or used as an on‑site alternative energy source. He 

noted that although it might seem appealing to explore it for energy purposes, the nature of the line 

makes it inaccessible for any such use. Mr. Leidolf explained that part of the property has been in the 

family for more than 30 years, while the remaining portion was purchased from Dixie Propane, which 

had held the land to use its soil for maintaining and areas along the propane pipeline that crosses the 

site.  

• Mr. Powers explained that he lives close to the proposed site and has spoken with many friends and 

neighbors who overwhelmingly want more local job opportunities, even as they remain wary of 

pollution. He acknowledged past environmental concerns, such as coal ash issues, and while the coal 

ash facility is not currently leaking, its long‑term future is uncertain. Ultimately, Mr. Powers plans to vote 

in favor of the rezoning because he believes it will benefit the community, and he hopes he can 

confidently tell his neighbors that the decision led to responsible development that people can support. 

• Ms. Bell said she is a new Planning Board member and asked if staff could explain the special use 

permit process. Mr. Sullivan explained that special use permits are governed by state law and are 

handled through a quasi‑judicial process, which is much more formal and evidence‑based than a 

standard rezoning hearing. Unlike legislative rezonings where community members can contact 

commissioners or Planning Board members outside the meeting, special use permits require that all 

information used in the decision be presented only during the public hearing, similar to a court 

proceeding. He outlined the steps involved: a community meeting, review by the Environmental Review 

Advisory Committee for projects over 10 acres, preparation of an environmental impact assessment, 

and full public notification, including posting the property and mailing letters to nearby owners. All 

evidence is entered into the official record and becomes the basis for the commissioners’ decision, 

making the process more structured but also more protective of community and environmental 

concerns.  

• Ms. Chiosso said who can speak at the public hearings is restricted as well, she was at a public hearing 

for an asphalt plant and was not allow to speak even though she was the chair of the Environmental 

Review Advisory Committee and wanted to speak on the Environmental Impact Assessment. Mr. 

Sullivan said that was a unique situation and an issue of objections. That is the first time we have seen 

that type of opposition from an attorney, usually people are allowed to speak without objections to the 

participation. Mr. Sullivan explained that the upcoming UDO eliminates the use of new special use 

permits entirely, shifting all future projects that would have required them into a standard legislative 

rezoning process called conditional district rezoning. Existing special use permits would still remain 

valid and could be modified, but the county’s goal is to move away from the quasi‑judicial model 

because it is cumbersome, legally restrictive, and inconsistent with how the county wants to manage 

development. Ms. Chiosso said learning the UDO will eliminate new special use permits makes her 

even more uneasy about rezoning the property to Heavy Industrial, because any future project on the 

site would likely require a special use permit, and she does not expect the UDO to be implemented 

within the next year. 

• Chair Roodkowsky sought clarification on whether the Heavy Industrial zoning being discussed 

includes any uses that would be allowed by right. If a use requires a special use permit, there is no 

automatic approval or loophole, meaning the county is not obligated to grant approval simply because 

the zoning is in place. She wanted confirmation that nothing in the proposed zoning would bypass that 

requirement. Mr. Sullivan said some uses are allowed by right in the Tri‑River service area if they 

connect to public water and sewer, because the Board of Commissioners previously approved that 

approach when they were trying to incentivize certain industries to locate at the TIP (mega‑site). In 
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other words, while most heavy‑industrial uses would require a special use permit, a limited set of uses 

tied to public utilities in that specific service district can bypass the special‑use process because of 

earlier policy decisions made to attract targeted economic development.  

• Ms. Lyons asked if we were to recommend approval of this as heavy industrial now and then if the UDO 

is implemented would they not be required to go through the special use permit process then? Mr. 

Sullivan said if the UDO were to be implemented and they wanted to have a heavy industrial use that is 

not by right, then they would be required to go through the conditional district rezoning process. Mr. 

Smith said by right has its limitations and we do need to look into a community bill of rights, because by 

right should not be the be-all end-all.  

• Chair Roodkowsky laid out the competing considerations around whether the area should be zoned for 

heavy industrial use. The land hasn’t attracted interest for residential (R-1) or light industrial 

development, but there has been some interest from heavy‑industry users, which could bring jobs. At 

the same time, she acknowledges the community’s strong concerns about pollution and environmental 

impact from heavy industry. Also, if the UDO is not implemented, then certain heavy‑industrial uses 

could become by right as long as water and sewer are available, meaning they wouldn’t need a 

special‑use permit. With the UDO in place, however, the county would retain more control through the 

conditional use permit process. 

• There was some board discussion about table of uses in heavy industrial that could be by right with or 

without water and sewer. Ms. Bell asked if the applicant could pay to have water and sewer brought to 

the site. Mr. Sullivan said yes, it would be very expensive, and they would have to also get approval 

from Tri-River as well.  

 

• Chair Roodkowsky asked the board if they were ready to vote on this item and said this is for a 

rezoning of Parcels 5377, 5376, 78264, and 5470 is consistent with Plan Moncure by being located 

within an Employment Center node. Industrial development is encouraged in the areas south of US 1 

and it is in close proximity to other Heavy Industrial zoning districts. 

Chair Roodkowsky held a vote and the proposed rezoning item was recommended for approval with a vote of 

6-4, opposed by Ms. Chiosso, Mr. Smith, Ms. Bell, and Ms. Lyons. 

 

• Chair Roodkowsky said there is a consistency statement, and it is written as, “the rezoning of Parcels 

5377, 5376, 78264, and 5470 is consistent with Plan Moncure by being located within an Employment 

Center node. Industrial development is encouraged in the areas south of US 1 and it is in close 

proximity to other Heavy Industrial zoning districts.”  

 

Chair Roodkowsky held a vote and the consistency statement was recommended for approval with a vote of 6-

4, opposed by Ms. Chiosso, Mr. Smith, Ms. Bell, and Ms. Lyons. 

 

VII. BOARD MEMBERS ITEMS: 

 

1. Discuss data centers, associated uses, and potential impacts in Chatham County. 

• Mr. Sullivan said the Planning Board has had two special meetings regarding data centers and their impact on 

Chatham County. Now is the time to develop an outline of suggested regulatory updates and best practices for 

the Zoning Ordinance. Staff has provided a document that each member can work on individually. Board 

Members should use the knowledge gained from these meetings, staff reports and other documents, and other 
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information they have gathered to add their suggested regulations to the outline document. The document has 

notes from planning staff suggesting where to find applicable information and which model ordinances to use as 

guidance for certain regulatory areas. For instance, noise regulations from Sanford and Lee County would be a 

starting point for this topic, while Loudoun County has optimal noise mitigation development standard. It is 

important to remember that this outline document can be aspirational. For instance, if there was no general 

statute prohibiting a regulation, what would be the ideal standard for Chatham County? However, board members 

should also enter this exercise knowing there are currently statutory impediments to many types of land use 

regulations in North Carolina. Staff will compile the aspirational document for the County Attorney to review. 

At this point, Planning Staff is suggesting that each member wishing to contribute to the regulatory updates of the 

Zoning Ordinance should make their own edits to the outline document and/or discuss them during the meeting. 

Those edits should then be sent to Dan Garrett and/or Hunter Glenn. Members of the Climate Change Advisory 

Committee will also receive the outline and can submit regulatory suggestions. Mr. Glenn will then compile a 

document to be reviewed by the County Attorney. The list of regulatory updates and development best practices 

will be compiled by Mr. Glenn and then reviewed at the July 7th Planning Board meeting. This keeps the 

moratorium timeline intact and gives the BOC enough time to consider the text amendments in the proper 

legislative process. Discuss the outline document. Each member, wishing to participate, should then fill out the 

outline with the information they think pertinent and applicable. 

• Vice Chair Frazier said Mr. Glenn is looking for this board to provide reactions to the outline he had sent us. 

Because he would like this completed before the July meeting we should have a deadline for our comments. 

There was some discussion and it was agreed that the Planning Board members would provide their comments to 

Mr. Glenn no later than June 25th. Mr. Sullivan reminded the board members not to think about SB382, but rather 

what they would like to see in the standards, and we will have the County Attorney determine what is legal and 

what is not. 

• Mr. Sullivan said there has been some discussion with Enbridge Gas North Carolina (EGNC) regarding the 

proposed gas pipeline, and whether or not it is factoring into possible data center development. County staff 

recently met with Enbridge representatives to address a growing list of questions coming from multiple 

departments, including Cooperative Extension, the Sheriff’s Office, and Environmental Quality, but there are still 

more uncertainties than answers. Enbridge has agreed to present information directly to the Board of 

Commissioners, and Mr. Sullivan plans to connect them with the board clerk to arrange that. For now, he says 

there is limited information available, and it remains unclear whether the Enbridge situation is influencing any 

discussions about the data center. Enbridge is proposing a 28‑mile intrastate natural gas pipeline running from 

the US‑64/US‑421 area down to Old US‑1 in Moncure. The line would be a 12‑inch‑diameter pipe buried about 

three feet deep, and the project would require a continuous 50‑foot‑wide right‑of‑way along the entire route. As 

this board reviews ordinance amendments for data centers, take a broad look at what zoning standards should 

apply, including aspects related to energy use and consumption. Some of those considerations may overlap with 

issues raised in the Climate Change Advisory Committee’s (CCAC) report. 

 

• Chair Roodkowsky opened this item to a public input session. 

 

Public Input: 

• Ms. Melissa Frey of 738 Castle Rock Farm Road said hello Planning Board members, there is a 

rezoning request on the agenda again tonight. I urge you to not entertain rezoning requests. The county 

is in a limbo state with implementation of the Unified Development Ordinance being blocked by current 

legislation and NC Homebuilders Association lobbying money at the state level. If zoning is to have any 

meaning, we must at least uphold the designations currently in place. Zoning can’t be changed by 

request of residential and commercial developers. If zoning can consistently be changed by request, 

than what is its purpose? Please consider this as you discuss your recommendations.  

Data centers. Contrary to what we were disingenuously told by a Chatham County employee at the last 

special Planning Board meeting regarding data centers, it is very easy to find large groups of people 
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complaining about and opposing data centers. In fact, data center opposition is big national news. 

Foreign actors and resources have allegedly been linked to the anti-AI movement across the country. 

It’s being suggested that places like China want these internal resistance movements to prevail so that 

they instead can win the AI-Technology race, conveniently making it un-American, even extremist, to 

oppose these data centers in our communities. Whether true or not, this is all distraction. I am a 

daughter of the American Revolution, my ancestors fought for the creation of this independent republic, 

the resulting constitution and the federalist papers live on my coffee table, and an American flag is 

permanently installed on my property. Our government’s effectiveness, at many levels, has been 

deeply impaired for decades, if not longer, but I love my country and its potential to live up to its ideals 

on every new day. My patriotism manifests in wanting to preserve this beautiful land, in facilitating as 

many people as possible connecting with the land and taking spiritual and physical sustenance directly 

from it. My patriotism stands against all attempts at winning a race to a dystopian hell. And that is 

where the proliferation of AI and its infrastructure leads us. 

Our EDC director erroneously touted jobs in his sales pitch for data centers. Less than 100 unattractive 

jobs are created by these facilities. And the AI industry leaders themselves say that AI is going to 

eliminate up to 50% of white collar jobs in 5 years, making these centers and AI in general decided 

NOT about job creation. These centers are the machinations of the satanic pedophile class, excuse me 

the “elites.” They are enormous surveillance systems that allow them to harvest and store data, and 

most concerning, to manipulate data and personal information for only their own extreme social and 

financial benefit. The AI industry is an existential threat to our humanness, our divinely bestowed 

autonomy, thoughtfulness, and creativity. Remember when we were told to “go paperless” to save the 

trees. Well, we did it, we went paperless and now we have digital data centers destroying open spaces, 

forest, and agricultural lands across the country. These buzzing centers of light and water pollution and 

obscene energy use are not good for us, the residents of Chatham County, not physically, not 

spiritually, not economically and not aesthetically. I urge this board to craft very restrictive ordinances in 

order to actively deter the creation of these behemoths in our midst. Or, perhaps best of all, craft a 

county-wide referendum to allow voters to directly decide the fate of data centers. Ms. Frey thanked the 

board. 

 

• Ms. Melisa Semenov of 1389 Hadley Mill Road said good evening. My name is Melisa Semenov and l 

am a long-time property owner and resident of Hickory Mountain Township. am here tonight to oppose 

the approval of data center development in Chatham County and to be direct about what I believe it 

actually leads to, the Enbridge pipeline. Data centers require massive uninterrupted power and water. 

They are by their nature industrial scale facilities. And the infrastructure required to serve them 

including high capacity natural gas pipelines like the one Enbridge has proposed follows the 

development. You don't get one without the other. Approving data centers here is not an isolated land 

use decision. It is the first domino. I want to talk about the Future Land Use Plan. because it matters. 

That plan was developed with community input. It reflects what Chatham County residents said they 

wanted and what they said they did not want. The areas being targeted for this development are 

designated agricultural. That designation exists for a reason. It protects working farms, rural character. 

groundwater recharge areas. and the quality of life that generations of families have built here. Allowing 

data centers in agricultural zones is not a minor variance, it is a fundamental breach of the plan's intent. 

And once that breach is made, it cannot be unbroken. High-density industrial development follows 

infrastructure; infrastructure follows the first approval. This board will not be able to hold the line later if 

it does hold it now.  

I have watched what happened with water infrastructure in this county. I have watched developments 

approved on the assumption that capacity would appear and then watched residents bear the 

consequences when it didn't. Data centers consume extraordinary amounts of water for cooling, in 
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addition to their power demands. We do not have unlimited resources to offer them. What we have is a 

finite aquifer. A Haw River already carrying PFAS contamination. and a transmission system that is 

already strained. I am asking this board to uphold the Future Land Use Plan as written. Agricultural land 

should remain agricultural. Industrial-scale development regardless of how it is branded does not 

belong in our rural townships. And a pipeline to serve that development does not belong in our 

backyard. The people of Chatham County did not come to public meetings and share their vision for 

this county so that it could be set aside when a corporation finds our land convenient. Please vote no 

on data center approvals that would put us on this path. Protect the plan. Protect the land. And protect 

what makes Chatham County worth fighting for. Ms. Semenov thanked the board.  

 

• Chair Roodkowsky thanked everyone for sharing their concerns and says the next step is to review the 

outline that was included in their meeting packet. She agrees with Mr. Sullivan that the group use the 

document in our handout to start identifying ways ordinances could manage or restrict data centers, 

emphasizing that they need to begin getting more specific in how we approach this issue. When 

considering zoning ordinance changes, the focus shouldn’t be limited to data centers alone but should 

also include any large industrial users of land, energy, or water. She notes that the document they’re 

reviewing reflects this broader scope. Chair Roodkowsky raised the need to clarify definitions whether 

they are regulating data centers specifically, including cryptocurrency mining, addressing AI‑related 

facilities, or creating a category that covers all such high‑demand operations so they can determine 

how these uses should be managed or restricted through zoning.  

• Ms. Lyons said her understanding is that Mr. Glenn prefers keeping the broader category of “critical 

digital infrastructure facility” and then listing specific types of operations beneath it such as 

cryptocurrency mining, similar to the approach suggested by Hildenbran. We can add sub‑bullets under 

that section to clarify what is included. Ms. Chiosso said we will all be submitting our ideas and 

comments to Mr. Glenn so he can compile them and place them within this outline. We were given 

ordinances from several places around the country, some more welcoming than others, but places like 

Hildebran has more restrictive ordinances protecting the people, water, and energy use.  

• Vice Chair Frazier said the board started from a relatively strong position because data centers are 

already limited to heavy industrial zones in the county. This significantly reduces many of the problems 

seen in places like Loudoun County, Virginia, where data centers sit close to residential areas. Since 

Chatham’s facilities are confined to heavy industrial districts, he believes many of those 

residential‑adjacency concerns don’t apply in the same way here. Ms. Chiosso said an applicant can 

always ask for a rezoning request to heavy industrial. Ms. Lyons expressed her concern to keep data 

centers as a heavy industrial use only, not light industrial. Vice Chair Frazier said one of the key 

questions is how the county should approach regulating data centers, whether to rely on traditional 

zoning that keeps them in industrial districts or to consider an overlay district, which could allow them in 

more places. Keeping data centers within the heavy industrial zone seems like the better approach and 

noted that this is already where they are currently allowed. 

• Ms. Bell said as they review potential updates, it’s clear there are gaps in the current heavy‑industrial 

zoning standards, especially around issues like noise, which are still treated mainly as general 

nuisances rather than industrial impacts. There are opportunities to strengthen and modernize those 

requirements. She’s also interested in exploring conditional district rezoning as an alternative to 

special‑use permits, noting that without the UDO in effect, the county has limited control over large 

projects. With major sites like the megasite already having water and power available, she thinks they 

need to consider tools that give the county more leverage, especially given uncertainty about what new 

ordinances can pass in the current political climate. 
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• Ms. Lyons asks for clarification on the county’s noise regulations, saying she can only find Chapter 92 

and noting that the rules seem unclear and outdated. Mr. Sullivan explains that, in addition to zoning 

language, the county has a separate noise ordinance, and he will send the link to that ordinance. He 

adds that the ordinance is highly technical and that Planning staff lack expertise in noise standards, so 

he has asked the County Manager about hiring an outside consultant to review it, especially to 

understand how it should apply to data centers. Ms. Lyons then shared what she has learned from her 

own research, emphasizing the need to define dBA, dBC, and overall sound pressure levels (FPL), 

since low‑frequency noise can be felt even when not heard and can affect health. She also noted that 

the county’s current allowable noise level appears to be as high as 80 decibels, which she believes is 

far too high compared to places like Hildebran, which uses 65 decibels and specifies the measurement 

type. Ms. Lyons said once the county updates its rules, they’ll need to formally codify the noise 

standards, because right now the only regulations she can locate are the basic noise provisions in the 

existing ordinance, which don’t provide the level of detail they’ll ultimately need. 

• Mr. Powers asks whether it’s appropriate to require community‑benefit commitments through an 

ordinance or whether that should be handled some other way. If a data center project were to move 

forward, the county could stipulate that the company provide something beneficial to the community, 

but it is unclear whether that belongs in zoning rules or should instead be left to the commissioners to 

negotiate as part of any development deal. Mr. Sullivan said it would be better not codified because the 

standards that you impose through zoning should be based on the use of the property. It would be 

better is a need was more directly linked to the land use, rather than build a park. We could have 

something where the land use cannot be approved unless you provide x, y, and z service, which could 

be more legally defensible.  

• Chair Roodkowsky said she had previously raised a similar idea, that because data centers consume 

enormous amounts of electricity and can drive up local electric rates, the county should explore ways 

for them to offset that impact. Possibilities like requiring companies to help subsidize solar panels for 

county buildings or even for nearby residents. It is not clear how this requirement could be implemented 

legally, but it directly addresses one of the core problems associated with data centers. Ms. Chiosso 

said data centers can drive up electricity demand, any resulting rate increases would be felt broadly 

across the entire region served by the utility not just within the county where a data center is built. 

Although higher rates disproportionately affect lower‑income households, that impact would be spread 

across many counties in North and South Carolina, not concentrated only where the facility is located.  

• Mr. Powers suggests that the county could require a data center to support workforce training, for 

example, by helping create programs at the community college or even in local high schools to prepare 

people for the jobs the facility might offer. How many jobs a data center would create vary, but at a 

minimum the company could help train local residents, so they’re qualified to work there.  

• Vice Chair Frazier explains that state rules prevent new customers, including data centers, from 

reducing the reliability or availability of electricity for existing customers, though those rules don’t 

address rising costs. Some sources recommend prohibiting cost‑shifting by requiring data centers to 

invest in community renewable energy or meet strict efficiency standards, though it’s unclear how such 

requirements would work in practice with Duke Energy. He also raises the possibility of requiring data 

centers to generate their own electricity, which could prevent rate impacts and potentially be cleaner 

than other options, and he questions whether the county should consider making that a requirement.  

• Ms. Chiosso warns that requiring data centers to generate their own power could lead to serious and 

unwanted consequences, pointing out that around the country such requirements have resulted in 

pipelines being built across private land, new gas plants, nuclear facilities, or even reopened coal plants 

to supply energy. She does not want a gas pipeline crossing her property or nuclear facility built to 

serve a data center. Vice Chair Frazier said roughly 30% of data centers nationwide already generate 
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their own power, and about 75% of that on‑site generation comes from natural gas. Some board 

members say this approach can create significant environmental and community concerns.  

• Mr. Sullivan said there is a Senate Bill 730, the Ratepayer Protection Act, is currently moving through 

the legislature. He will share the link with the board. Although the bill is framed around protecting 

ratepayers, it also contains significant provisions related to data centers.  

• Mr. Robert Cox the Chair of the CCAC said that the Climate Change Advisory Committee has provided 

a technical report, written by physicists and other experts, which addresses many of the concerns 

raised about data centers, including energy demand, climate impacts, noise, and water use. He 

stresses that the proposed facility’s projected 750 megawatt load is unprecedented and would strain 

Duke Energy’s system, requiring extensive backup power similar to Loudoun County, where more than 

100 jet‑engine‑like turbines create extreme noise. He warns that the resulting CO₂ and methane 

emissions conflict with the county’s climate goals and notes that water consumption is another major 

issue. He urges the group to read the report carefully once distributed. 

• There was some board discussion on how a closed‑loop water‑cooling system in a data center would 

manage heat, noting that while it minimizes water use, the heat still must be released, typically into the 

atmosphere. They consider geothermal cooling as an alternative, explaining that it uses the earth’s 

stable underground temperature as a heat exchanger by circulating water through the ground rather 

than discharging it into an aquifer. Geothermal systems can provide both heating and cooling 

depending on system design, and that the earth’s roughly 55‑degree temperature can be used to 

dissipate heat efficiently. 

• Ms. Chiosso said that several ordinances they reviewed include specific requirements for electrical 

disconnection switch designed to prevent surrounding communities from suddenly losing power. This is 

considered an important protection and suggests the board ensure it’s included whether as its own item 

or incorporated under an existing category when drafting their recommendations. 

• Mr. Andrews says he agrees with other board members that power demand, noise, and water use are 

major issues with data centers, but he questions how a single county can realistically address such a 

complex topic through its own ordinances. North Carolina is actively competing for data centers, the 

region has a highly educated workforce, and industrial land sits near major universities, so the state 

clearly sees these facilities as important. The scale and regional impact of data center energy demand 

go far beyond what a county Planning Board can manage. We should report our concerns to the 

commissioners, but we also need leadership from Raleigh, including a statewide plan, because the 

intricacies and consequences extend well beyond Chatham County’s authority or expertise.  

• Chair Roodkowsky said we are balancing several competing realities: members of the public who 

strongly oppose data centers, commissioners who enacted a moratorium and want guidance, and the 

fact that North Carolina is actively pursuing data center development. The technical issues involved go 

far beyond what lay board members can fully resolve, yet the board still has a duty to identify the key 

issues that must be addressed to protect residents and the environment if data centers are ever 

considered in Chatham County. Our role is to highlight the major concerns and send those to the 

commissioners, who will ultimately decide whether data centers should be allowed and under what 

conditions, ideally with additional support and direction from the state legislature, given the complexity 

and statewide implications of the issue. 

• Ms. Chiosso said the commissioners are not asking the Planning Board to decide whether Chatham 

County should have data centers at all; they are asking for advice on what standards should apply if 

data centers are allowed. This distinction matters for how the board approaches this work. Towns like 

Maiden and Hildebran, North Carolina, have already developed extensive data center standards, 
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showing that strong, detailed regulations are possible and that Chatham County does not need to start 

from scratch. Mr. Smith said despite what we do as a board we will have a lot of public pushback.  

• Chair Roodkowsky said the board’s task is to determine whether there are standards or mitigation 

measures that could meaningfully address the many concerns residents have raised about data 

centers, even though some members of the public oppose them outright. Our role as identifying the key 

issues that must be met, protections for the community, the environment, and other impacts, and then 

recommending both those concerns and potential standards to the commissioners. Many other 

jurisdictions have already developed models the county can learn from, and our job is to draw on that 

existing experience to outline what conditions would be necessary if data centers were ever allowed in 

Chatham County. 

• Mr. Sullivan reminds the board that, despite the complexity and uncertainty surrounding data center 

regulation, the county already has a useful tool in Section 17.9 of the zoning ordinance, which was 

originally developed during the fracking moratorium. He explains that environmental attorney Glenn 

Dunn helped craft the idea of a “special study” requirement, giving the county regulatory leverage even 

when it seemed limited. Certain uses in the Table of Uses, such as asphalt manufacturing, are already 

marked as subject to Section 17.9, meaning they must undergo this additional review. The board may 

be able to apply a similar special‑study process to data centers, giving the county a structured way to 

evaluate impacts and impose conditions without having to reinvent the entire regulatory framework. 

• Chair Roodkowsky read section 19.9 of the Chatham County Zoning Ordinance. “This Section 17.9 

applies to those uses designated in Section 10.13 as being subject to additional requirements of 

Section 17.9. For uses subject to this Section, the County may determine in certain cases that it needs 

more information to determine whether a use is consistent with the findings required in Section 17.1. 

When such a determination is made, the County may retain the services of a consultant that is mutually 

acceptable to the County and the applicant to conduct a study to provide such additional information. 

Upon making a determination that an additional study is needed, notice shall be given to the applicant, 

and the applicant shall meet with the County staff to determine the scope of the study and to select a 

consultant. The applicant shall pay a fee as part of the Special Use Permit application for the 

reasonable costs of the consulting services incurred by the County. The report of the study results shall 

be approved by the County staff and shall become part of the Special Use Permit application submitted 

to the Board of Commissioners. This Section 17.9 is also applicable to an applicant for a Special Use 

Permit for which an environmental impact assessment is required by Section 11.3 of this Ordinance.”  

• Chair Roodkowsky said it seems the county has the authority to require additional studies for a 

proposed data center. The county and the applicant would jointly select the consultant, but the 

applicant, not the county, would pay for the study. Mr. Sullivan said that is correct and it does not say 

what the study is because it is to be specific to the use. This could be added to the Table of Uses to 

trigger that special study.  

• Ms. Chiosso reminded the board the comments the board submits will be compiled and then reviewed 

by the County Attorney, so the board does not need to determine what is legally enforceable. The 

outline we are working from can be aspirational, meaning we shouldn’t worry about legal technicalities 

at this stage and should simply focus on identifying the standards and issues we believe matter. 

• Ms. Lyons points out that the Planning Board is running on a tight timeline. The commissioners adopted 

the moratorium in February, and the next 6–8 months are allocated for the legislative process to 

develop and adopt any amendments. That means this board must finish its work by next month to stay 

on schedule. Mr. Sullivan suggested another special meeting to be able to meet the deadline. After the 

public hearing, the proposal will return to the Planning Board for one more review, because the process 

requires it but, since the board is already doing substantial groundwork now, that follow‑up should 
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ideally take only a single meeting before the recommendations are sent back to the commissioners for 

final action. 

• Mr. Cianciolo said that by the end of this process, the Planning Board will likely give the commissioners 

a clear list of specific standards we believe should be included in any future data center ordinance. The 

commissioners will then revise it, take it to the public, and ultimately make the final decision. No matter 

what the board recommends, the community is so divided and uncertain about data centers that many 

residents will find the recommendations unacceptable while others will support it. Because people are 

hearing both alarming stories from other places and arguments about economic need, strong 

disagreement will remain. The board must do the job we were asked to do, and it will ultimately fall to 

the commissioners to navigate and balance public reaction. 

• Chair Roodkowsky said it is a very polarizing issue. We need to make sure we send our comments to 

Mr. Glenn and the Planning staff. If any board members send their comments to the board as a whole 

do not reply all to the comments. We do not want to violate the open meetings law.  

 

2. Mr. Andrews attended a realtors meeting with state legislation and different proposed bills were 

discussed. 

• Mr. Andrews explains that all of the legislative developments he’s describing are still speculative, but he 

outlines several proposals being discussed in Raleigh. He notes that lawmakers are considering 

making accessory dwelling units (ADUs) allowed by right statewide to support affordable housing, and 

they are also revising SB455 so that commercially zoned land, not industrial land, could automatically 

allow residential uses, which could help with infill development. Regarding SB382, Mr. Andrews says 

legislators are discussing modifications rather than a full repeal, because many municipalities feel the 

current law is overly restrictive and was not intended to be so limiting. He explains that lawmakers are 

looking at Arizona’s 2006 Proposition 207 as a model, which protects property rights by requiring 

compensation or exemptions if regulations reduce property value or development rights. Under the 

proposed framework, local governments could not reduce density, increase lot sizes, limit allowable 

uses, or create overlay districts that diminish property values without compensating owners. However, 

there would be important exceptions, public health and safety, building and fire codes, environmental 

and pollution controls, traffic regulations, nuisance abatement, hazardous uses, and compliance with 

federal law, allowing municipalities to still regulate in those areas. 

• There was some board discussion regarding Mr. Andrews comments. The board concludes that the 

proposed legislative changes could restore some regulatory flexibility to counties by easing the overly 

broad “down‑zoning” restrictions in current law, which now allow almost any regulation to be challenged 

as reducing property value. They discuss how the original intent of county governance was to give 

counties authority over unincorporated land, and how a revised framework might better balance 

property‑rights protections with local planning needs. Large‑lot zoning, like a hypothetical 5‑acre 

minimum, would still trigger compensation claims under the proposed rules, meaning some 

fundamental limits would remain.  

 

3. Discuss meeting setup and procedures.  

• Chair Roodkowsky explains that, after a previous meeting with disruptions, the board has tightened its 

procedures to keep meetings orderly and fair. We now require the public to sign the sign‑up sheet 

before the meeting for anyone who wants to speak, and they no longer allow spontaneous, ad‑hoc 

speakers. It is importance to speak loudly and clearly, since we have received complaints about 

audibility, reminded members to project their voices when speaking. 
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• Chair Roodkowsky said we heard about the idea of a Community Bill of Rights. The board had a brief 

discussion and agreed to have that item on the July meeting agenda to fully discuss.  

4. Decide on the July Planning Board meeting location.  

• It was agreed to have the July meeting in person and at the Old Agriculture building.  

• The Planning Board discussed having a special meeting scheduled in July to wrap up the data center 

discussions. It was agreed to hold the Planning Board special meeting on July 14th at the Emergency 

Operations Center.  

VIII. NEW BUSINESS: 

IX. PLANNING DIRECTOR’S REPORTS: 

Mr. Sullivan reported on the following:     

1. June 15th Public Hearing Items. 

• Mr. Sullivan said there will be two public hearing items in June, and the handout has material 

you will need and there are more documents on the Planning website.  

X. ADJOURNMENT: 

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

meeting was adjourned at 9:00 p.m. 

 

Signed: __________________________________________________/______________  

  Mary Roodkowsky, Chair               Date 

 

Attest:  __________________________________________________/______________  

  Dan Garrett, Clerk to the Board    Date  


