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CITY OF
CHARLEVOIX

Agenda
City of Charlevoix Planning Commission Regular Meeting
Monday, February 9, 2026 - 6:00 PM
Council Chambers, 210 State Street, Charlevoix, Mi

Call to Order/Pledge of Allegiance
Roll Call
Inquiry into Potential Conflicts of Interest

Approval of Agenda

m oo w >

Approval of the Minutes
1. Planning Commission Draft Minutes of January 12, 2026
Call for Public Comment Not Related to Agenda Items
G. New Business
1. Planning Commission Annual Report
H. Old Business
1. Data Center Zoning Ordinance Regulation
2. 153-185 Off-Street Parking, Loading, Access and Circulation Zoning Ordinance changes
I. Staff Updates
1. Zoning Administrator Report
J.  Requests For Next Months Agenda or Research Items

K. Adjournment by 8:00 p.m. unless extended by a motion

Persons with disabilities who need an accommodation to fully participate in these meetings
should contact the City Clerk's Office at 231-547-3250 or by email clerk@charlevoixmi.gov. A 24-
hour notice may be needed for certain accommodations. An attempt will be made to grant all
reasonable accommodations requests.
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City of Charlevoix
Planning Commission Regular Meeting Minutes
Monday, January 12, 2026 - 6:00 PM
Council Chambers, 210 State Street, Charlevoix, Ml
A. Call to Order/Pledge of Allegiance
The meeting was called to order at 6:00 p.m. by Chair Muladore followed by the Pledge of
Allegiance.

B. Roll Call

Chair: Jennifer Muladore

Members Present: Scott Beatty, Shelley Boehmer, Christine Galbreath, Toni Felter, Kristin
Jones, Maureen Radke

Members Absent:
Staff Present: Jonathan Scheel, Director of Planning and Zoning

C. Inquiry into Potential Conflicts of Interest

D. Approval of Agenda

Motion by Member Boehmer, seconded by Member Galbreath to approve the agenda as
presented.
Motion carried by unanimous voice vote.

E. Approval of the Minutes

1. Dcember 8, 2025
Member Boehmer noted three corrections needed on the minutes:
Page 1, Item H-1, last line — Motion should be: Motion by Beatty, seconded by Boehmer.
Page 2, Item I11—Motion should be: Motion by Beatty, seconded by Jones.
Page 2, Item 12, last line — Motion should be: Motion by Beatty, seconded by Muladore.

Motion by Member Boehmer, seconded by Member Jones to approve the minutes as
corrected.
Motion carried by unanimous voice vote.

F. Call for Public Comment Not Related to Agenda Items
G. New Business

1. Data Center Ordinance Discussion
Director Scheel stated he was approached by the City Manager with concerns about data
centers. Data centers can be very disruptive to the local and regional citizens where they are
built. Extreme water use, electricity use and noise are just some of the potential problems that
they can bring with them. Mr. Scheel stated he created some criteria to address concerns and
included a model ordinance in the packet.

General discussion followed regarding data centers using extreme water and electrical usage,
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excessive noise, land usage on smaller parcels, and possibly recommending a moratorium until
regulations are written and approved.

Commission concurred to have Director Scheel move forward with drafting an ordinance
amendment to address data centers for the next meeting.

H. Old Business

1. Review of Existing Zoning Ordinance Parking Standards

Director Scheel reviewed the documentation provided in the packet, including reviewing in
detail the current off-street parking regulations.

After discussion, the Commission concurred on the following changes:

e Add ADU's under Residential Uses with 1 space per unit;

e Multiple family residential dwellings — change to 1 space per dwelling unit;

e Parking Alternatives, 153.188 (3) — change to shared parking must be within 300 feet
walking distance, and make 300' consistent in all applicable sections.

¢ Include language that if on-street parking is used in any given situation, that it's simply
an allowance and not an entitlement.

Director Scheel stated a better format of the recommended ordinance changes would be
provided at the February meeting.
2. 2026 Priorities

After general discussion, the Commission concurred with the list of Planning Commission
priorities for 2026 as presented. Director Scheel stated the MEDC is requiring that, in order to
keep the Redevelopment Ready Community Certification, the Planning Commission and City
Council must have a joint meeting. Mr. Scheel is working with the City Manager on agenda
items for the joint meeting.

I. Staff Updates

1. Zoning Administrator Report
Director Scheel summarized his December Zoning Administrator Report.

J. Requests For Next Months Agenda or Research Items

Director Scheel stated that the Design Standard Guidelines are being reviewed by the City
Attorney and once that review is complete, he will bring the Guidelines back to the Commission
for approval.

Chair Muladore stated the Commission has to complete their annual report. Chair Muladore
reminded Members that any training they attended needed to be reported to Director Scheel so
he could include that information in the annual report.

Director Scheel stated this was Member Felter's last Commission meeting, and he thanked her for
her many years of service.

K. Adjournment by 8:00 p.m. unless extended by a motion
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Chair Muladore adjourned the meeting at 7:28 p.m.

Sarah J. Dvoracek/fgm City Clerk Jennifer Muladore Chair
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Charlevoix Planning Commission
New Business

Title: Planning Commission Annual Report
Date: February 9, 2026

Presented By: Jonathan Scheel, Director of Planning & Zoning

Background:

Michigan Planning Enabling Act requires the Planning Commission to write an Annual Report and
submit it to the governing body, (City Council). This is that report.

Recommendation:

Review, suggest changes, approve with changes

Attachments:

|1. |2026 Annual Report
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February 16, 2026

Hon. Mayor and Council Members 210 State Street

Charlevoix, MI 49720

RE: 2025 Charlevoix Planning Commission Annual Report

Hon. Mayor and Council Members:

INTRODUCTION

The Michigan Planning Enabling Act (MPEA) allows for the establishment of local Planning Commissions, Master Plans,
and other associated activities. The City of Charlevoix’s Planning Commission is established in the city code of
ordinances in Title III, Chapter 32.105 and consists of 7 members. The Planning Commission is responsible for:
* Developing the community’s Master Plan which provides a framework for orderly growth and redevelopment.

* Creating a zoning ordinance to translate master planning goals to land use regulations.

* Reviewing and approving development requests.
* Studying special topics or conducting other special projects as requested by the governing body.

As required per the Michigan Planning Enabling Act, Section 125.3819 (2) (Act 33 of 2008, as amended), the Planning
Commission respectfully submits a report of the activities they undertook in the previous twelve months (January 2025-

December 2025).

“A planning commission shall make an annual written report to the legislative body concerning its operations and the
status of planning activities, including recommendations regarding actions by the legislative body related to planning

and development.”

MEMBERSHIP

Planning Commission members for 2025 were:

Training Hours Logged

Name Member since | Term Exp. | Attendance 4 hours recommended

Jennifer Muladore, Chairperson 05/2018 04/2027 11/12 92% | 11 MAP Pro Housing Series

Maureen Radke 01/2022 04/2027 8/12 67%

Shelley Boehmer 04/2023 04/2026 10/12 83% | 25.5 MAP Conference, 7
separate other trainings

Toni Felter (resigned 1/25) 11/2008 04/2026 11/12 92% | 1 Planning and Zoning legal
Issues

Sherman Chamberlain 03/2011 04/2025 4/4 100%

Scott Beatty, Vice-Chair 11/2022 04/2028 10/12 83%

John Kurtz 11/2022 04/2025 4/4 100%

Christine Galbreath 04/2025 04/2028 8/8 100%

Kristen Jones 04/2025 04/2028 7/8 88%
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MEETINGS

The Planning Commission met a total of thirteen (12) times in the past year. Meetings are typically scheduled for the
second Monday of the month, at 6:00 PM, at City Hall. All meetings are held in compliance with the Open Meetings Act,
PA4 267 of 1976, as amended.

Monday, January 13, 2025
Monday, February 10, 2025
Monday, March 10, 2025
Monday, April 14, 2025
Monday, May 12, 2025
Monday, June 9, 2025
Monday, July 14, 2025
Monday, August 11, 2025
Monday, September 8, 2025
Monday, October 13, 2025
Monday, November 10, 2025
Monday, December 8, 2025

Minutes to all Planning Commission meetings are available at https://charlevoixmi.portal.civicclerk.com/

PLANNING STAFF

Planning and Zoning staff provide support and technical expertise to the Planning Commission as well as other public
bodies, City staff, residents, and other inquirers who have questions about the City’s Ordinances, development potential,
and application processes. Planning and zoning staff included:

Jonathan Scheel, Director of Planning and Zoning
Faith Miller, Enforcement Officer (seasonal)

ACTIVITIES

The City continued to implement the Housing Readiness Grant from Michigan State Housing Development Authority that
allows the City and the Charlevoix Township to plan together for regional housing. Networks Northwest supported this
effort with an in-depth report on strategies to achieve those goals. The City worked with the Township on those
recommendations. Received and adopted the Charlevoix Communities Focus Area Plan from Networks Northwest.

e Rezone of 1202 through 1224 State Street, Council chose not to act
e Level B Site Plan Review 119 W Hurlbut, approved 14 condominium units
e Conditional rezone 115 W Hurlbut, denied

ZONING ORDINANCE TEXT AMENDMENTS & REZONINGS

Zoning is the legal mechanism which turns planning goals into reality via land use and physical regulations. It is
imperative that a community maintain an up-to-date zoning ordinance which aligns with those goals and
addresses emerging trends. Throughout the year, the Planning Commission discussed and took action on the
following amendments:

e  Accessory Buildings (height changes)
e  Residential Decks (maximum height and screening)
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e  Landscaping (full rewrite of chapter)
e  Used Form-Based code to write a Residential Design Guidebook to set design standards for residential properties
for the least amount of impact to existing neighborhoods

ZONING BOARD OF APPEALS ACTIVITY

Appeal Type Location Description Action Date of Action
Dimensional 115 W. Hurlbut Rear, side and height variances Denied 8/27/25
Variances
Dimensional 405 Antrim Street Side yard variance Approved | 8/27/25
Variance

PERMIT ACTIVITY

While large-scale zoning permits and Special Land Uses are reviewed as site plans by the Planning Commission,
the Zoning Administrator is authorized to review and make decisions on most small-scale zoning permits, fence
permits, and sign permits. Following is a summary of all land use permit activity for the year.

142 total Permits,

Banner permits
Fence permits
Sidewalk Café/Use
Sign permits
Zoning

Change of Use
Parcel Divisions
Site Plans (PC)

59 41.5%
9 6%
17 12%
9 6%
38 27%

1 1%

4 3%

1 1%

Those above include zoning permits for 4 new single-family homes, 1 Accessory Dwelling Units and 6 Multi-family
buildings. A Level A Site Plan Review 203 Mason approved administratively

2025 PERMIT ACTIVITY

Parcel

Change of Use Divisions Site Plans

Sign

L\
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ZONING VIOLATIONS

Enforcement of the zoning ordinance is critical to maintaining the integrity of the adopted ordinances. It is intended that
most violations are handled through a simple owner notification, followed by a voluntary plan to bring the violation into
compliance. Most zoning and blight violations are handled this way in the city. There continues to be serious infractions
and prolonged non-compliance in 2025 which were enforced with municipal civil infraction citations and other
enforcement pressure.

ECONOMIC DEVELOPMENT

The Planning Commission reviewed a Level B Site Plan Review for 119 W Hurlbut and approved 14 condominium units.
These housing units add much needed housing for the city and are located in within a short distance of downtown helping
with the vibrancy of the central business district

PUBLIC PARTICIPATION

The Planning Commission and City Council believe it is very important to give the public opportunities to participate in
the governance and specific issues of the city. The Planning Commission encourages the public to attend and participate
at all their public meetings. A number of meetings in 2025 included topics such as rezones and ordinance changes that
were published to the public per the State of Michigan Planning and Zoning Acts.

The City Council utilized public participation in a targeted way around three specific topics this year: neighborhood
concerns about tourism and traffic on Park Avenue; special events; and planning for mass casualty/violence events. In
these cases, Council made a point of holding various work sessions on these topics and inviting specific key stakeholders
along with the general public to have dialogue with them and each other on the topics. In some cases, this informed action
taken by Council (to adopt a new policy on special events) and in other cases, Council urged differing factions to seek
consensus together instead of formal public action. An open house in early 2026 is planned to gather further feedback and
ideas on mass casualty/violence response planning.

LOOKING FORWARD...

In December, the Planning Commission prepared a new list of priority activities and goals. The Planning Commission
prioritized for 2026:

e 5 year Master Plan Review to include:
o Work with school district regarding future use of properties.
o Expansion of city sidewalks
o Downtown signage and wayfaring signs
Review downtown building height ordinance language
Incentives for a higher density downtown.
Design guidelines downtown/commercial buildings.
Regulations for data centers
Consider expanding residential uses in industrial zoning districts
Review opportunities to expand Missing Middle Housing building options
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Charlevoix Planning Commission
Old Business

Title: Data Center Zoning Ordinance Regulation
Date: February 9, 2026

Presented By:

Background:

Data centers can be very disruptive to the local and regional citizens where they are built. Extreme
water use, electricity use and noise are just some of the potential problems that they can bring with
them. The City does not directly recognize data centers in its zoning
ordinance. The city needs a simple ordinance that sets standards for developers of data centers to
protect the citizens of Charlevoix. Additional information for education and discussion is in this packet.

Recommendation:

Attachments:
|1. |stpp-data-ce nters-2025
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WHAT HAPPENS WHEN DATA

CENTERS COME TO TOWN?

stpp.fordschool.umich.edu

Terry Nguyen
BA Public Policy

Ben Green

Assistant Professor, School of Information and

Gerald R. Ford School of Public Policy

Partner: Michigan Environmental Justice
Coalition
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M ‘ gCIENCE,TECHNOLOGY,

ND PUBLIC POLICY

Introduction

The rapid growth of data centers, with their enormous energy and
water demands, necessitates targeted policy interventions to mitigate
environmental impacts and protect local communities. To address
these issues, states with existing data center tax breaks should adopt
sustainable growth policies for data centers, mandating energy audits,
strict performance standards, and renewable energy integration, while
also requiring transparency in energy usage reporting. “Renewable
energy additionality” clauses should ensure data centers contribute
to new renewable capacity rather than relying on existing resources.
If these measures prove insufficient, states should consider repealing
tax breaks to slow unsustainable data center growth. States without tax
breaks should avoid such incentives altogether while simultaneously
implementing mandatory reporting requirements to hold data centers
accountable for their environmental impact. Broader measures should
include protecting local tax revenues for schools, regulating utility rate
hikes to prevent cost-shifting to consumers, and aligning data center
energy demands with state climate goals to avoid prolonging reliance
on fossil fuels.

stpp.fordschool.umich.edu July 2025 | 2
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M ‘ SCIENCE, TECHNOLOGY,

AND PUBLIC POLICY

Key Findings

Increased Utility Rates: Data centers increase local electric utility rates by driving up overall
energy demand, which can strain grid capacity and force utilities to invest in costly infrastructure
upgrades. These costs are passed on to residents through higher rates. Data centers have also
secured long-term power agreements, which reduce the available supply and push prices up for
other consumers.

High Resource Consumption: A single data center can consume up to 2 megawatt hours of
power—equivalent to the power used by 2,000 homes—and millions of gallons of water annually
for cooling, straining local resources and infrastructure.

Ineffective Tax Incentives: Tax breaks for data centers do not deliver the promised economic
benefits, such as high-paying jobs, and they reduce local tax revenues, while shifting financial
burdens onto communities and schools.

Climate and Energy Challenges: Data centers’ massive energy demands are prolonging the
operation of fossil fuel plants and undermining state renewable energy goals, as seen in states
like Michigan, Virginia, and Nebraska.

Resource Efficiency Trade-Off: While advanced cooling methods like liquid immersion and
direct-to-chip cooling offer energy efficiency improvements, current technologies force a trade-
off between energy and water efficiency, limiting sustainable solutions.

Policy Solutions: To mitigate data centers’ environmental impacts and align their growth with
sustainability goals, policymakers should adopt model laws like the German Energy Efficiency
Act, add requirements for new renewable energy, and enforce transparency through mandatory
reporting.

stpp.fordschool.umich.edu July 2025 |3
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AND PUBLIC POLICY

Background: Data Centers and the Environment

What is a data center?

A data center is a specialized facility designed

to house and manage an organization’s IT
infrastructure, including servers, storage systems,
networking equipment, and other hardware essential
for processing, storing, and distributing vast amounts
of data. These facilities serve as the backbone of
modern digital services, enabling everything from
cloud computing and online transactions to streaming
platforms and artificial intelligence (AI) applications.
Data center designs incorporate advanced cooling
systems, backup power, and in-house cybersecurity
measures to ensure efficiency, reliability, and
security. As data centers continue to grow in scale

and complexity, their energy use and environmental

footprint are also expanding.

Why are data centers growing so
rapidly?

Data centers are growing rapidly due to the
exponential increase in data generation and
consumption occurring across industries. The
proliferation of cloud computing, internet of things
(I0T) devices, artificial intelligence, and big data
analytics has created an insatiable demand for
storage, processing power, and connectivity. AI has
largely driven increases in data center electricity
demands as advanced machine learning models
require massive computational power for training
and inference. One estimate suggests that a prompt
on ChatGPT requires 10 times more energy than a
traditional Google search. Businesses and consumers
rely on seamless and instantaneous access to online
services, streaming platforms, and real-time
applications, necessitating server infrastructure

to support these needs. Additionally, the shift to
remote work and hybrid models during the COVID-19

stpp.fordschool.umich.edu

pandemic further accelerated the reliance on cloud-

based solutions, pushing data center expansion.

S . T

Photo credit: andrei310 - stock.adobe.com

Why do data centers consume water
for cooling?

For higher-density data centers, liquid cooling is
required to maintain performance requirements. Data
centers generate heat primarily due to the electrical
energy consumed by servers, storage systems, and
networking equipment. When electricity powers these
components, a significant portion is converted into
heat due to resistance in circuits, semiconductor
switching losses, and other inefficiencies. High-
performance computing tasks, such as Al training,
cloud computing, and large-scale data processing,
further intensify heat generation because they
demand continuous, heavy workloads.

If this heat is not removed, rising temperatures lead
to hardware malfunctions, reduced efficiency, and
even permanent damage. Water cooling is often used
because it absorbs heat more effectively than air
thanks to water’s high specific heat capacity (ability
to store thermal energy) and thermal conductivity
(ability to transfer heat). Twenty-two percent of data

July 2025 | 4
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M ‘ SCIENCE, TECHNOLOGY,

AND PUBLIC POLICY

center facilities use water-based cooling systems

to absorb and dissipate heat more efficiently than
air alone.? Systems like chilled water loops, liquid
immersion cooling, or evaporative cooling circulate
water to capture and carry away heat and maintain
safe operating temperatures while improving energy
efficiency compared to air-based methods.

How much water and electricity do
data centers use?

Data centers are rapidly growing consumers of
electricity and water, driven by their energy-
intensive operations and cooling requirements. On
average, a single data center can consume up to

2 megawatt hours (MWh) of electricity, which is
roughly the equivalent power consumption of a small
town. Data centers consumed more than 4% of U.S.

Photo credit: creativenature.nl - stock.adobe.com

electricity in 2023, with estimates suggesting that
this consumption could rise to 12% by 2028.3 This
massive electricity demand is matched by equally
staggering water consumption, as cooling these
power-hungry facilities requires vast amounts of
water—some individual data centers use hundreds

of millions of gallons annually, dwarfing the usage

of entire communities the data centers are within.
Most facilities use over 10 million gallons (38 million
liters) of water per year.* Google’s Council Bluffs data

stpp.fordschool.umich.edu

center in Iowa uses around 980 million gallons (3709
million liters) of water per year, which is equivalent
to the annual water usage of over 4 million homes.5

How does data center cooling work?

Data center cooling relies on six main technologies
to manage heat dissipation and maintain optimal
performance.

1. Water-cooled systems are water-intensive but
energy-efficient.® Chilled water cooling systems
use a refrigeration cycle to cool air via chilled
coils.

2. Air-cooled systems rely on fans and compressors,
consuming more electricity but less water, while
Direct Expansion (DX) cooling uses refrigerant
to absorb heat directly from the air, making it
suitable for smaller data centers.

3. Computer Room Air Handlers (CRAHSs) circulate
chilled water and air in separate loops, offering
efficient temperature and humidity control for
larger spaces.

4. Emerging technologies like liquid immersion
cooling and direct-to-chip liquid cooling use
dielectric fluids to cool components directly,
enabling higher power densities and energy
savings but requiring specialized equipment.

While these cooling technologies each offer distinct
trade-offs between water and energy use, the
fundamental challenge remains. Data centers must
prioritize either water efficiency or energy efficiency,
as existing systems cannot yet optimize both
simultaneously. Data center cooling can be optimized
for either energy efficiency or water efficiency, but
with current cooling technology, achieving both is not
possible.

July 2025 |5
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The impossibility of an
environmentally friendly data center

Data centers cannot fully operate on renewable energy
alone. Renewable energy sources like solar and wind
are inconsistent and cannot meet the uptime (time
during which a machine, especially a computer, is in
operation) requirements of data centers. Tier 1 data
centers require 99.671% uptime while Tier 4s demand
99.995%. These factors make it impossible for data
centers to depend solely on renewables without

compromising reliability.

As demand for cloud computing and AI-driven
technologies accelerates, data centers are being
constructed at a rapid pace, often in areas where
existing power infrastructure is insufficient to meet
their enormous energy needs. To ease concerns
about environmental impact, data center operators
frequently pledge that their facilities will eventually
run on clean energy, including next-generation
nuclear sources such as small modular reactors
(SMRs). However, these SMRs remain largely
theoretical, with no commercially viable models

yet in operation.” In the interim, companies claim
they will rely on fossil fuels as a temporary “bridge”
until greener solutions become available. Yet in
practice, this transition is often delayed or abandoned

stpp.fordschool.umich.edu

altogether, resulting in the direct commissioning of
new fossil fuel power plants to keep these facilities
online.

This gap between promise and reality underscores the
fundamental contradiction in labeling data centers

as “environmentally friendly.” Battery storage is
essential for balancing the intermittent nature of
renewable energy generation, but batteries rapidly
degrade and are reliant on rare minerals like lithium,
nickel, cobalt, manganese, lead, and copper. These
minerals are already in short supply due to high
demand from the electric vehicle industry. Data
centers will also always have an environmental
footprint through material resource consumption,
water usage, and electricity demands. This makes it
unfeasible for them to be completely environmentally
friendly.

July 2025 | 6
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The Effects on Local Communities

Data centers do not bring in high-
paying tech jobs

Data centers do not bring high-paying tech jobs

to local communities because they operate as
infrastructure projects rather than traditional job-
creating businesses. Although the construction of
data centers can create many jobs, those are short-
lived. Once data centers are built, they require
relatively few employees since the facilities primarily
house computers and servers.® The jobs that data
centers do create locally are typically low-wage,
term-limited, non-technical positions such as
security, maintenance, and janitorial work. These
roles are often filled by contractors rather than full-
time employees, meaning they lack union protections,
benefits, and job security. As a result, these positions
tend to be short-term and do not contribute to
sustained economic growth or long-term career

opportunities for local residents.

Subsidies intended to encourage job creation result
in corporate benefits without local hiring. For
example, tax breaks for data centers in Washington
State were intended to create jobs in rural areas but
primarily benefited large corporations like Microsoft.?
Since the inception of the incentives, more than $300
million in tax revenue has been forgone—money that
would otherwise have supported public services such
as education, emergency services, and infrastructure.
In exchange, the data centers have created few jobs
and have required limited staffing for operations. In
Quincy, a small town that hosts several large data
centers, the local fire department is so underfunded
that it struggles to retain personnel and replace
outdated equipment—even as Microsoft and other
tech giants operate multimillion-dollar facilities
nearby. In some cases, the cost to taxpayers for each

stpp.fordschool.umich.edu

job created can exceed S1 million. Furthermore, the
state has little oversight or enforcement mechanisms
to ensure that the tech companies deliver on
promised benefits. Despite initial legislative goals

to boost local employment and economic vitality,

the reality is that taxpayers are heavily subsidizing

wealthy corporations with minimal transparency or

accountability regarding the actual economic impact.

g

Photo credit: timofeev - stock.adobe.com

Data center tax breaks only benefit
corporations

Data center companies locate sites based on
electricity prices, land availability, and climate
conditions. Although tax breaks are often justified as
a way for communities to attract data centers, these
policies do not affect data center location decisions.
As an executive responsible for Microsoft’s North
American data centers stated in 2024, “I can’t think
of a site selection or placement decision that was
decided on a set of tax incentives.”°

A new data center in Genesee County, Alabama, could
reduce revenues to schools and the local government
by $1.7 million each year." Developers are seeking a

July 2025 |7
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minimum $167 million in tax breaks for the creation
of 200 jobs, or $838,000 per job. These figures

far exceed reasonable benchmarks for economic
development incentives, making it unlikely that
taxpayers will ever see a return on investment. These
subsidies would come on top of approximately $100
million in state funding already spent on preparing
the STAMP (Science and Technology Advanced
Manufacturing Park) site, making the per-job cost
difficult to justify. The high subsidies for STAMP
would serve only to boost corporate profits rather
than provide meaningful economic benefits to the

local community.

Reduced tax revenue for independent
school districts

In the case of Switch’s data center in Michigan, the
company sought exemptions from property taxes that
funded school districts. This move directly reduced
the revenue streams for Caledonia Community
Schools and Kent Intermediate School District,
resulting in a prolonged legal dispute.®

In Michigan, tax breaks for data centers exempt them
from paying personal property taxes, including on
machinery and computers, some of the most valuable
assets in their operations. While they may still

pay real property taxes on land and buildings, the
overall tax contribution to schools is significantly
diminished. This loss of revenue means less funding
for educational programs, teacher salaries, and
facility improvements, directly impacting the quality
of education for students. These tax incentives have
shifted the financial burden onto residents and other
businesses, who must make up for the lost revenue
through higher taxes and reduced public services.
Michigan lawmakers initially considered legislation
that would have required school districts to reimburse

stpp.fordschool.umich.edu

the company for taxes already paid, further straining
school finances.

Photo credit: Monkey Business - stock.adobe.com

Higher energy rates for consumers

When data centers are built, they raise utility rates
for nearby communities. As demand surges, utility
companies often pass the costs of infrastructure
upgrades and increased energy procurement onto
residents and small businesses through higher

rates.

Many communities, especially in rural or suburban
areas, do not realize the connection until their
monthly bills spike. Companies and legislatures
also withhold information about the electricity and
water use of data centers, preventing consumers
from realizing that increased utility costs are often
associated with the arrival of energy-intensive
facilities. By keeping usage data confidential or
vaguely reported, corporations and policymakers
avoid public scrutiny, even as these facilities strain
local resources. Without clear disclosures, residents
remain unaware of how much water is diverted

for cooling systems or how much electricity is

consumed—information that could help communities

July 2025 | 8
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push for fairer cost distribution or sustainable
practices.

This lack of accountability allows data center
operators to expand rapidly while shifting the
financial and environmental burdens onto utility
customers. As a result, many residents must pay
higher bills without understanding the cause, leaving
them unable to advocate for better regulations

or compensation. The financial strain caused

by data centers most severely impacts lower-
income households, whose utility bills represent a
disproportionate share of their income, exacerbating
economic inequality in the region.

Photo credit: agnormark - stock.adobe.com

While communities face higher bills, data centers
frequently negotiate lower rates through bulk Power
Purchasing Agreements (PPAs) with investor-
owned utility companies.’ These agreements allow
data centers to operate at reduced costs despite
their massive energy consumption, further shifting
the financial burden onto local households and
businesses. In August 2024, Meta signed two long-
term PPAs with German power producer RWE for

a combined 374 megawatt production in Illinois
and Louisiana.'” Despite solar PPA prices holding
steady, energy prices for residential consumers
have increased by 20.7% in Clark County, Illinois,

stpp.fordschool.umich.edu

and 39.0% in Laffite, Louisiana.'® Data centers and
utility companies frequently collaborate to lobby
state regulators for rate increases, exacerbating the
disparity. In Michigan, DTE and Switch have spent
over $2 million lobbying the state house, senate, and
Public Service Commission to raise electric rates;
residential electricity rates have increased by 25%
since the construction of the Switch data center

in 2017 and are now 17% higher than the national
average.” This figure has yet to include the additional
$217.4 million rate hike approved by the Michigan
Public Service Commission this year.?° This dynamic
leaves communities bearing the brunt of higher
utility prices without reaping the economic benefits
promised by data center development.

July 2025 |9

Page 19 of 32


http://stpp.fordschool.umich.edu

M ‘ SCIENCE, TECHNOLOGY,

AND PUBLIC POLICY

Data Centers Keep Fossil Fuel Plants Open

The rapidly growing energy demands of data centers
have forced states to delay the retirement of coal and
gas plants and even consider building new fossil fuel

facilities.
Michigan

Data centers undermine Michigan’s climate plan by
increasing electricity demand to a level that justifies
keeping fossil fuel plants online. The state’s climate law
includes an “offramp” provision, allowing fossil fuel
generation to continue if renewable energy capacity is
insufficient.> As artificial intelligence and cloud computing
drive higher energy consumption, utilities like Consumers
Energy have warned that meeting renewable portfolio
standards may become more challenging. Similar data
centers have derailed climate goals in other states.>

Photo credit: Parilov - stock.adobe.com

Virginia
Data centers have prolonged the use of coal and led to new

natural gas proposals in Virginia.?* PJM Interconnection
announced that Virginia’s coal power plants will continue

stpp.fordschool.umich.edu

operating to meet electricity requirements of data centers
while waiting for renewable energy infrastructure to catch
up. This situation is especially acute in Virginia, which
hosts about half of all U.S. data centers and faces projected
power demand increases of 85% over the next 15 years.>
While renewable energy projects, like the Sumitomo
Corp’s 1.5 gigawatt solar and battery initiative are being
developed, the immediate power requirements are so
substantial that coal plants in West Virginia and Maryland
are being kept operational well beyond their planned
retirement dates.?s PJM Interconnection has proposed a
$5.9 billion project to build new transmission lines that
would deliver electricity across multiple states to Virginia.>®
The transmission network would transport power from
several West Virginia coal plants that are scheduled to shut

down.
Nebraska

The 644-MW North Omaha Station coal plant, originally
scheduled to close in 2023, will now remain active until at
least 2026 due to increased power needs from nearby data
centers.”” Meta’s facility alone consumes nearly as much
power as the entire North Omaha station produces, while
Google’s data center in Papillon is an even larger power
consumer. The problem is compounded by local resistance
to renewable energy projects and regulatory hurdles
slowing the transition to natural gas. Meanwhile, state
officials have actively courted these tech companies with
special electricity rates.

Utah

Lawmakers in Utah have cited the power demands of
data centers as justification for extending the life of the
Intermountain Power Project coal plant.’® This trend

is part of a broader strategy where tech companies are
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repurposing coal sites to power data centers, attracted by
their existing infrastructure including power lines, water

access, and workforce availability.
Georgia

Georgia Power, facing power shortages by 2025 due to
increasing data center development, has arranged to
purchase 750 MW of electricity from Mississippi Power’s
Plant Daniel, which was originally scheduled to retire its
coal units in 2027.> This arrangement will extend the life
of inefficient 50-year-old coal-burning facilities for an
additional 5—10 years.

Washington

Since the state’s hydropower capacity is reaching its
limits, counties are increasingly forced to rely on energy
from the open market, where utilities buy electricity

from a mix of carbon-emitting energy sources to meet

the growing demand. In Grant County, Washington,

data centers now account for nearly 40% of the county’s
total electricity demand, equivalent to the power used by
190,000 households.>* To meet this demand, utilities have
been forced to rely on “unspecified” power sources, which
include fossil fuels like natural gas, purchased from the
open market. This shift has reduced the share of renewable
energy in the state’s power mix, despite Washington’s
ambitious clean energy goals. The finite capacity of
hydropower, combined with the rapid growth of data
centers, has created a situation where utilities must either
risk blackouts or continue to depend on fossil fuels to meet
energy needs.

Indiana

Indiana’s House Bill 1007 will keep coal and gas plants
running while subsidizing small nuclear reactors to
guarantee the power supply for AI data centers.>* The

bill creates financial incentives for SMR (Small Modular
Reactors) development through tax credits funded by
energy generation cost savings brought about by keeping
fossil fuel plants online. Additional provisions will keep

fossil fuel plants open for even longer, even when they are

stpp.fordschool.umich.edu

economically or environmentally unviable, by requiring
regulatory reviews before any major retirements. If
regulators determine that retiring a plant would threaten
grid reliability, utilities will be barred from shutting

it down and allowed to pass the full cost of continued
operation onto consumers through rate hikes. At the

same time, the bill encourages utilities to fast-track

new generation projects to meet surging demand from
data centers. These investments will further drive up
electricity prices as the costs of construction, subsidies,
and guaranteed returns for utilities are recovered from
ratepayers. By prioritizing uninterrupted power for large
corporate consumers over a managed transition to cleaner
energy, the bill locks Indiana into higher electric rates and
prolonged dependence on fossil fuels, leaving households
and small businesses to bear the financial burden.
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Michigan recently passed a data center tax exemption bill;
what s in it?

Public Act 207 of 2024 grants tax exemptions for
data center equipment purchases for brownfield
sites (sites that are previously developed properties
that are abandoned, underutilized, or contaminated
due to past industrial or commercial activities) until
2050 or 2065.32 These exemptions apply to both the
construction and operational phases of data centers.
To qualify, facilities must meet certain criteria,
including capital investment of at least $250 million
and creating at least 30 jobs that pay 150% of the
region’s median wage.

Photo credit: New Africa - stock.adobe.com

The tax breaks will reduce state revenue, raise utility
prices for local communities, and create minimal
employment benefits for a niche industry with limited
job creation potential. AT data centers typically have
lifespans of around 15-20 years.3? A tax exemption

for qualifying data centers until 2050 is expected

to completely exempt these facilities from all
construction and operating taxes throughout their life
cycle.

The increased demand for resources by data centers
strains local grids, which leads utilities to invest in
infrastructure upgrades while passing the costs to
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consumers through higher rates. Some data centers
negotiate special rates or exemptions, creating

a situation where other customers, including
households, bear the cost of maintaining the grid’s
stability.

In Grand Rapids, a data center is already contributing
to higher utility prices for residents. Since the
construction of the Switch data center in 2015,

the city has announced its 10th consecutive year

of water supply rate increases for households,
averaging an increase of 3.438% annually, a 49%
greater increase than the statewide average during
the same period.3* Meanwhile, Switch has secured

a 22-site, 200-megawatt, tax-exempt utility deal
with Consumers Energy with plans to expand further
starting January 2025.35 The construction of the data
center has enabled DigitalBridge, the parent company
of Switch, to exploit the favorable regulatory
environment while shifting the costs to residential

consumers.
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Policy Recommendations For States With Existing Tax Breaks

There are currently no state or federal laws that year binding contracts to cover transmission and
directly restrict or deter the construction of data distribution costs, with provisions for exit fees and
centers. Over a dozen states have implemented tax insurance bonds to mitigate financial risks if they
break laws specifically designed to incentivize their cease operations or underutilize energy. They would
development. The rapid expansion of data centers need to prepay for necessary grid infrastructure

has also placed a strain on local utility and grid upgrades in exchange for expedited interconnection,
infrastructure. In all states with data center tax breaks, with potential reimbursement over time. By January
households who share utility and grid infrastructures 1, 2030, 100% of electricity delivered to data centers
with data centers have been pushed toward relying would need to come from zero-carbon resources,
more on non-renewable energy sources and have without increasing emissions elsewhere in the
experienced higher electricity rates.® western grid. The bill would define data centers as

. - | -scal hich h
States with existing tax breaks for data centers should arge-scale enetgy consumers which house servers

consider adopting elements from the model laws and related equipment for data processing, storage,

described below. The strongest of these laws is the and distribution.>”
German Energy Efficiency Act. California SB 222: Data center energy

usage reporting and modeling

California’s SB 222 would mandate that data centers
estimate and report the total energy used for
developing “covered models” (Al models requiring
significant computing power) to developers upon
contract termination or request. Developers would
be required to publish this energy usage data on
their websites before commercial use or third-party
availability. The bill would also require data center

operators to annually report energy consumption

il and performance data to the California Energy

Photo credit: Thongsuk - stock.adobe.com Commission, including metrics on total energy use,
efficiency, renewable energy usage, and energy used

California SB 57: Data center tariffs for Al development. The commission would set energy

efficiency standards for data centers, prioritizing

California’s Ratepayer and Technological Innovation

. . c . cost-effectiveness, technological feasibility, and
Protection Act would impose specific requirements on ! & ¥

. . . < .
data centers to align with California’s climate and grid alignment with California’s greenhouse gas reduction

reliability goals. By July 1, 2026, data centers would targets, while requiring new or significantly altered

. . . data centers to incorporate load-management and
need to operate under a special tariff system designed p &

il s
to ensure they do not shift costs to other ratepayers. demand response capabilities.

Data centers would also be required to enter into 12-
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Virginia SB1234: Prohibiting data
center costs from being passed on to
customers

Virginia’s SB1234 would establish a provision to
regulate how costs associated with the construction
or extension of electric distribution infrastructure

for data centers are handled. The bill stipulates

that no costs related to building or expanding such
infrastructure can be allocated to or recovered from
any other utility customer. This includes expenses for
land acquisition tied to the infrastructure. This means
that the financial responsibility for these costs must
fall entirely on the data center or the entity benefiting
from the infrastructure and cannot be passed on to
other customers through their utility rates or charges.
The provision aims to ensure that other customers are
not burdened with the costs of infrastructure projects
that primarily serve data centers.3?

Virginia HB2578: Retail sales and use
tax for data centers

HB 2578 would expand eligibility requirements

for their existing sales and use tax exemption by
mandating that data centers purchase a certain
percentage of their annual electric load from

clean energy resources and demonstrate sufficient
investment in energy efficiency measures that provide
system-wide benefits. It would also require that
backup generators meet specific emissions standards.
It would require the Commission on Electric Utility
Regulation to examine the cost and feasibility of

data centers using non-diesel-fired, onsite backup
and primary generation and report their findings to
the General Assembly. The Department of Energy
would be tasked with identifying opportunities for
the beneficial use of data center waste heat, creating
an interactive map of data centers and potential heat
users, developing a strategic plan to accelerate heat
reuse, designating an employee to lead these efforts,

stpp.fordschool.umich.edu

and convening a stakeholder group to prepare a report
for the General Assembly.4°

Photo credit: jeson - stock.adobe.com

The German Energy Efficiency Act

The German Energy Efficiency Act
(Energieeffizienzgesetz, or EEffG) establishes

a sustainable growth model for data centers. It
mandates energy audits, performance standards,
renewable energy use, and public reporting to drive
sustainability and efficiency while supporting
national energy transition goals. One major
requirement is that large data centers must conduct
regular energy audits to identify opportunities

for reducing energy consumption and improving
efficiency. The Act also mandates that data centers
meet specific energy performance standards,
encouraging the adoption of advanced cooling
technologies, server virtualization, and other energy-
saving measures. Operators of data centers are
incentivized to use renewable energy sources, either
through on-site generation or procurement from
certified green energy providers. The Act further
promotes transparency by requiring data centers

to publicly report their energy usage and efficiency
metrics. These provisions ensure that data centers
contribute to Germany’s broader energy transition
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goals by minimizing their environmental impact

while maintaining operational efficiency.4

Recommendation: Adopt the German
Energy Efficiency Act model

States with existing data center tax breaks should
adopt the German Energy Act model to most
effectively deter the rapid expansion of data center
construction. The act prioritizes the integration

of renewable energy sources and imposes strict
efficiency standards on data centers, ensuring that
their growth does not disproportionately burden the
grid or increase reliance on non-renewable energy.
U.S. states that adopt similar provisions would require
data centers benefiting from tax incentives to meet
high energy efficiency benchmarks, invest in on-site
renewable energy systems, and contribute to grid
modernization efforts. This would not only mitigate
the negative impacts on ratepayers but also ensure
that data center growth aligns with broader climate
and sustainability goals through renewable energy
portfolio requirements.

One Step Further: Require new
renewable energy production

To prevent the increased use of fossil fuels resulting
from data center construction and operation, a
policy should be implemented requiring data centers
to produce or procure 100% of their energy from
renewable sources. This mandate would ensure that
data centers do not contribute to rising demand for
non-renewable energy. To address the risk of data
centers’ monopolizing renewable energy supplies
and shifting consumers onto fossil fuel-based

grids, the policy should include a “renewable energy
additionality” clause. This clause would require data
centers to generate new renewable energy capacity
(e.g., by building on-site solar farms or funding
new wind projects) rather than relying on existing
renewable infrastructure. This approach ensures that

stpp.fordschool.umich.edu

data centers expand the overall supply of renewable
energy rather than competing with consumers for
limited resources. The policy should also include
provisions for grid modernization and energy storage
investments to stabilize renewable energy availability
and prevent price spikes that could disproportionately
affect consumers. By prioritizing both renewable
energy procurement and expansion, this policy

would support data center growth while safeguarding

consumer access to clean energy.
If all else fails, repeal

If all other measures to manage the environmental
and infrastructural impacts of data center growth
prove ineffective, states retain the option to repeal
tax breaks for future data center construction.
Although repealing tax breaks would not encourage
data center operators to prioritize sustainability, it
would eliminate a policy that benefits companies at

the expense of communities.
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Policy Recommendation For States
Without Data Center Tax Breaks

Do not enact data center tax breaks

For states that have not passed data center tax breaks, the most simple
policy recommendation is to avoid implementing such incentives in the
first place. Legislators should refrain from passing laws that grant tax
breaks to data centers, as these incentives often fail to deliver promised
economic benefits and impose significant costs on state and local budgets.
Despite claims of job creation, data centers typically generate few
permanent positions relative to the scale of public subsidy they receive.
The high energy consumption and environmental impact of data centers
can strain local infrastructure and undermine climate goals. Redirecting
public resources toward initiatives with more substantial and equitable
economic returns, such as education, workforce development, or
renewable energy, offers a more responsible and effective use of taxpayer
dollars.
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Charlevoix Planning Commission
Old Business

Title: 153-185 Off-Street Parking, Loading, Access and Circulation Zoning Ordinance changes
Date: February 9, 2026

Presented By: Jonathan Scheel, Director of Planning & Zoning

Background:

Parking standards play an important role in the ability of the city to provide enough parking spaces on
both private and public properties but not deter development at the same time. The Planning
Commission continues this month to review the current parking ordinance comparing it to

potential changes outlined last month.

Recommendation:

Review, discuss, make changes, set a public hearing

Attachments:

|1. |Parking changes
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OFF-STREET PARKING, LOADING, ACCESS AND CIRCULATION Proposed changes

§ 153.187 PARKING REQUIREMENTS AND LIMITATIONS.
(H) Off-street parking exemptions, reductions, and allowances.

Credit for on-street parking. Within the Mixed Use Overlay Areas, any on-street parking space adjacent to a use, each such space consisting of not less than 23 feet of contiguous linear
permissible on-street parking that is immediately adjacent to the use, may be counted as one space against applicable off-street parking requirements for such use

{H) 1 The minimum required number of off-street parking spaces shall be determined based on the requirements listed in Table 153.187.

Table 153.187: Parking and Access Requirements by Use

Use Number of Parking Spaces
Table 153.187: Parking and Access Requirements by Use
Use | Number of Parking Spaces
RESIDENTIAL USES
ADU 1 space per dwelling unit
Bed and breakfast See § 153.116(D)(7)
Boarding or rooming house 1 space per 2 beds, plus 1 additional space for owner or employee use
Dwellings above first floor businesses 1 space per dwelling unit
Multiple-family residential dwellings 1-5-spaces per dwelling unit

§ 153.188 PARKING ALTERNATIVES.
(A) Shared/common parking. Shared parking, or an arrangement in which two or more nonresidential uses with different peak parking demands (hours of operation) uses the same off-street
parking spaces to meet their off-street parking requirements, may be allowed.

(38) Shared parking must be within-50- 300-feet walking distance, measured from the entrance of the use to the nearest parking space in the shared lot.

(B) Moadification of parking requirements. The Planning Commission may reduce the parking space requirements of this section for any use, based upon one or more of the following.

(2) Convenient municipal off-street parking facilities-er-en-street-spaces are located no further than 600 feet from the subject properties.
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Antrim-Street:

§ 153.189 OFF-STREET PARKING FACILITY DESIGN.
(A) Off-street parking location and setbacks.

(3) Proximity. Required off-street parking facilities for all uses, other than residential dwellings, shall be located on the same lot as the use, or within 300 feet of the building(s) or use they are
intended to serve. Distance shall be measured from the nearest point of the building to the nearest point of the off-street parking lot.

b nthe CBD-D parking-facilitie hall-be-located-within-600-feet-of-the-building-oruse-to-be-served-Di nce-sh be-me ed-from-the-nhearestpointof-the-b

(C) Pavement. Unless alternative materials are specifically permitted as provided in this division (C), all parking lots and vehicle and equipment storage areas shall be hard-surfaced using
asphalt, concrete or concrete or brick pavers and shall be appropriately graded and drained. The Planning Commission may approve permeable paving surfaces for all or part of a parking lot. For
storage areas, a substitute for hard surface paving may be allowed if the Planning Commission finds adjoining properties will not be adversely affected.

(E) Dimensions. Table 153.189 specifies applicable parking space and aisle dimension requirements.

(2) The length of a parking stall may be reduced by up to two feet if the parked vehicle can overhang an unobstructed landscaped area or sidewalk by notdess more than two feet. In such
instances a sidewalk shall be at least seven feet wide.

(L) Lighting All lighting must meet 153.172 LIGHTING.
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CITY OF
CHARLEVOIX

To: The City of Charlevoix Planning Commission

From: Jonathan Scheel, Zoning Administrator

Subject: Zoning Administrator’s Report re: thru January 1, 2026

Permits Issued in 2026

Following are two types of breakdowns for all permits issued by the zoning office in 2025:

By month By type

January ... 5 Month | Year
February ............... Banner permits 0
March .......cocueeee. Fence permits 0
APl Sidewalk café/use 0
May ..ooooviiiiiiiiiiinenes Sign 0
June... Zoning 1
July . Use 2
August........ccoeeiinnns Parcel Division 2
September ................. Single-family 0
October.......cccuu..... ADU 0
November.............. Multi-family 0
December ......cccceeeuene.

The fence, sign & zoning permits break down into Other activities

the following zoning districts: M Y

Central Business District (CBD)
Commercial Mixed (CM)
General Commercial (GC)
Industrial

Marine Commercial (MC)
Residential Private Club (PC) 1
Public Facilities
Office 1
R-1
R-2

Other (LD, Café, Use, ROW) 2

Level A Site Plan Administrative Review
None

Variances to Zoning Board of Appeals

None
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