DAVID B. CARTER, Ph.D.
SIXTH DISTRICT
NEW CASTLE COUNTY COUNCIL
Office: (302) 395-8346

LOUIS L. REDDING CITY COUNTY BUILDING
800 N. French Street
Wilmington, DE 19801
David.Carter@newcastlede.gov

January 3, 2026

Via Email and U.S. Mail

CZA Program

DNREC Division of Climate, Coastal & Energy
100 W. Water St., Suite 7B

Dover, DE 19904

CZA Program@delaware.gov

Re: Comments on Starwood Digital Ventures CZA Status Decision Request — Project
Washington (CZA-448SD)

Dear Secretary Patterson and Coastal Zone Act Program Staff:

I am writing to offer comments on the Starwood Digital Ventures CZA Status Decision Request
for Project Washington (CZA-448SD). I have received an outpouring of concerns from my
constituents, as well as residents from across the State, regarding the potential impacts of this
proposed project within Delaware’s Coastal Zone. I appreciate the opportunity to comment on
the applicant’s request for a Coastal Zone Act (CZA) Status Decision and thank DNREC staff
for their continued dedication to upholding the intent and integrity of the Coastal Zone Act.

After reviewing the application materials, I have significant concerns about both the substance of
the project and the legal theory under which the applicant seeks exemption. In my view, the
proposed project is functionally a new heavy industrial complex within the coastal zone and, at
minimum, requires a full CZA permit review rather than an exemption as a “use not regulated.”
In fact, I believe that a hyperscale data center is functionally a heavy industrial use, which is a
prohibited use in the Delaware Coastal Zone.

Below are my key concerns and recommendations. Also, attached please find a matrix that
compares the CZA and its Regulations with the Starwood Status Decision Application and an
analysis of key regulatory concerns that should be considered in this review.

The Project Is Functionally Heavy Industry, not a “Use Not Regulated”
Starwood proposes an approximately 6.1-million-square-foot campus on 579 acres, consisting of:

e 11 data-center buildings

5 substations and a regional switchyard

504 diesel generators and 12 house generators (totaling 516)

A peak electrical demand of 1.2 gigawatts
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This large scale of required infrastructure, energy consumption, and backup generation is
comparable to major heavy-industrial installations, not to incidental “warehousing” or “backup
power” uses. The applicant attempts to fit this project into three exempt categories under the
CZA, data “storage,” electrical transmission, and emergency backup generation, but these
exemptions under the Coastal Zone Act were clearly intended for supporting or incidental
activities, not for an entire hyperscale industrial campus.

If DNREC were to accept such a narrow reading, the Coastal Zone Act’s prohibition on new
heavy industry could be circumvented simply by characterizing industrial complexes as
“warehouses with backup generators.” This would undermine the intent of the CZA, and as a
matter of fact and matter of law, violate the law.

Air-Quality Impacts Are Substantially Understated

The application uses 20 hours per year of generator operation to present emissions as minimal,
producing approximately:

e 25 tons/year NOx
e 17 tons/year CO
e Approximately On e (1) ton/year PM

However, the same application also provides a 500-hour-per-year scenario, consistent with EPA
guidance, which produces:

e More than 600 tons/year of NOx
e Over 400 tons/year of CO
e Roughly 25 tons/year of particulate matter

These are major-source-level emissions.
Critical gaps include:

e The 20-hour limit is not enforceable under the requested CZA status.
e No modeling of cumulative emissions from 516 generators.

e No diesel particulate matter (DPM) or air toxics analysis.

e No assessment of startup spikes or simultaneous testing.

e No assessment of the very high likelihood of extended generator use during peak
operations in future years due to inadequate energy generation on the PJM grid.

Given the area’s existing refinery, chemical operations, and freight-related emissions, DNREC
must evaluate cumulative impacts, not idealized assumptions.
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Noise Impacts Have Not Been Properly Evaluated

Starwood relies on a single data point, 70 dBA at 23 feet per generator, and states that not all
units will run simultaneously. There is no quantitative modeling of cumulative noise, low-
frequency noise (dBC), or nighttime impacts. There is no discussion of other noise impacts such
as compressors and fans associated with the cooling systems.

Large data-center campuses across the country have generated persistent, community-disrupting
noise even when individual components appear compliant. Without comprehensive modeling,
including worst-case scenarios, the assertion of “minimal noise impact” lacks credibility.

Water Use, Stormwater, and Spill Risks Are Minimally Addressed

The application estimates approximately 12—13 million gallons per year in total water use, an
unusually low figure for a hyperscale campus of this size and thermal load.

Concerns include:

o Total water use is likely understated, especially under full build-out.

e No meaningful analysis of spill scenarios involving diesel, transformer oil, or coolant in
proximity to Red Lion Creek and within a Groundwater Management Zone.

e “No surface-water discharge” assumes perfect stormwater performance for decades.
o No resilience analysis for flooding or climate-driven storm intensity.

These omissions warrant a full permit review.
Habitat, Land Conversion, and Environmental-Justice Concerns Are Downplayed

While the application mentions some threatened species, the analysis is superficial. It does not
meaningfully address:

e The permanent conversion of hundreds of acres of open land along a tidal creek.
e Light pollution impacts on bats, migratory birds, and nocturnal species.

e Cumulative environmental burdens already carried by nearby communities living near
refineries, chemical plants, a Superfund site, and heavy truck traffic.

These issues fall squarely within the Coastal Zone Act’s protection intent and require rigorous
evaluation.

Off-Site Infrastructure Impacts Are Barely Discussed

Major electrical grid upgrades, likely including new transmission lines or substations, are
vaguely acknowledged but not analyzed. Traffic impacts from construction, diesel deliveries, and
24/7 staffing are also omitted.
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The short-term impacts of an influx of construction workers on both temporary and long-term
housing demands in not considered, despite Delaware current affordable housing crises.

CZA review is intended to capture all reasonably foreseeable project impacts, not only those
within the fenced boundary.

Economic Benefits Are Speculative and One-Sided
The application provides optimistic projections of jobs and economic output but:
e Does not show methodology,

e Does not identify net benefits to Delaware taxpayers, and

o Ignores public costs for infrastructure, emergency services, and environmental
management.

e Ignores the pressures added on housing stock and pricing to accommodate construction
workers.

The “net environmental effects” analysis required by the CZA necessitates a balanced, not one-
sided, evaluation.

The Unprecedented Scale of This Facility in the Coastal Zone Raises Serious Statutory
Concerns

One of the most consequential aspects of this proposal is its sheer size. Project Washington
represents the largest new heavy-industrial-scale development proposed within Delaware’s
Coastal Zone since the construction of the Tidewater (now PBF) refinery, long before the
Coastal Zone Act was passed in 1971.

Nothing in the half-century since adoption of the CZA has approached this level of industrial
intensity:

o 1.2 gigawatts of energy demand, rivaling a utility-scale power plant;

e 516 diesel generators, capable of producing power and emissions on the scale of major
industrial complexes;

e Over 300 acres of disturbed land, plus five electrical substations and a switchyard;

e A 6.1-million-square-foot industrial footprint, the size of multiple regional warehouses
combined.

This scale of development was never envisioned or contemplated by the General Assembly when
the Coastal Zone Act was enacted specifically to prevent new heavy industry from expanding
along Delaware’s fragile shoreline.

If a project of this magnitude, one of the largest heavy industrial proposals in Delaware
throughout history, can be deemed “not regulated,” the core protections of the CZA would be
effectively nullified.
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This unprecedented scale alone warrants DNREC’s highest level of scrutiny, and strongly
supports a determination that this is a prohibited heavy industry. If not, it must at a minimum
requiring a full CZA permit review.

Recommendation and Request
For the reasons outlined above, I respectfully request that DNREC:

1. Decline to classify Project Washington as a “use not regulated” under the Coastal Zone
Act.

2. Determine that the project:
(a) constitutes prohibited new heavy industry under the Act; or

(b) at minimum, requires a full CZA permit application and review, including
comprehensive environmental analyses and enforceable conditions.

3. Schedule a formal public hearing accessible to affected communities in New Castle
County for both this status decision, and any future permits.

Delaware’s Coastal Zone Act has protected our coastal communities, waterways, and
environment for more than fifty years. Project Washington represents exactly the type of large-
scale industrial encroachment the Act was designed to prevent. I urge DNREC to uphold both the
letter and the spirit of the CZA in reviewing this unprecedented proposal.

Thank you for your consideration and for your ongoing service to the people and environment of
Delaware. I welcome the opportunity to participate further in any hearings or technical reviews.

Sincerely,

/:‘"‘ Y 4 "ﬁr.’(
/?,If‘h/ ,:_) L

Councilman David B. Carter, PhD

Attachment: CZA Status Decision Review Matrix-Application CZA-448SD
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