Kopinski, Sara

From: Iwicki, Brad

Sent: Thursday, October 16, 2025 9:53 AM
To: Kopinski, Sara

Subject: FW: 1960 Lucent Lane DEV-0057-2025

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Kally McConnell <} IEEGQQZ -
Sent: Wednesday, October 15, 2025 7:14 PM

To: Planning <Planning@naperville.il.us>
Subject: 1960 Lucent Lane DEV-0057-2025

You don't often get email from | L.carn why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hithere! | didn’t get to the meeting tonight in time to sign in so | wanted to send my prepared comments:

| debated coming here tonight and speaking. In a world where so much feels out of control, what does it
matter if one more data center is built, if one more nature preserve is disrupted by modern human life.

It almost feels inevitable.

And then the quote by the author adrienne marie brown came to me, “Smallis all.”
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This project and its effects can seem kind of small in the grand scheme and in comparison to the
atrocities that some communities and people are experiencing right now. This project can seem smallin
the scale of grand technological development the world is experiencing.

However, | know with or without research that it is not good for any animal, human or otherwise, to be
exposed to this type of disruption. | know that we all need to experience more peace and quiet in nature
and in our homes. | personally found peace at Herrick Lake when | was trying not to pull my hair out
parenting during Covid. My child who runs anxious has found peace there many times throwing pebbles
into the lake and running through the woods with friends. This is worth protecting. Not to mention the
peace of the people who will become neighbors with this building.

If we keep making small decisions to choose to protect our earth and our peace, for us and all the other
beings we share it with, nothing is inevitable.

And let this choice be a ripple to spur more and more choices to protect our planet, protect un-listened
to people and communities. So | ask you please make the universally small but locally very big decision
to not let this project go through. Thank you.

Kally McConnell
I \ 2 perville



Kopinski, Sara

From: Iwicki, Brad

Sent: Thursday, October 16, 2025 11:31 AM
To: Kopinski, Sara

Subject: FW: Reject DEV-0057-2025

POD - Data Center comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group City of Naperville | 400 S. Eagle St. Naperville, IL
60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your development
cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfServicet/home. All development invoices are now sent
through the Civic Access portal. If you have any questions regarding your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If
you are not the intended recipient or received this message by mistake, be advised that any use, dissemination,
forwarding, printing or copying of this email or any attached material is prohibited. If you have received this e-mail in
error, please notify the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Gintas Sidrys </ I
Sent: Thursday, October 16, 2025 10:04 AM
To: Planning <Planning@naperville.il.us>
Subject: Reject DEV-0057-2025

[You don't often get email from | <2 why this is important at
https://aka.ms/LearnAboutSenderldentification ]

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and know the content is
safe.

We do not want the data center in Naperville. There are way too many negatives.

Respectfully
Gintas Sidrys



Kopinski, Sara

From: Iwicki, Brad

Sent: Friday, October 17, 2025 1:40 PM

To: Kopinski, Sara

Subject: FW: Public hearing for DEV-0057-2025 Karis Critical Member, LLC - Additional Requirements

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: JD Butt </
Sent: Friday, October 17, 2025 11:48 AM

To: Planning <Planning@naperville.il.us>
Subject: Public hearing for DEV-0057-2025 Karis Critical Member, LLC - Additional Requirements

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Planning and Zoning Board and Staff,

After the meeting on Wednesday | am still very bothered that Karis did not publicly address the staff's
recommendation for the "nine octave bands" in a “Additional Noise Study”.

Not all noise is created equal. Even my speaker does not do justice to the noise in real life and the
recording and the speaker do not reproduce all of the sound that is generated in the real world - similar to
how we no longer use audio cassettes in 2025.

| believe there should be additional requirements in the "Additional Noise Study" required:
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1. Re-testing of background noise over a more representative period of time (No spring break and a full
week Monday through Sunday.

2. Models representing all of the generators running

3. All models should be completed assuming the Nokia building is no longer there - they do not control
that property and they are currently benefiting from it providing sound screening. No one knows if that
property stays or goes. | am again disappointed that the firm the city hired did not point this out and am
concerned about what else they missed in their review.

These should be requirements of approval not requirements for permits. Once this facility is operational
even $500 a day in files for noise violations will be a rounding error for the company to pay.

A Data Center being a conditional use for ORI - | think that almost all other ORI uses fit better next to data
centers

There are no other ORI Permitted or Conditional uses that make noise like a modern Data center; even
"7.Pilot plants" is not likely to be the scale of this.

From:
https://naperville.legistar.com/LegislationDetail.aspx?ID=6259211&GUID=DA8CFB04-2DEA-4C24-
A93F-B8C06297A65E&Options=&Search=&FullText=1

The assumption that Data Centers are “Low Nuisance Industrial Activities” was the case 10+ years ago
and in 2023 was used as justification for the staff statement for the original data centers as a conditional
use.

While an extreme example - this is like comparing a metals manufacture in the mid 1800s to a metals
manufacture in the 1900s. A Blacksmith vs. The US Steel Gary Indiana Plant and A farm is not a large
commercial hog lot.

The technology industry changes drastically in 18 months - the industry has used Moore's law as the
observation that the number of transistors in an integrated circuit (IC) doubles every 18 months. This
means that things like computers and the data centers that house them can rapidly change. While data
center scale had changed before 2023 since 2023 it has changed even more making this a larger problem
for this site.

This clearly falls into "Site Specific Review Applicable to Conditional Uses" - This datacenter does not fit
in this ORI site. It could fit in other ORI sites that have further distance to residential properties.

I am happy to answer questions and provide research and thoughts.
Thank You,

James Butt



Kopinski, Sara

From: Iwicki, Brad

Sent: Friday, October 17, 2025 1:40 PM

To: Kopinski, Sara

Subject: FW: DEV-0057-2025 : University of Michigan Study | WHAT HAPPENS WHEN DATA CENTERS COME
TO TOWN?

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Hammy hotmail Cha <} I

Sent: Friday, October 17, 2025 11:35 AM

To: Planning <Planning@naperville.il.us>

Subject: DEV-0057-2025 : University of Michigan Study | WHAT HAPPENS WHEN DATA CENTERS COME TO TOWN?

You don't often get email from | L <21 why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hello

One more follow up to the October 15 meeting discussing Karis [High Density] Data Center proposal | DEV-
0057-2025.

Please see below summary and link to University of Michigan study (link below) analyzing data center impact
to communities.



KEY FINDING

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.

e 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
annuallyfor 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.

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

e 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.

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.

Thank you for your service and consideration.
Have a joyful weekend

Hamilton Cha
Lisle, IL



WHAT HAPPENS WHEN DATA CENTERS COME TO TOWN?

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

July 2025
https://stpp.fordschool.umich.edu/sites/stpp/files/2025-07/stpp-data-centers-2025.pdf

Hamilton
848

Jesus said, “Let the little children come to me, and do not hinder them, for the kingdom of heaven belongs to such as
these.” (Matthew 19:14)

12,252 Palestinian children killed; Palestinian 8,663 children injured since October 7, 2023 (as of February 14,
2024)

“It is difficult to get a man to understand something, when his salary depends on his not understanding it.” -
Upton Sinclair (author of "The Jungle”, which exposed labor and sanitary conditions in the U.S. meatpacking industry)



Kopinski, Sara

From: Iwicki, Brad

Sent: Friday, October 17, 2025 1:40 PM

To: Kopinski, Sara

Subject: FW: DEV-0057-2025 — Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers) — PZC File
25-1103C

POD — Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group City of Naperville | 400 S. Eagle St. Naperville, IL
60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your development
cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#f/home. All development invoices are now sent
through the Civic Access portal. If you have any questions regarding your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If
you are not the intended recipient or received this message by mistake, be advised that any use, dissemination,
forwarding, printing or copying of this email or any attached material is prohibited. If you have received this e-mail in
error, please notify the sender by e-mail and delete all copies of this message and any attachments immediately.

From: LM D <
Sent: Friday, October 17, 2025 11:17 AM

To: Planning <Planning@naperville.il.us>

Cc: Dan Johnson <N
Subject: DEV-0057-2025 — Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers) — PZC File 25-1103C

[You don't often get email from || Lc2rn why this is important at
https://aka.ms/LearnAboutSenderldentification ]

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and know the content is
safe.

Good morning,

Please consider the following, with respect to the proposed data center. Regardless of your general perspective on data
centers, | am confident you can relate to the idea that people generally do not want to live next to structures that make
constant noise. While that sound may fall within “nuisance limits,” it is audible and constant. If you have not heard the
industrial hum emitted by data centers, | urge to stop by one, so you can make an informed decision on behalf of the city
that you serve.



There are hundreds of homes near this lot in naper commons, on land the PZC approved for residential development,
consistent with a broader master plan that is incongruent with the data center proposal.

Please vote no for this project, in this neighborhood.

**In the interest of my family’s privacy, | respectfully request redaction of my name and email address when publishing
this comment**

Thank you,
Laurie Johnson



Kopinski, Sara

From: Iwicki, Brad

Sent: Friday, October 17, 2025 1:39 PM

To: Kopinski, Sara

Subject: FW: DEV-0057-2025 : BLOOMBERG article | Al Data Centers Push US Power Bills to Record Highs

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Hammy hotmail Cha <} I
Sent: Friday, October 17, 2025 11:02 AM

To: Planning <Planning@naperville.il.us>
Subject: DEV-0057-2025 : BLOOMBERG article | Al Data Centers Push US Power Bills to Record Highs

You don't often get email from | L2~ \why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hello

Thank you for taking time to evaluate community value and health regarding Karis [High Density] Data Center
proposal | DEV-0057-2025

As a follow up to the October 15 meeting regarding increasing electricity costs due to data center
development, please see below Bloomberg video and article.
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... data centers are going to consume more and more electricity. Bloombergs NEF estimate is that by
2035, data centers will be using so much energy globally that if they were a country, they'd be fourth
behind only China, the U.S. and India.

Thank you for your service and consideration.
Have a joyful weekend

Hamilton Cha
Lisle, IL

Al Data Centers Push US Power Bills to Record Highs

September 30th, 2025 | 4 minute video

The power demands from data centers are sending wholesale electricity prices to a record. At the same time,
utilities are passing along the costs of new transmission lines needed for the complexes. That’s adding billions
to power bills at a time US consumers are already strained from higher prices of everything from food to
housing — an issue that'’s starting to have both economic and political reverberations. Bloomberg Power
reporter, Josh Saul joined Bloomberg Open Interest to talk about the story. (Source: Bloomberg)
https://www.bloomberg.com/news/videos/2025-09-30/ai-data-centers-push-us-power-bills-to-record-highs-
video

“Without mitigation, the data centers sucking up all the load is going to make things really expensive
for the rest of Americans,” said David Crane, chief executive officer of Generate Capital and a former
energy official in the Biden administration. All that demand risks brownout situations in some US
power markets within the next year or two, he said.

“People shouldn’t have to decide between their gas and electric bill and food,” he said.

“They can say this is going to help with Al, but how is that going to help me?”
Kevin Stanley sitting on his stoop in Baltimore on Sept. 10.
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Al Data Centers Are Sending Power Bills Soaring

Wholesale electricity costs as much as 267% more than it did five years ago in areas near data centers. That’s
being passed on to customers.

By Josh Saul Leonardo Nicoletti Demetrios Pogkas Dina Bass Naureen Malik

September 29, 2025

https://www.bloomberg.com/graphics/2025-ai-data-centers-electricity-prices/

Data centers are proliferating in Virginia and a blind man in Baltimore is suddenly contending with sharply
higher power bills.

The Maryland city is well over an hour’s drive from the northern Virginia region known as Data Center Alley.
But Kevin Stanley, a 57-year-old who survives on disability payments, says his energy bills are about 80%
higher than they were about three years ago. “They’re going up and up,” he said. “You wonder, ‘What is your
breaking point?’”

It’s an increasingly dramatic ripple effect of the Al boom as energy-hungry data centers send power costs to
records in much of the US, pulling everyday households into paying for the digital economy.

The power needs of the massive complexes are rapidly driving up electricity bills — piling onto the rising prices
for food, housing and other essentials already straining consumers. That’s starting to have economic and
political reverberations across the country as utilities and local officials wrestle over how to divvy up the costs.
Yet those same facilities are a linchpin of US leadership in the global Al race.



A Bloomberg News analysis of wholesale electricity prices for tens of thousands of locations across the country
reveals the effects of the Al boom on the power market with unprecedented granularity. The locations and
prices were tracked and aggregated monthly by Grid Status, an energy data analytics platform. Bloomberg
analyzed this data in relation to data center locations, from DC Byte, and found that electricity now costs as
much as 267% more for a single month than it did five years ago in areas located near significant data center
activity.

About two-thirds of the power consumed in the US runs off of a state or regional grid, where the system
operator manages the trading of energy. These wholesale commodity costs are passed on to households and
businesses on their utility bills, which then include other charges to maintain and expand the network. That
can affect even customers who aren’t in close proximity to a data center, since their energy relies on the same
grid.

Every day, wholesale electricity prices are measured in real time by Locational Marginal Pricing points on the
power grid, called nodes. LMPs are primarily made up of the cost to produce the energy and congestion.
Analyzing data from 25,000 nodes used by seven regional transmission authorities, Bloomberg News
estimated how much wholesale prices in the lower 48 states have changed since 2020.

In 2020, wholesale electricity prices around the country hovered around $16 per megawatt-hour, on average,
with slight variations from one energy market to the next.

In 2025, electricity costs depend far more on where you're located. Prices are high in many parts of the
country, while some central states have negative wholesale prices, meaning more electricity is produced than
consumed.

Wholesale prices more than doubled since 2020 in some markets, but the increases aren't felt equally. Many
areas with the biggest jumps — like Baltimore — are near data center hot spots.

Of the nodes that recorded price increases, more than 70% are located within 50 miles of significant data
center activity.

Source: Bloomberg News analysis of data provided by Grid Status and DC Byte

Note: Prices shown are the average wholesale electricity prices, based on the median prices of all the nodes
within a given 100 square-mile area. To determine significant data center activity, a dynamic threshold was
used that took into account the total data center capacity in the area around any given LMP node. The map
displays results for the month of April, a time when grids generally don’t face additional pressure from
extreme weather events. For areas where the median electricity price switched from positive to negative, we
considered the change as —100%. For more details, see the full methodology note.

Tech companies, now among the biggest and most powerful forces in the world, have staked their future on
Al. Data centers — some with a footprint large enough to cover much of Manhattan — are chock full of racks
of servers delivering computer power and storage needed to train and run models.

Their power needs are only set to accelerate. In recent weeks alone, Nvidia Corp. said it will invest as much as
$100 billion in OpenAl to support new data centers, while Microsoft Corp. struck a multiyear deal worth
almost $20 billion to get cloud computing power from Amsterdam-based Nebius Group NV using a New Jersey
data center. OpenAl and Oracle Corp. forged a partnership to build 4.5 gigawatts’ worth of data center
capacity, enough energy to power millions of American homes.

“The reliability crisis is here now; it’s not off in the distance somewhere,” said Mark Christie, a former
chairman of the Federal Energy Regulatory Commission who also served as a long-time Virginia regulator. He



said that load forecasts — the expected demand for power on electricity grids — are a key factor pushing up
costs, driven by the data center interconnection requests.

The affordability problem extends beyond US borders. Power auction prices in Japan hit all-time highs amid
government expectations of an Al boom, while Malaysia is lifting electricity rates for data centers as new
facilities tighten supply. In the UK, a report from Aurora Energy Research found that higher demand from data
centers could push power prices up 9% by 2040.

Globally, data centers are expected to consume more than 4% of electricity by 2035, according to
BloombergNEF. Put another way: If the facilities were a country they’d rank fourth in electricity use, behind
only China, the US and India.

In the US, power demand from data centers is set to double by 2035, to almost 9% of all demand, according to
BNEF. Some predict it will be the biggest surge in US energy demand since air conditioning caught on in the
1960s. That comes as the grid is already struggling to update aging infrastructure and adapt to climate change.

“Without mitigation, the data centers sucking up all the load is going to make things really expensive for the
rest of Americans,” said David Crane, chief executive officer of Generate Capital and a former energy official in
the Biden administration. All that demand risks brownout situations in some US power markets within the
next year or two, he said.

President Donald Trump, who won election in part because of Americans’ dissatisfaction with higher
consumer costs, said on the campaign trail that he would cut electricity prices in half within 18 months of
taking office. Yet prices have only risen since his inauguration. His energy chief said this month that soaring
power bills are now his biggest concern.

The president has championed America’s Al dominance while also stripping support for new sources of energy
like solar and wind farms with his One Big Beautiful Bill Act, which some experts say will increase average
household energy bills. BNEF forecasts that annual deployment of new solar, wind and energy storage
facilities in 2035 will be 23% lower than it would have been without the bill.

Trump has instead focused on unlocking power through expanding the use of coal, natural gas and nuclear
energy. In a statement, White House spokeswoman Taylor Rogers blamed the Biden administration’s climate
agenda and “destructive” policies for driving up energy prices.

“President Trump’s actions to unleash American energy are the only reason our country has not experienced
blackouts and grid failures that would have occurred” under the prior policies, she said.

“They can say this is going to help with Al, but how is that going to help me?”

Kevin Stanley sitting on his stoop in Baltimore on Sept. 10.

PJM Interconnection, the operator of the largest US electric grid, has faced significant strain from the Al boom.
The rapid development of data centers relying on the system raised costs for consumers from lllinois to
Washington, DC, by more than $9.3 billion for the 12 months starting in June, according to the grid’s
independent market monitor. Costs will go up even more next year.

Demand tied to the cryptocurrency boom, new factories and the electrification of the economy, including
vehicles and home heating, are also pushing up power bills. The cost of natural gas, the No. 1 power-plant fuel
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in the US, is increasing thanks to all of this demand. And in the zone that includes Baltimore, the planned
retirement of coal plants has increased the price of power by decreasing projected supply.

Baltimore residents saw their average bill jump by more than $17 a month after a power auction held by PJM
reached a record high, according to Exelon Corp.’s Baltimore Gas & Electric utility. This year’s auction set
another record, which will boost the average power bill in Baltimore again by up to $4 starting in mid-2026.

There has been a “massive outcry about high energy bills” in the area, said David Lapp of the Maryland Office
of People’s Counsel, an independent state agency that advocates for residential utility customers. His office
fields about 50 calls a week and recently hired a new staffer to help manage the requests for help. A comic
strip taped to his office door makes a dark joke about Al causing the power grid to collapse.

Nicole Pastore, who has lived in her large stone home near Baltimore’s Johns Hopkins University campus for
18 years, said her utility bills over the past year jumped by 50%. “You look at that and think, ‘Oh my god,”” she
said. She has now become the kind of mom who walks around her home turning off lights and unplugging her
daughter’s cellphone chargers.

And because Pastore is a judge who rules on rental disputes in Baltimore City District Court, she regularly sees
poor people struggling with their own power bills. “It’s utilities versus rent,” she said. “They want to stay in
their home, but they also want to keep their lights on.”

Stanley’s neighborhood is a mix of well-tended houses like his and those that are condemned or abandoned,
with broken windows and holes in the walls. He used to work as a hotel manager but glaucoma took his vision
almost 20 years ago, leaving him with few employment options.

“They can say this is going to help with Al, but how is that going to help me?” he said from his front steps.
“How’s that going to help me pay my bill?”

The analysis of 25,000 LMP nodes examined the relationship between the change in wholesale electricity
prices and the nodes’ distance from data centers. LMP nodes with increases are more likely to be
concentrated near data centers, the analysis shows.

The increased demand on the grid from data centers is creating upward pressure on customer bills, according
to Grid Status co-founder Connor Waldoch.

Electricity Price Increases Are Concentrated Near Data Centers

Distance from significant data center activity for LMP nodes and change in the median wholesale electricity
prices from 2020 to 2025

Source: Bloomberg News analysis of data provided by Grid Status and DC Byte

Note: The analysis includes a small number of nodes in Canada used by US RTOs. Median distances rounded to
the nearest whole number. To determine significant data center activity, a dynamic threshold was used that
took into account the total data center capacity in the area around any given LMP node. For more details, see
the full methodology note.

The boom highlights a stark trade-off: Data centers devour electricity and water, but also are required for the
tech-driven conveniences of the modern era, whether it’s using ChatGPT for queries, getting matched with an

6



Uber driver or seeing streaming recommendations on Netflix. Even some activists who protest widespread
development of the facilities acknowledge that their digital lives rely on them.

In 2024, the three biggest US cloud providers — Amazon.com Inc., Microsoft and Alphabet Inc.’s Google —
spent more than $200 billion on capital expenditures, most of it to construct data centers. To ease the
pressure, tech companies are working on ways to speed additional power capacity to the grid while
developing better techniques for cooling data centers and chips that use less energy. Hyperscalers are
collectively bringing back old reactors, spurring upgrades at existing plants and investing in next-generation
nuclear power.

In some US regions it’s clear that data centers are a major influence on the surge in energy costs. They are the
largest source of new power consumption in Texas by far. Dominion Energy Inc. — which serves northern
Virginia’s Data Center Alley — forecast that its peak demand would rise by more than 75% by 2039 with data
centers. It would be just 10% without. Against that backdrop, power costs have become a key issue in this
year’s gubernatorial elections in Virginia and New Jersey.

Utilities across the US say they are trying to ensure tech firms pay a fair share for the electricity and
infrastructure upgrades their data centers require. Some power companies have moved to require tech firms
to put up more collateral or pay for specific amounts of electricity, even if they end up using less.

Data centers in various stages of construction in Ashburn, Virginia on Sept. 10.

“We believe data centers should pay for the full cost of their power,” Dominion spokesperson Aaron Ruby said
in an email. “That’s how we design our rates, and it’s the standard our regulator uses in reviewing them.”
Ruby added that infrastructure costs are allocated based on how much it costs to serve each group of
customers, with data centers paying an increasingly large percentage of transmission costs.

Calvin Butler, the CEO of Exelon, said the company is pushing for long-term solutions that are fair and bring
peace of mind to customers. “While we can’t control every factor driving up prices, we refuse to stand by,” he
said in a statement.

For local officials, the effects are becoming urgent. Last week, Pennsylvania Governor Josh Shapiro convened
the first-ever meeting of representatives from all 13 states served by PJM. Shapiro, a Democrat, warned that if
PJM didn’t tackle changes to reign in consumer costs, Pennsylvania could withdraw from the system. New
Jersey regulators are studying this and Maryland may do the same, underscoring growing discontent among
the three original states that made up the P, J and M grid.

PJM has said that supply and demand conditions are driving up prices. A spokesman declined to comment
further.

As a regional grid operator, PJM not only runs daily markets to trade electricity but is also responsible for
transmission planning, and costs for those projects are socialized within the grid. It approved $5.9 billion in
new transmission projects in February, attributing the load growth primarily to data centers. PJM also runs a
capacity auction to contract to procure power supplies where consumers pay billions of dollars a year to
generators to ensure they are available.



“The PJM capacity market will be at its maximum price for the foreseeable future, it could be five or 10 years,”
said Joe Bowring, president of Monitoring Analytics, the grid’s official watchdog. He said data centers need to
bring their own generation, and those projects should get a speedy approval process.

Data Centers Consume a Growing Share of Electricity

Some local governments are now rethinking how utility costs are shared and who should pay. In Oregon,
lawmakers in June passed the POWER Act, a law designed to help utilities strike fairer deals with data centers
and crypto miners.

The issue is especially pronounced in the Portland suburb of Hillsboro, where 15 major data centers are
located. Nearly all of Portland General Electric’s load growth has come from commercial customers, said Bob
Jenks, executive director of the Oregon Citizens’ Utility Board. Yet over the past decade, residential rates
climbed by 8 cents per kilowatt-hour, compared with just 2 cents for large users, he said. Rising home power
costs contributed to a wave of electricity shutoffs during a frigid winter last year.

Portland General said there are numerous factors in rate increases. The utility is hoping to have new rates
based on the POWER Act for the commission to approve next year “to keep prices as low as possible for our
residential and small business customers while supporting growth of data centers as they continue to come
online,” said John McFarland, vice president and chief commercial and customer officer.

The POWER Act was designed to give regulators sharper tools to hold large electricity users accountable, said
State Representative Pam Marsh, who introduced the bill. She noted that Amazon was collaborative on the
legislation, though it ultimately withheld final support. Google did as well.

An Amazon spokesperson said the company works closely with utilities and grid operators to plan for future
growth. When special infrastructure is needed, “we work to make sure that we’re covering those costs and
that they aren’t being passed on to other ratepayers,” the spokesperson said.

Google supports paying its fair share for electricity to data centers and helping to protect other rate payers,
according to a spokesperson. The company said it has been working to use less electricity even as it expands
data centers, with Google’s operations delivering more than six times more computing power per unit of
electricity than they did five years ago.

A similar debate is underway in the political battleground state of Wisconsin, where Microsoft is developing a
massive data center on land once meant to be a plant for Foxconn, until the iPhone supplier dramatically
scaled back its highly touted plans. Local residents are already paying higher bills tied to power lines built for
Foxconn, according to Tom Content, executive director of the state’s Citizens Utility Board.

Now, with Microsoft’s site requiring 900 megawatts — and an even larger 1.3-gigawatt facility that could go
up to 3.5 gigawatts approved for construction farther north — utility We Energies and its parent company told
investors it will need to boost its power capacity by about 20% through 2029. The utility, which plans
investments to bring 6 gigawatts of new generation online in that time period, has proposed tariffs that force
“very large” customers to shoulder the costs of infrastructure built for them, even if they later give up on the
project.

Microsoft says it collaborated with the utility in structuring the proposed tariffs.



“We recognize that it’s literally our responsibility to make sure that when we come to a community, when we
get connected to a grid, that the cost of the infrastructure that is being dedicated to us, that those costs of
service, get allocated to us,” said Bobby Hollis, Microsoft’s vice president of energy.

Still, Milwaukee resident Montre Moore, first vice president at the county chapter of the NAACP, is worried
about the impact of future rising prices on the area’s poor and communities of color. His own home heating
bill rose from around $118 a month to $160 last winter, and he expects another hike this year. “We are in for a
world of hurt that is coming from a rate perspective and from an environmental perspective,” he said.

We, in a statement, said its typical bills are in line with other Midwest utilities, and that its most recent rate
approved by regulators wasn’t tied to data centers and instead was related to issues including programs for
severe weather and costs from previous projects.

In northern Virginia, Dominion Energy cited data center demand, inflation and higher fuel costs when asking
regulators to raise its customer bills by about $20 a month for the average residential user over the next two
years. Customers wrote Dominion’s regulators to complain.

One woman from Hampton said she’s an 81-year-old widow with limited income and can’t afford the increase.
Another from Virginia Beach said she and her husband are already living paycheck to paycheck. A man in
Midlothian said data centers shouldn’t push up bills if they’re not paying their fair share.

Mary Ruffine was shocked to see her monthly bill increase to around $260 from roughly $200. She lives in
Arlington, Virginia, an affluent Washington suburb with tree-lined streets shading homes. Her monthly bill
increases don’t mean she has to skimp on medication or skip meals. But she doesn’t like that poorer people
are shouldering higher bills while some of the richest companies in the world profit.

“ just feel like we are sharing the burden in an uneven way with these corporations that have billions of
dollars,” she said. “And so we the people are the ones who are absorbing the costs for these data centers.”

Back in Baltimore, Antoinette Robinson leaned on her walker during a recent afternoon stroll to complain that
her high power bills leave her with less than $100 in her bank account at the end of each month. “It’s killing

my pockets,” she said.

Stanley says the trees that used to grow on his street were cut down. Without their shade his home gets even
hotter in the summer, forcing him to rely more on expensive air conditioning.

The rise in his power bills has him reusing disposable razors 20 times and stretching the supplies for his
diabetes and sleep apnea. Sometimes he goes to food banks.

“People shouldn’t have to decide between their gas and electric bill and food,” he said.

Change in electricity prices

To examine the impact of data centers on power grids, we first analyzed monthly electricity prices for so-
called Locational Marginal Pricing (LMP) nodes that were aggregated from real-time data by Grid Status, for
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the seven Regional Transmission Organizations (RTO) where wholesale electricity markets operate in the US.
Some areas of the country do not participate in these markets and were not included in the analysis.

LMP nodes are points in a power grid, including substations, power generation facilities and connections
between transmission lines, where wholesale electricity is being auctioned off, either in real time or for the
day ahead. The analysis only included nodes that had electricity-price data for both 2020 and 2025, as well as
a known location, also provided by Grid Status, so that distance from data centers could be measured. In total,
our analysis captured about 25,000 nodes.

For each node, Grid Status calculated monthly median electricity prices recorded at five-minute intervals, and
we calculated the differences between the medians for the months of April 2020 and April 2025. We focused
on the month of April because US grids generally don’t face additional pressure from extreme weather during
that month, like they tend to do during winter and summer months. We replicated the analysis for the months
of January and July to confirm that the same pattern held true: the median distance from significant data
center activity is shorter for nodes that recorded the highest price increases.

Change in the median wholesale electricity price

Wholesale electricity prices can be positive or negative. Negative prices generally occur when the supply of
electricity is greater than the demand. We considered nodes where prices switched from positive in 2020 to
negative in 2025 to have recorded a decrease in prices. Conversely, we considered prices that switched from
negative to positive as having increased.

Distance from data centers

Next, we determined each LMP node’s proximity to significant data center activity using data from DCByte. To
define what constitutes significant activity, we used a dynamic threshold of data center live capacity around
each node after speaking with power-modeling experts, who indicated the price impact of a data center on a
given node varies depending on how much capacity is already operating in the area. To calculate the level of
data center activity, we first divided the US into grid cells using H3, a well-established geospatial indexing
system, at resolution 4 to create equal-sized areas that cover about 683 square miles. We then calculated the
total live capacity within that area as of July 2025, and the distance of each node from 20% of that total
capacity.

For the purposes of mapping the data, we split the country into hexagonal cells of 100 square miles each. Only
cells where LMP nodes exist are shown. For each cell, we calculated the average wholesale electricity price for
April of each year between 2020 and 2025, based on the median prices of all nodes included in the cell. For
areas where the electricity price switched from positive to negative, we considered the change as —100%. Cells
deemed as being far from data centers were ones in which the LMP nodes had an average distance greater
than 50 miles from significant data center activity.

Electricity consumption by state

To estimate data centers’ share of a state’s electricity consumption, we adjusted the total live capacity of data
centers in each state to account for utilization and energy efficiency. We converted the capacity values to
energy consumption estimates using the following formula: MWh = (capacity) (hours in a year) (utilization
rate) * (Power Usage Effectiveness) where capacity is the installed IT capacity, utilization rate is 70% and
Power Usage Effectiveness (PUE) is equal to an average of 1.5.
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The calculation assumes that data centers are running 70% of the time and that their PUE — a ratio to
determine a data center’s efficiency — is 1.5 on average. These numbers can vary from facility to facility.
Bloomberg had energy experts review these calculations.

Hamilton
846

Jesus said, “Let the little children come to me, and do not hinder them, for the kingdom of heaven belongs to such as
these.” (Matthew 19:14)

12,252 Palestinian children killed; Palestinian 8,663 children injured since October 7, 2023 (as of February 14,
2024)

“It is difficult to get a man to understand something, when his salary depends on his not understanding it.” -
Upton Sinclair (author of "The Jungle", which exposed labor and sanitary conditions in the U.S. meatpacking industry)
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Kopinski, Sara

From: Iwicki, Brad

Sent: Friday, October 17, 2025 1:39 PM
To: Kopinski, Sara

Subject: FW: Data center

POD - Data Center public comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group City of Naperville | 400 S. Eagle St. Naperville, IL
60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your development
cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfServicet/home. All development invoices are now sent
through the Civic Access portal. If you have any questions regarding your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If
you are not the intended recipient or received this message by mistake, be advised that any use, dissemination,
forwarding, printing or copying of this email or any attached material is prohibited. If you have received this e-mail in
error, please notify the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Jason Ezerski <} NNNENEE
Sent: Friday, October 17, 2025 10:49 AM

To: Planning <Planning@naperville.il.us>
Subject: Data center

[You don't often get email from| . L <2 why this is important at
https://aka.ms/LearnAboutSenderldentification ]

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and know the content is
safe.

Hello. | would like to voice my concerns about the proposed data center in Naperville. People who live in cities with data
centers end up paying higher utility rates to subsidize the data centers. They require massive amounts of power and
water to keep them running and are not good for the environment. The people of Naperville should not subsidize
businesses who will be making a lot of money, not to mention the environmental factors, and infrastructure demands.

Thank you,
Jason Ezerski



Kopinski, Sara

From: Egner, Therese

Sent: Thursday, October 16, 2025 4:03 PM

To: Kopinski, Sara

Subject: FW: Please vote NO on the Karis Data Center
FYI!

Therese Egner

Community Planner | Planning & Development - TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 420-4179 | egnert@naperville.il.us

The City’s online Civic Access portalis now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home All development
invoices are now sent through the Civic Access portal. If you have any questions regarding your invoice, please
contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If you
are not the intended recipient or received this message by mistake, be advised that any use, dissemination, forwarding,
printing or copying of this email or any attached material is prohibited. If you have received this e-mail in error, please notify
the sender by e-mail and delete all copies of this message and any attachments immediately.

From: AMGalo <IN
Sent: Thursday, October 16, 2025 12:34 PM

To: Planning <Planning@naperville.il.us>
Subject: Please vote NO on the Karis Data Center

You don't often get email from| . <2 why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Greetings,

I am writing to implore the Planning and Zoning Commission to reject the Karis Data Center and to agree
to a 6 month moratorium on Data Centers.

We are in no rush here. The citizens of Naperville are not currently, in any way, suffering from existing
data sources. We are not clamoring for more data, we are not begging for faster connections. Those of
us who work from home have not petitioned for more.



The push for more data centers is being driven by large tech firms pushing their Al-enabled tech which
frankly, no one has been begging for. Do a few quick searches and you can see the rising backlash
against generative Al. And frankly, we don't need to build a data center to fuel inaccurate Google results
summaries and chatGPT-produced school reports.

Let's please take a moment to pause, do some serious evaluation of the actual needs of Naperville
citizens and have third party experts forecast the long-term costs and impact of these centers.

Naperville is the incredible place that it is due to the deliberate and choiceful planning decisions over
decades. limplore you to continue that tradition and vote NO on Karis and create a minimum 6-month
moratorium on data centers.

Kind regards,
Andrea McGovern Galo



Kopinski, Sara

From: Iwicki, Brad

Sent: Wednesday, October 15, 2025 1:18 PM
To: Kopinski, Sara

Subject: FW: Comment on DEV-0057-2025
Categories: Blue Category

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Catherine Lill <
Sent: Wednesday, October 15, 2025 1:09 PM

To: Planning <Planning@naperville.il.us>
Subject: Comment on DEV-0057-2025

You don't often get email from| N L2~ why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.
Hello!

I’'m a Naperville resident and | just wanted to express my disappointment in this data center proposal
and the fact that it hasn’t been stopped yet.



There are numerous reasons why this data center should not move forward. | have yet to see a
community that has made a deal to build a data center and not regretted it. No amount of money is worth
the impacts this will have on our community in the future.

This is Naperville! We can and we must do better!

Let’s stop this now before it becomes a bigger problem we do not want data centers built here!

Thanks,

Catherine Lill
I



Kopinski, Sara

From: Iwicki, Brad

Sent: Tuesday, October 21, 2025 11:52 AM
To: Kopinski, Sara

Subject: FW: Vote NO to Karis Data Center!

POD - Data Center Public Comment 10/21

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Daniel Galo <N
Sent: Tuesday, October 21, 2025 7:50 AM

To: Planning <Planning@naperville.il.us>
Subject: Vote NO to Karis Data Center!

You don't often get email from d N L c2n why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hello,
I am writing to urge you all to vote NO to the proposal for a data center in Naperville.
These data centers are an enormous strain on resources where they have been built, and we do not need

to put our water and energy resources at risk. Especially over something (the growth of ai) that has
potentially negative repercussions for society as a whole.



Naperville does not need it and should not support it.

Please see the recent timely article in the October 20 New York Times about how these data centers
strain their local communities.

https://www.nytimes.com/2025/10/20/technology/ai-data-center-backlash-mexico-
ireland.html(?smid=nytcore-ios-share&referringSource=articleShare

These data centers would only strain resources and increase costs for Naperville residents.
| strongly urge you to vote NO!
Regards,

Daniel Galo
Naperville resident since 2009
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From Mexico to Ireland, Fur
Mounts Over a Global A.I.
Frenzy

As tech companies build data centers
worldwide to advance artificial intelligence,
vulnerable communities have been hit by
blackouts and water shortages.

§ @

By Paul Mozur, Adam Satariano and
Emiliano Rodriguez Mega

Paul Mozur reported from Santiago, Chile, and Querétaro,
Mexico. Adam Satariano reported from Ennis, Ireland, anc
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Kopinski, Sara

From: Egner, Therese

Sent: Monday, October 27, 2025 8:44 AM

To: Kopinski, Sara

Subject: FW: DEV-0057-2025 — Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers) — PZC File
25-1103C

FY |- DEV-0057-2025

Therese Egner

Community Planner | Planning & Development - TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 420-4179 | egnert@naperville.il.us

The City’s online Civic Access portalis now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home All development
invoices are now sent through the Civic Access portal. If you have any questions regarding your invoice, please
contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If you
are not the intended recipient or received this message by mistake, be advised that any use, dissemination, forwarding,
printing or copying of this email or any attached material is prohibited. If you have received this e-mailin error, please notify
the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Rachel Alexander <IN
Sent: Saturday, October 25, 2025 1:06 PM

To: Planning <Planning@naperville.il.us>
Subject: DEV-0057-2025 — Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers) — PZC File 25-1103C

You don't often get email from|i . <2 why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hello! | am a Naper Commons resident and have resided in Naperville for 20 years. | am not in favor of
having a data center so close to our homes. | have watched the videos of previous meetings and one
thing | have not heard mentioned yet is the proximity to a Naperville Park District park. Naper Commons
is centered around a park district park and is a VERY active playground daily. As this area has been
developed into residential | think it is time to reconsider what the zoning surrounding our homes will be.

We love our home, we love our neighborhood — which is filled with young families, and | would
appreciate not having to worry about the health affects the data center would have on my family.



As a mother with millennial anxiety, | do not need more reason to feel anxious about noise, pollution, and
heath risks AT MY HOME.

Thank you kindly,

Rachel Alexander



Kopinski, Sara

From: Iwicki, Brad

Sent: Tuesday, October 28, 2025 2:58 PM

To: Kopinski, Sara

Subject: FW: Public Comment on DEV-0057-2025 (Karis Data Center) — Comprehensive Community Summary
& Questions

FYI - POD Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Naperville Now I
Sent: Tuesday, October 28, 2025 2:02 PM

To: Planning <Planning@naperville.il.us>
Subject: Public Comment on DEV-0057-2025 (Karis Data Center) — Comprehensive Community Summary & Questions

You don't often get email from . _c2rn why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hi Planning & Zoning Team,

Thanks for the time and patience you’ve shown through this process. Residents know how much
information you have to balance before the November 5 meeting, and we wanted to share what we’ve
gathered from the community.



Over the past few weeks, our team published what’s probably the most comprehensive, plain-English
summary of the proposed data-center project at 1960 Lucent Lane. The goal wasn’t to take sides, but to
help residents actually understand what’s on the table—power load, noise, water, taxes, and the city’s
decision framework—allin one place.

We’ve included the link to the report below.
We hope these can be considered or incorporated into the conditions you finalize.
If it helps, the full report is here:

= Should Naperville Support Data Centers? An Honest Guide to Data Centers (the good, the bad,
and what no one is telling you...)

Thank you for serving and for letting residents be heard. It really matters that people see the process as
transparent and evidence-based.

Warmly,
Naperville Now

Naperville Now

napervillenow.com [ I I

& Instagram | % Facebook

= Subscribe to our free 60-second Brief




10/29/25, 8:58 AM Should Naperville Support Data Centers? - Naperville Now

Should Naperville Support Data Centers?
An Honest Guide to Data Centers (the good, the bad, and what no one is telling you.

NAPERVILLE NOW
OCT 16, 2025

Naperuille
INOW/

01 D4 g She

Naperville dreams big. It always has.

But dreams change, like that massive Alcatel-Lucent campus off Lucent Lar
near [-88. Remember when Nokia was king, and tech workers flocked daily

that sprawling site?

Those days are gone, and we're left wondering: what'’s next for our beloved
city (a.k.a. the number one city in America)?

Now, Naperville faces a new crossroads: the proposal from Karis Critical to
build two significant data centers totaling approximately 422,500 sq ft on tl
40-acre vacant land. But are data centers truly beneficial for Naperville?

https://thenapervillenow.substack.com/p/should-naperville-support-data-centers 1/47
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Smith, K. (2025, August 5). Data center could land at former Alcatel-Lucent
site in Naperville. Daily Herald. Retrieved from

https: //www.dailyherald.com /20250805 /news /data-center-could-land-
at-former-alcatel-lucent-site-in-naperville /

Let’s explain everything you need to know.

' [
What's Going On?
Karis Critical plans to utilize the site’s existing infrastructure—fiber-optic

cables leftover from Lucent—to build what they describe as a “metro” data
center for banks, insurers, and other local businesses.
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Each building would house up to 36 megawatts of IT load, totaling 72
megawatts across the two facilities. Phase 1 construction would begin soor
with Phase 2 dependent on future electrical infrastructure. To put that in
perspective, 72 megawatts is roughly enough electricity to power more tha
50,000 homes at once—about the size of a small city.

UPDATE: “Now, Karis is seeking approval for only phase one of its plan:
singular 36-megawatt data center building on the 40-acre property.

Similar to the original plan, the building will contain an office compone
There will be 24 backup generators as part of the new proposal, with ea

”1

generator acoustically treated in a self-contained unit
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The Future
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Karis Critical Member, LLC. Community Stewardship Pledge. Naperville
Data Center, https: //napervilledatacenter.com /community-stewardship-

pledge/.

Why Naperville?

Naperville has a city-owned electric utility, a stable water supply, and a prir
location along the tech corridor. The site is already zoned for

office /research /industrial use (ORI), and data centers are allowed there wi
a special permit.

So from a zoning perspective, it fits—the developer just needs a conditiona
use permit and a couple variances (like fewer parking spots since data cent
don’t need hundreds of parking spaces, and taller screening walls /fences fc
equipment).

Naperville’s staff actually recommended approving Phase 1 (with conditior
because the existing grid and utilities can handle one building for now. The
want the developer to come back for separate approval of Phase 2 later, one
there’s proof that enough electrical power is available and any Phase 1 issue

are resolved.

Naperville is an attractive location, but the city is being cautious and doing
homework before fully green-lighting both phases.

Now, are data centers good or bad for the city? It's not a simple black-or-

white answer.
There are some real benefits and some serious concerns.

Let's break down the pros and cons.
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The Benefits Clearly Explained

1. Tax Revenue (Property Taxes & More)

A data center would add a big property to the tax rolls, which can bring in
revenue for the city, schools, and other taxing bodies. Right now that land i
vacant, generating minimal tax. If the data center gets built, the estimated
total property value (for tax purposes) is about $63 million (with an assess¢
value around $21 million) once both buildings are up. That could yield roug}
S$1.5 million per year in property taxes spread across all local governments
The school district (Naperville CUSD 203) would get the largest chunk (on
order of ~S1 million a year) without having to add any new students (data
centers don't send kids to school) 2. The City of Naperville’s direct share of
property tax might be only around $90,000 a year at full build-out  (the ci
tax rate is smaller since schools, county, etc., take most of the levy). So it's 1
a game-changer by itself for city property taxes. Don’t expect your persone
property tax bill to suddenly drop a ton. However, every bit helps: that’s $9
the city can use for services or to offset tax increases, and about a million
easing the burden on schools (which could indirectly slow down future tax
hikes for homeowners).

On top of property tax, Naperville has an electric utility tax (basically a city
tax on electricity usage). The data center would be an electricity-hungry
customer, so it would pay a significant amount in electric utility taxes/fee
In fact, a fiscal study for the city estimated Naperville would collect arounc
$1.9 to $3.1 million per year just from electric utility taxes once the data
center is fully running °. This range depends on how much of the capacity
actually used (it might ramp up over time - the more servers running, the
more power drawn, the more tax paid). To put that in perspective, $2-3
million annually is a pretty solid revenue stream - much bigger than the cit
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cut of the property tax. That money could potentially be used to improve
infrastructure or even help the city keep residential electric rates stable.
Bottom line on taxes: A big data center adds to the tax base and brings in
revenue without needing a lot of city services in return (no kids in school,
minimal daily traffic, etc.). So it could help a little to spread out the tax burc
and fund local government - it’s not a windfall that lets everyone off the ho
but it’s beneficial. One resident asked us on [nstagram “could it lower my
property taxes?”

The honest answer: maybe slightly, indirectly. It gives the city and others
more revenue, which in theory could reduce the need to raise taxes as muc
in the future. But it's not likely to slash your bill dramatically. Think of it mc
like helping keep taxes from rising faster rather than actually cutting them
overnight.

2. Utility & Infrastructure Benefits

Naperville’s own Electric Utility stands to gain from a large customer if it’s
structured right. The city would sell a huge amount of power to the data
center. As long as the rates cover all the costs, the utility can earn a
contribution margin (profit) on that sale, which can benefit all customers.
Ideally, the data center’s electric bills (likely millions of dollars per year) wor
include not just the cost of the power but also money that helps maintain t
grid. If done properly, other residents’ rates wouldn’t go up - they might e
see improvements because the utility has more revenue to spread fixed co:
(For example, maintaining transformers and lines costs the same, but now
there’s a new user helping pay for it.) In Naperville’s case, there is some
caution here: the city is currently negotiating its wholesale power supply
contract for the coming years. The data center would increase the city’s tot
electricity usage by an estimated 44%, which is huge. If the city locks in por
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purchase agreements without accounting for this, or if this large load chan
their cost structure, there’s a risk other customers could be affected. That’s
why the city’s sustainability task force (NEST) is asking for a pause - they
want to make sure Naperville figures out the cost implications on the grid
and rates before saying yes.

But if managed well, the data center could basically pay its own way for an:
grid upgrades. In fact, Naperville is already planning that: the Phase 1 build:
can plug into existing substations (capacity is “sufficient” for one 36 MW
facility) ¢, but Phase 2 will require a new substation and more infrastructur
The developer is aware of this - they even requested a variance to build a
private on-site electrical substation in the future (with an 8-foot security
fence) as part of the plan~. It's expected Karis (the developer) will fund tho
power infrastructure upgrades for Phase 2, or at least share costs, rather
than dumping it on the city. If that happens, Naperville’s grid gets an upgra
that could also improve reliability or capacity for others, at minimal city

expense.

Similarly on the water infrastructure side: Naperville gets its water from L:
Michigan (via the DuPage Water Commission pipeline). The data center will
need water if it uses water-cooled chillers or cooling towers (likely, for
efficient cooling of servers). That means more water sold by the city’s wate:
utility - which again is revenue. Karis hasn’t publicly stated exact gallons,
which has some folks concerned (lack of info), but they claim the data cent
water use will actually be lower than what the old Lucent office campus us
to consume &. (The previous 600,000 sq ft building had thousands of
employees - lots of bathrooms, AC cooling, cafeteria, etc., so it did use quit
bit of water when it was operational.) If true, that suggests the water impac
might not be as crazy as it sounds. In any case, Naperville already has the
water capacity for a large commercial user, and they could always require t
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data center to use water-efficient technology or even recycled water if
available. So, from a utility standpoint: The data center would pay for a lot «
electricity and water, and those payments (bills, utility taxes) can benefit ti
community if managed correctly. It’s a financial positive for city utilities, as
long as we mitigate the risk of any cost spillover to residents.

=

Chicago Tribune. (2025, October 14). Artist’s rendering of the proposed
Karis Critical data center campus at 1960 Lucent Lane, Naperville [Image].
In Karis Critical scales back proposed data center in Naperville. Retrieved

from https: /www.chicagotribune.com /2025 /10 /14 /karis-critical-
scales-back-proposed-data-center-in-naperville

3. Jobs and Economic Activity

During construction, a project like this (probably $250+ million investment
would create a lot of construction jobs for a couple years - hundreds of
workers (electricians, engineers, trades) will be employed to build the facili
and that brings payroll and spending to the area. Some of that money flows
local businesses (restaurants, suppliers, etc.). After it’s built, data centers
don’t employ a ton of people compared to factories or offices, but there wil

https://thenapervillenow.substack.com/p/should-naperville-support-data-centers 9/47


https://www.chicagotribune.com/2025/10/14/karis-critical-scales-back-proposed-data-center-in-naperville
https://www.chicagotribune.com/2025/10/14/karis-critical-scales-back-proposed-data-center-in-naperville
https://substackcdn.com/image/fetch/$s_!FiUm!,f_auto,q_auto:good,fl_progressive:steep/https%3A%2F%2Fsubstack-post-media.s3.amazonaws.com%2Fpublic%2Fimages%2F3aeb9ee3-39fd-4645-85b3-659ca31839c2_609x350.jpeg

10/29/25, 8:58 AM Should Naperville Support Data Centers? - Naperville Now

still be some permanent jobs: facility technicians, engineers, security staff,
maintenance, etc. Maybe on the order of 20-50 full-time jobs per building
(just an estimate from typical data centers). Not huge, but these are often
well-paying technical jobs. And if it's a multi-tenant data center, clients wil
visit and maybe local IT consultants or electricians get contracts for ongoir
work. There’s also a hope that having a data center can attract ancillary
businesses - like telecom companies, fiber providers, or other tech
companies that want to be nearby (to connect to the data center or becaus
Naperville shows it’s “tech-friendly”). It can be part of a tech ecosystem. Fo
example, if banks and insurers colocate servers there, those companies mig
do more business in town or sponsor local programs. So there’s an econom
development angle: Naperville being seen as part of the “digital infrastructt
backbone could be a selling point for other high-tech or finance firms. Last
some proponents say data centers are basically the “roads and bridges of t]
digital age,” 2 meaning it’s essential infrastructure (like having highways or
rail).

Having one can be a point of pride or at least a sign that Naperville is keepis
up with modern needs.

4. Low Traffic & Little Strain on Services

Unlike a factory or office park, a data center won't flood the roads with traf
every day. Once built, it's mostly just a few employees and maybe occasion:
deliveries. No daily commuter rush, no fleets of trucks (aside from maybe tI
odd equipment delivery).

So traffic impact is minimal. Probably far less than if that 40-acre site

became, say, a warehouse or a shopping center. It also doesn’t generate a Ic
of calls for police or fire (except maybe for the rare incident or fire alarm -
though the fire department will need to be prepared for high-power electr:
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fires, etc., but those are rare). No school impact as mentioned, and minimal
wear on city services. So from a community services perspective, it's a net-
positive taxpayer: it pays in money but doesn’t use much city resources day
to-day.

5. Productive Use of Land (vs. Alternatives)

That site is currently empty after the old building was demolished in 2023.
not a data center, what else could go there? Possibly an office campus agair
(but let’s face it, office demand is not great these days), or a warehouse, or
maybe a mix of retail /housing (though currently it's zoned for

office /industrial, so housing would need a rezone and isn't in the plan). A d
center is a way to revitalize that dormant property with a modern use. It
keeps the land in an “economic” use (business) which can be better for city
finances than non-profit or residential uses. It's also consistent with the
area’s character to some extent - that [-88 corridor is full of corporate
campuses, research facilities, and yes, some data centers in nearby towns. |
fact, the developer’s attorney pointed out that this site has had high-tech
telecom research for decades (Bell Labs /AT&T -> Lucent -> Nokia), so a dat

center is “absolutely consistent” with that history 1.

In other words, it's not a random factory plopped in a residential zone; it’s i
corridor that’s long been meant for tech and industry. Supporters argue it’s
better to have this than to leave the land vacant or see it turn into somethii
like a trucking warehouse which might bring noise and diesel trucks of a
different kind.

Upsides...

Those are the main upsides: more tax revenue (especially electric taxes) tha
could help the city and schools, a boon to the city’s utility income, some jol
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and economic spin-off, not much traffic or service burden, and productive
use of an appropriate site.

Now, let’s look at the downsides and concerns, because there are plenty be
raised by local residents and even the city’s sustainability experts.

The Concerns and Downsides (Cons)

1. Huge Energy Consumption (Grid Strain & Emissions)

Data centers use massive amounts of electricity. As mentioned, at full build
this one would draw up to 72 MW nonstop - that’s like adding nearly half of
Naperville’s current entire power demand . Neighbors and sustainability fc
worry what that means for grid reliability and cost. Will the data center ho
all the power and cause shortages or blackouts? (Probably not literally, sinc
Naperville will upgrade infrastructure and buy more power - they won't cu
off your AC to feed the servers. But it’s a lot of load on the system.) The
concern is more about cost sharing: if Naperville has to buy a ton more
electricity on the market for this one customer, will it drive up prices? The
city needs to ensure the data center pays its full way. Naperville’s
Environment and Sustainability Task Force (NEST) noted that because the
city’s power supply contracts are being negotiated now, it’'s impossible to fi
know how this big addition will affect electric rates for everyone 2. They w
a pause until that analysis is done, to avoid a scenario where residents’ bills
up due to the data center 2.

Another angle: Emissions and climate impact. Naperville doesn’'t generate |
own electricity; it buys from the grid (likely from a mix of sources). A
significant portion of Illinois’ grid power (especially what Naperville buys) s
comes from fossil fuels like coal and natural gas .
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If the data center draws, say, 630,000 megawatt-hours a year (which is
roughly the estimate), and a lot of that is from coal plants, that's a huge
carbon footprint and more air pollution indirectly. NEST pointed out it wo
significantly increase Naperville’s overall greenhouse gas emissions unles:
the data center’s load is met with clean energy 2. They suggest maybe
requiring the data center to invest in renewables or adjust the city’s power
purchase to cover it with green power. Without such measures, approving-
facility could run counter to climate sustainability goals (basically, it’s like
putting an electric “factory” online that runs 24 /7). So, big picture: lots of
electricity use = potential grid stress and higher emissions.

It’s a trade-off: the city can gain revenue from selling electricity, but it has 1
be very careful not to let that big usage negatively impact everyone else’s

rates or the environment.

Here'’s one example of how it’s happening to a lot of people across the
country:
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We Found the Hidden Cost of Data Centers. It's in Your Electric Bill

Data centers are driving up utility costs. As companies like Amazon and M
pour billions into data centers across the country, it’s raising electricity bil

While they're making record profits, the rest of us are forced to foot the bill

But maybe this isn’t the whole picture. Here’s a really interesting article fro
the Washington Post ;

But a new study from researchers at Lawrence Berkeley National Laborato
and the consulting group Brattle suggests that, counterintuitively, more
electricity demand can actually lower prices. Between 2019 and 2024, the
researchers calculated, states with spikes in electricity demand saw lower
prices overall. Instead, they found that the biggest factors behind rising rat
were the cost of poles, wires and other electrical equipment — as well as th

cost of safequarding that infrastructure against future disasters.

And in the same article, it continues:
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“It’s contrary to what we’re seeing in the headlines today,” said Ryan Hledil
principal at Brattle and a member of the research team. “This is a much mi
nuanced issue than just, ‘We have a new data center, so rates will go up.”

North Dakota, for example, which experienced an almost 40 percent increc
in electricity demand thanks in part to an explosion of data centers, saw
inflation-adjusted prices fall by around 3 cents per kilowatt-hour. Virginia
one of the country’s data center hubs, had a 14 percent increase in demand
and a price drop of 1 cent per kRilowatt-hour. California, on the other hand,
which lost a few percentage points in demand, saw prices rise by more tha
cents per kilowatt-hour.

2. Backup Generators (Air Pollution & Noise)

Data centers need backup diesel generators for power outages (to keep
servers running if the grid goes down). This proposal includes nearly 50 di¢
generators on-site (likely giant industrial generators, each capable of ~2-3
MW).

These would mostly sit idle, but they have to be tested regularly - usually
generators are run for maintenance maybe 1 hour a week or a few hours a
month to ensure theyll work in an emergency. During outages (which are
rare, but could happen), they might run for hours or days. Neighbors are ve
concerned about diesel exhaust and emissions from these units. Diesel
exhaust contains particulate matter (soot) and nitrogen oxides (NOx), whic]
can contribute to asthma, respiratory issues, and smog. If 50 generators all
fire up for testing or an outage, that’s basically like having 50 diesel truck
engines (actually much larger than a truck engine) running in the area. NES
letter highlighted that these generators emit pollutants that contribute to
respiratory and cardiovascular disease, and currently there are no specific
limits on how often they can run in the proposal.
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Typically, there are permitting rules-the Illinois EPA usually limits generatc
runtime for testing (often ~50-100 hours a year per generator for
maintenance is allowed under clean air permits). But residents want
assurances: could those hours be curtailed? Will they use the cleanest tech
(Tier 4 final diesel generators) that have filters and reduce emissions? If th
city approves, they could impose conditions like only running tests at certa
times and using advanced emission controls. Still, it's a valid worry - even
with Tier 4 generators, you don't really want a small power plant’s worth of
diesel engines rumbling near homes regularly.

Related is the noise issue from these generators and the cooling equipment
Generator noise: When they test, generators are loud (imagine 50 big rigs
revving). If they all tested at once it'd be awful, but usually tests would be
staggered. Neighbors still fear the occasional roar of these machines,
especially in otherwise quiet evenings or weekends. More constant is cooli:
fan noise: Data centers run huge cooling systems (fans, chillers, cooling
towers) 24 /7. This creates a constant hum or drone. It can be like a low-
frequency whir that, if not properly muffled, travels and irritates nearby
residents. In Aurora (which already has some data centers), people have
complained about persistent noise - both from generators and the ongoin,
fan noise - disturbing nearby neighborhoods.

@ Noise Impact
2.58MB - PDF file

Jacob & Hefner Associates, Inc. (2025, September). Noise impact assessment of
proposed data center at 1960 W. Lucent Lane, Naperville, Illinois 60563 (JHA .
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No. H477). Prepared for Karis Critical, 2150 Goodlette-Frank Road, Suite 700,
Naples, FL 34102.

Aurora actually had so many complaints that their City Council just approwv:
a 180-day moratorium on new data centers until they create better noise 3

environmental rules £,

Aurora has at least four data centers already and more planned, and the no
was the biggest concern officials heard, especially at night when backgrou

noise is low.

Naperville residents, learning from that, are demanding solid information o
expected noise levels and how Karis will mitigate them.

At the Sept 3 Naperville hearing, Karis did present a noise study claiming
they’ll meet the city’s noise ordinance.

The city is hiring an independent sound engineer to double-check that stu

Neighbors want things like sound walls, baffled fans, or other guarantees sc
that the noise doesn’'t become an annoyance. So noise and diesel pollution
a key downside, they can affect quality of life for people living nearby, and
they're not just theoretical (other towns have experienced it).

Here’s a great video focused on issues like noise.
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Exposing The Dark Side of America's Al Data Center Explosion

3. Water Usage and Potential Strain

Data centers can use a lot of water for cooling (if they use evaporative cool
towers). Basically, to keep servers cool, many facilities evaporate water whi
carries away heat-it’s very efficient compared to just using AC units, but it
consumes water. In hot months, a large data center could use hundreds of
thousands of gallons of water per day.

We don’t have exact numbers from Karis yet (which is itself a complaint -
people want transparency on this 2, However, as mentioned, Karis said it
should be less than what the old Lucent building used 2 If true, maybe it
won't break the bank. Naperville does have an allocation of Lake Michigan
water that should cover existing and some growth, but with climate chang
any big new water draw is scrutinized. The worry is if we get into a drough
water restrictions, a data center might still guzzle water while residents ar«

asked to conserve. Or, the city might need to spend money on water
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infrastructure if peak demand goes up (pumps, storage, etc.). Right now the
are no specific regulations or contract limits on how much water the data
center could use.

NEST and others think the city should impose limits or at least require the
company to report usage and maybe use recycled water if possible.

Some data centers can use air-cooled systems (using outside air when coo.
enough, or chillers that don’t consume water) or a hybrid approach to cut
water use. We don’t yet know the exact cooling design here.

So, the downside is mainly environmental: large water consumption could 1
seen as wasteful and could strain resources in extreme conditions. On the |
side, if theyre buying a lot of water, they'll pay for every gallon - contributi

to water utility revenue.

But public sentiment tends to be negative about using precious drinking

water to cool server farms, especially if alternatives exist.

While we're on the issue of water — what’s with all the new car washes
popping up around the Western Suburbs? They use a ton of water, too!

Sure, theyre low-maintenance businesses, but shouldn’t we be building
things that actually make our communities stronger, like parks, local sho
or places where people can connect, instead of yet another car wash?

4. Fits the Area... or Not?

Another issue is land use compatibility and aesthetics. Neighbors in Naper
Commons (a townhome development built very recently nearby) and other:
subdivisions like Danada Woods are saying this data center would be the “o
thing out” in an area that’s become fairly residential and natural.
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There’s a forest preserve (Danada Woods) and many homes not far away. Tt
expected the Lucent campus might become offices or something lower-key
not essentially an industrial facility. Data centers are often in industrial par
or more isolated areas - critics say this should be in a heavier industrial zo

not next to homes.

Visually, the plan shows two large buildings (they'd likely be windowless,
around maybe 40-50 feet tall boxes) with generators and cooling equipmer
yards, all fenced and screened. The developer will landscape and has a who
plan to make it look presentable (and Naperville will insist on things like
berms, tree buffers, maybe a nice facade). But it's not going to be as pretty .
a corporate HQ building, that’s for sure. At night there might be some secu
lighting (though they’ll likely use full cut-off fixtures to minimize light
pollution). Still, some residents fear it will look like a giant warehouse or
power plant, and it could impact property values of those nearby homes.

If you were house-hunting, would you pay the same for a home next to a dc
center vs next to a park or office? Possibly not, especially if there’s noise or
occasional diesel smells. Residents have explicitly voiced concern that thei
property values could drop due to this project 2. It's hard to quantify that -
well-built, quiet data center behind trees might hardly be noticed, but if it's
prominent and known to be noisy, it could indeed make the area less
desirable. There’s also a bit of a feeling of loss - as one person said, the are:
now is like an “oasis” of greenery and balanced development, and a data
center campus feels like a disruption of that.

Essentially, people are protective of Naperville's image as a quiet, family-
friendly suburb.
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A data center sounds industrial and they fear it’s out of character. This is
subjective, but it’s a valid community perspective: quality of life and
neighborhood character might be negatively affected.

5. Environmental Impacts (Beyond Power & Water)

We covered power, water, and air/noise. Two other environmental angles:
stormwater and heat. Building two giant buildings and an on-site substatic
means a lot of impervious surface (roofs, concrete). The developer did a
stormwater management plan for Phase 14, but apparently Phase 2’s
stormwater impact hasn’t been fully analyzed yet.

Neighbors worry about runoff or flooding. Will the site’s detention basins b
enough? (Naperville has strict stormwater requirements, so they'll have to
detain/slow-release water to not worsen flooding. But residents want to se
those details, especially with Phase 2 doubling the size.) Also, data centers
dump out a lot of heat. The heat removed from servers is often released to
outside via cooling towers (as warm moist air) or air condensers (as hot air)
This can create a localized heat island or thermal plume. If cooling towers .
used, they also vent water vapor that can have additives (biocides to keep t
water clean) - nothing too crazy, but something to consider if you live next
door and suddenly have warm humid air blowing by. These are more techni
concerns; most public comments centered on the big ones: power, noise,
water, pollution, and aesthetics.

But generally, some folks feel a data center doesn’t align with Naperville’s
sustainability goals - it could increase carbon footprint, use lots of resourc
and not directly benefit residents beyond money.

6. Not Many Permanent Jobs / Community Interaction
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While there are some jobs, critics point out that per dollar invested or per
acre of land, data centers don’t employ many people. Two buildings on 40
acres might create maybe 30-50 permanent jobs total (just an estimate). If
that same site were a corporate office campus or an R&D facility, it might
house hundreds or even a thousand employees daily, which has a bigger
positive impact on the local economy (restaurants, hotels, etc.). Or if it wer:
distribution center, it might employ a couple hundred (though that'd have i
own truck issues). So some say a data center is a low return in jobs for the
of prime land. Additionally, data centers don't really interact with the

community - no public visitors, no consumer services, etc.

It's basically a big box of computers. So if youre a resident, you won't direct
engage with it (can’t shop there, can’t work there unless youre one of a few
specialists).

Some would prefer development that integrates more with the community
daily life or provides broader opportunities.

Question for you all. What do you want in Naperville? Email us at

info@napervillenow.com or DM us your answer on Instagram or Faceboc

at @napervillenow

7. Risk of Future Changes

This is more abstract, but what if in the future the data center industry
changes? Could we end up with a giant empty specialized building if, say,
cloud technology shifts or the company leaves?

Some worry about the long-term flexibility of such a site. It’s built specific:
as a data center, if it fails or tech moves on, will it be a blighted hulk? (Thinl
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old factories that closed - could this be today’s equivalent if things go

wrong?).

That’s a lesser concern given data demand is only growing in the foreseeab
future, but it’'s not impossible (e.g., if the facility becomes outdated it might

require new investment or sit idle).

SO MANY CONCERNS!!

Those are a lot of concerns!

To sum up the major ones: residents are especially worried about noise,
diesel pollution, heavy power usage affecting their bills, huge water use, a
their home values.

They basically feel a data center might benefit the city’s coffers but they
personally bear the negatives (noise, visual, etc.).

This tension is why some are urging the city to either say “no thanks” or at
least “pause and study more” (like Aurora did).

Neighborhood Concerns Drive Changes

Local residents—especially those in the adjacent Naper Commons, Danada
Woods, and Fairmeadow subdivisions—have mobilized against the data cen
proposal for months. An online petition opposing the project has gathered
over 2,100 signatures, with homeowners voicing worries about potential
health effects, environmental impacts, noise, and property value losses.
Dozens of residents spoke during public hearings, highlighting specific issu
the constant hum of generators and cooling equipment, diesel exhaust fror
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backup generators, and the facility’s compatibility with the suburban
neighborhood and nearby forest preserve.

Neighbors pointed to problems at a similar data center in Aurora (CyrusOn
where noise complaints arose when backup generators ran, suggesting
Naperville could face the same. Others raised concerns about strain on the
power grid, increased water usage, and possible traffic or drainage issues
from such a large industrial operation.

These community objections and testimonies were a major factor in Karis
Critical’'s decision to eliminate the second building from its plan and focus

a smaller initial development.

Developer’s Sustainability and Community Pledges

In an effort to win support, Karis Critical has made a formal “Community
Stewardship Pledge” detailing voluntary commitments on sustainability, no
and community impact. Key elements of this pledge will be written into the
project’s conditions of approval as ongoing obligations of the operator:

e 100% Renewable Energy: Although the data center will draw significan
power (up to 36 MW) from Naperville’s grid, Karis has committed to ent
in Naperville’s Green Energy Certificate Program and purchase Renewa
Energy Certificates (RECs) to match 100% of its electricity usage with
energy from renewable sources %2. Through this program, every
megawatt-hour the facility consumes would be offset by a megawatt-h
of wind or solar power added to the grid, certified by the city’s municip
utility. This ensures the data center’s electric demand is effectively met
with green energy, addressing concerns about carbon footprint.
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e No Cost to Taxpayers: Karis vows it will not seek local tax incentives o1

subsidies from the City of Naperville for this project &

. The company w
fund all required infrastructure upgrades itself - for example, paying th
full cost of improvements to the nearby Indian Hill electrical substatio
and new power lines to supply the site. City officials have confirmed th
the Indian Hill substation can accommodate Phase One’s load, but Karis
will bolster the system’s capacity as needed at its own expense. Accord
to the developer, this substantial private investment (over $250 million
construction, not including tenants’ equipment) will generate new

property tax revenue and utility fees, without burdening local taxpayer:

e Modern, Efficient Design: The data center’s design incorporates measu
to minimize noise, emissions, and water usage. Diesel backup generat«
(24 in total) will only run during grid outages or routine testing, and wil
not be used for peak shaving or non-emergency power to avoid
unnecessary noise. All generators will meet U.S. EPA Tier 4 emission
standards (the strictest for diesel engines) and be housed in containeriz
units with built-in sound suppression and fuel spill containment systen
To cool the servers, the facility will utilize an air-cooled, closed-loop
chiller system that significantly limits water consumption. Karis estime
the data center will use less water than the office complex that previousl
stood on this property - on the order of under 5,000 gallons per day,
which is very low for a data center of its size. Additionally, all exterior
lighting will be Dark Sky compliant, and the company pledges to avoid
any use of high-pollution materials like coal-tar pavement sealants on ¢
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ENVIRONMENTALLY CONSCIOUS DESIGN &

OPERATIONS

The Data Center will rely on containerized battery systems to provide bridging power between the time of a power out
and back-up generators coming on-line. Each 2MWh containerized battery system will be housed in a 1-hour fire rated room. Karis
coordinated with the Naperville Fire Department regarding the proposed battery storage and has committed to meeting standards of the 2
International Fire Code (City is currently operating on 2018 IFC) for all battery storage systems.

The Data Center will rely on twenty-four diesel generators to provide emergency power in the event of an elect
outage. Karis commits that the generators will be used solely for emergency purposes- i.e. they will not be utilized for peak shaving.

Karis commits to using diesel generators that meet U.S. EPA Tier 4 emission standards. The generators shall be part
containerized system that provides sound attention and integral fuel containment.

Karis commits to using an air-cooled, closed-loop chiller system that minimizes the use of potable water. Karis reason
anticipates that the Data Center will use less water than the office building that previously occupied the property.

Karis commits to operating in compliance with applicable City of Naperville noise regulations. Essential infrastructure
the Data Center shall be programmed, constructed, and operated with sound attention consistent with the assumptions set forth in the N
Impact Assessment submitted to the City of Naperville.

Karis commits that all exterior lighting for the Data Center shall be dark sky compliant.

Karis commits that no coal tar sealants shall be utilized on privately owned drive-aisles or parking
associated with the operation of the Data Center.

Karis commits to the establishment of an electrenic waste recycling program for the Data Center.

Karis commits to capping leasable IT load of the Data Center to 36MW.

City of Naperville. (2025, October 15). Planning and Zoning Commission
agenda item: Russ Whitaker presentation on behalf of Karis [Public
Hearing, Agenda Ready]. Naperville Planning and Zoning Commission.

e Restricted Use & Oversight: In response to community questions abou
what kind of clients and data operations will be in the facility, Karis has
explicitly prohibited cryptocurrency mining at this data center. Cryptc
mining is often cited as highly energy-intensive and was a concern for
some residents. Karis envisions more conventional tenants (e.g.
corporations, banks, IT firms) using the co-location servers. To ensure
ongoing accountability, the developer will file annual “Property
Stewardship” reports to the city for the first five years of operation,
documenting compliance with noise, environmental, and safety standai
as well as any community complaints and how they were addressed.
These reports and the city’s standard inspections will provide oversigh
make sure the data center lives up to its commitments long-term.
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Some Questions You May Be Asking Yoursel

So many people don’t know what to think of data centers and so many of yc
also reached out with questions on Instagram. We compiled them and we v

Should Naperville Support Data Centers? - Naperville Now

OVERSIGHT & ACCOUNTABILITY |

For the first five years of commercial operations, Karis shall
file a Property Stewardship Report detailing key operations of the campus, including the delivery of
services from the city’s electric and water utilities, statistics regarding reliability and operations of
on-site backup generation, a property tax and fiscal impact summary, aggregate statistics for any
requests for emergency services, and other operational information. The report shall detail any
complaints or findings of violations that occurred during the calendar year, as well as the mitigation
steps taken by the campus in response to these incidents. At the city's request, the obligation to
submit the report can be renewed annually after the initial five-year period has elapsed.

The campus shall establish and update, as necessary, an
Emergency Response and Safety Plan that coordinates the potential responses of the City of
Naperville, the Naperville Police Department, and the Naperville Fire Department to the property.

The Data Center operations team shall establish a primary and secondary point of
contact for the City of Naperville (the “Emergency Contacts”). The Emergency Contacts shall be
responsible for twenty-four seven communications with the City of Naperville.

City of Naperville. (2025, October 15). Planning and Zoning Commission
agenda item: Russ Whitaker presentation on behalf of Karis [Public
Hearing, Agenda Ready]. Naperville Planning and Zoning Commission.

answer them now:

QUESTION: Could it lower property taxes?

Indirectly, yes, but don’'t expect miracles. As discussed in the pros, the data

center would pay property taxes and utility taxes which add to public

revenue. For example, at full build, it’s about S1.5 million/year in property

taxes to all local bodies (nearly SIM to schools, ~S90k to the city, etc.)

It would also pay around $2-3 million/year in Naperville electric utility

taxes/fees.

https://thenapervillenow.substack.com/p/should-naperville-support-data-centers

27147


http://instagram.com/napervillenow
https://substackcdn.com/image/fetch/$s_!vGZj!,f_auto,q_auto:good,fl_progressive:steep/https%3A%2F%2Fsubstack-post-media.s3.amazonaws.com%2Fpublic%2Fimages%2F04755d9f-8600-4c16-9473-2543e400995c_2087x1179.png

10/29/25, 8:58 AM Should Naperville Support Data Centers? - Naperville Now

In theory, more revenue from a commercial property means the city and
other taxing bodies don'’t have to get as much from homeowners. This coul
ease pressure on property tax rates over time. For instance, if School Distr
203 gets an extra ~SIM from the data center, maybe they won't need to rais
as much from everyone else next budget. And the city’s share, though mod
plus the big utility tax haul, could help fund city services without raising ta:
as quickly.

However, the effect on an individual homeowner’s bill would likely be small
Naperville’s total EAV (assessed value base) is in the billions, so an extra S21
million EAV from the data center is a drop in the bucket. You might see a ve
slight dip or slower growth in the tax rate. It's not like your S10k tax bill
becomes S5k because of one data campus. It's more like it might save each
homeowner some tens of dollars per year at best — or simply improve servi

without tax hikes.

One exception: If Naperville were considering some bond or big project,
having this new revenue could avoid a tax increase for that. Also, if the city
were to use the electric utility revenue to support general funds, it could
choose to keep property taxes lower. Some towns with lucrative industries
manage to have lower residential taxes because businesses foot more of the
bill. Naperville already has a healthy commercial tax base, and this would ac
a bit more. So yes, it helps financially, but it’s not a huge windfall for each
resident. The benefit is more collective (better funded schools, city budget
relief) than individually noticeable tax cuts.

Also, note: we're assuming the data center isn't getting some special tax bre
If the city or state gave it an abatement (like a deal to pay reduced taxes for
years), then the benefit would be delayed or reduced. Illinois does have a Dz
Center tax incentive program, but that mostly gives sales tax exemptions ¢
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the equipment (servers, building materials) if the project invests over $250}
and creates jobs. Karis would likely use that - which means they don'’t pay
sales tax on a lot of stuff, but that mainly affects state revenue, not city
property tax. Naperville could also negotiate something like a Payment In L
of Taxes (PILOT) or impact fees instead; but so far, we haven't heard of a big
local tax break. So presumably, they will pay full property taxes like any
property owner.

The data center would modestly expand the tax base and could slightly he
lower or stabilize property taxes over time, but not drastically. The bigges
direct financial win for the city is actually the utility revenue, which could
benefit residents in other ways (like funding city improvements or keeping
electric rates in check).

QUESTION: What are the benefits and downsides, in plain terms?

Benefits (recap): money coming in (taxes, utility payments), use of an empts
site, a boost to the local economy during construction and some in operati
a sign of tech progress, very low daily traffic and little strain on services. It’
basically “high tax output, low service input” Some people even say data
centers are kind of invisible neighbors - you won't notice them much day-
day if managed well (no crowds, no constant trucks, etc.). Plus, if Naperville
sets good standards, this data center could be a model: for example, maybe
they'll require it to use renewable energy or reclaimed water or have noise
dampening features. That could make it a net positive showcase of
sustainable design (that might be optimistic, but possible if conditions are
imposed).

Downsides (recap): huge power use (could indirectly affect electric rates or
climate goals), environmental concerns (diesel exhaust, carbon emissions, t

water consumption, noise pollution), and local nuisances (the constant hun
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the sight of industrial buildings, perceived hit to nearby home values). Also,
doesn’t create a lot of jobs or direct community benefits aside from taxes -
some feel it's not worth the trade-off. There’s a fear of the unknown too: If
something goes wrong (e.g. if noise ends up louder than predicted, or if an
outage forces generators to run for days), the neighbors are the ones who
suffer. And once it’s built, it’s there for decades — hard to reverse. So
opponents say, “Why rush? Let’s study this more or ask the developer to me
stricter conditions first”

Good for city revenue and the digital economy; potentially rough on the
immediate neighbors and the environment. It’s a classic trade-off betweer.
economic development and quality-of-life concerns.

QUESTION: If Naperville doesn’t build it, would it just be built
somewhere else? Why does it have to be Naperville?

This is a great question. Data center companies have some flexibility in
location, but not everywhere is equally suitable. Karis chose Naperville for
specific reasons: the site has ready-to-go fiber optic infrastructure (critice
for a data center that needs to connect to networks), it's near other tech
facilities and major telecom lines along 1-88, it’s a safe, stable area (low natt
disaster risk, good security), and Naperville’s electric utility can presumably
offer reliable power. Also, the parcel is the right size (40 acres) and already
zoned appropriately - that’s not easy to find in the Chicago suburbs near
existing fiber routes.

Could they go elsewhere? Possibly, yes. If Naperville said “no” outright, Kar
might look to a neighboring town or another suburb in the region. For

instance, Aurora, Lisle, Warrenville, Bolingbrook, Batavia /Geneva, or even
out to DeKalb (where some big data centers have gone) could be alternative
However, each of those has pros/cons. Aurora (just next door) actually has
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several data centers and was welcoming them, but as we saw, Aurora just h
“pause” with a moratorium because of issues that came up. Aurora currentl
has four data centers running and five more proposed, so they're not
desperate for another right now - plus, Aurora doesn’t own the electric util
(ComEd supplies it), meaning the city of Aurora doesn't financially gain as
directly from data centers’ power use. Naperville, by owning its utility, stan
to gain more (which is partly why data centers are extra attractive to
Naperville - they'd get that utility revenue). If not Naperville, Karis might lo
at DuPage County unincorporated land or other municipalities. But a lot of
DuPage is built out or has similar community concerns. Maybe west of Aur
or south in Will County (around Joliet or Plano etc.) where there’s more op
land and perhaps fewer neighbors to object. Yet moving farther out might |
the latency advantage - one reason they want to be in Naperville is likely tc
serve businesses in the metro area with minimal network latency (Napervil
is only ~30 miles from downtown Chicago and well-connected). If they go t
far, it’s less attractive for those clients.

They also specifically want that Lucent fiber - the Daily Herald mentioned
Brett Rogers (Karis CIO) saying there’s “quite a bit of fiber optic cable tied t
the original Lucent campus” and “that’s kind of why we like this site so
much.” 2 So Naperville is uniquely appealing. If Naperville says no, Karis cor
try to find another spot on that same fiber line (maybe in Lisle or
Warrenville). Part of that Lucent/Nokia campus spans Naperville and possi
Warrenville or Lisle. If, for example, the portion of land in Warrenville were
available, they might try there — but Warrenville is smaller and might also b
cautious; plus Naperville might control utility service in that immediate are
(not sure of boundaries).

Another angle: If not here, someone else might build a data center in the
region anyway. The Chicago area is a hot market for data centers due to its
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central location and climate (cool enough, low natural disasters). Illinois als
gives tax incentives for them. So the question the city might ponder is, “Do
capture this investment, or let it go to another town or state?” If Naperville
turns it away, Karis could potentially go to a place like Elk Grove Village
(which already has a huge data center cluster and is very pro-data center),
Mount Prospect or Hoffman Estates - basically other suburbs that have
welcomed data centers. Those are further from Naperville, but they have fil
connectivity and power too. Of course, if it goes further, Naperville residen
wouldn’t have to deal with any nuisance at all - but then Naperville also get
SO of the benefits.

QUESTION: Why does it have to be Naperville?

It doesn’t have to be, but Naperville offers a sweet spot of infrastructure,
location, and (potentially) an agreeable city government.

Karis likely spent a lot on planning this already (land option, studies, etc.), s
they clearly prefer Naperville. The city also initially appeared open (city sta
worked on conditions rather than flat-out rejection). Naperville is one of th
few suburbs with its own utility, and that combo of city-owned power +
available land + fiber connectivity + tech corridor makes it fairly special. If
Naperville rejects it, Karis might try a nearby town, but they'd face similar ¢
worse challenges (Aurora has moratorium, others might have zoning issues
less ideal fiber). They could go to a more industrial area (like west of Aurore
an enterprise zone), but then the data center might not serve the market tt
want as effectively. Sometimes, companies really want to be in a specific
electric grid or fiber network location - that Lucent site probably has direc
fiber routes to Chicago’s financial centers (for banks and trading maybe),
which is gold for a colocation facility.
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Opponents might say, “Fine, let them have it, we value our peace and quie

more.” It really depends on priorities.

So likely, if Naperville said “no,” Karis would either wait (maybe hoping poli
change or a moratorium ends) or pick the next best location. That could be
just outside Naperville. For residents, that scenario could be ironic: you'd st
see a data center go up in the area, but Naperville wouldn't get the tax or
utility benefit (for example, if it went across the road into Aurora after the
moratorium ends or into unincorporated land with ComEd power). It’s a to
call - no city wants to be the “dumping ground” for an unwanted land use, |
if the demand is there, it will land somewhere.

The question of “if not here, where?” often comes up in these debates.
Proponents say, “If we don't build it, some other town will, and they'll get tI
money.” Opponents might say, “Fine, let them have it, we value our peace a1
quiet more.” It really depends on priorities.

QUESTION: So, should Naperville support it or not?

You asked bluntly: “are they good or bad, should we support them or not
support them at all in a city like Naperville?” After going through all this, th
answer is not 100% one way or the other - it's about weighing trade-offs.

If you value economic benefits and accept some industrial presence, you'd
lean toward support with conditions. The conditions would be key: Naperv
could require the data center to be as responsible as possible - for exampls
use the latest noise suppression tech, commit to using a certain percentay
of renewable energy (or funding local solar farms), install water-efficient
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cooling (or even use graywater if available), use Tier 4 diesel generators an
limit testing to daytime hours, build berms and landscaping to hide the
facility, etc. Also, have the data center pay for any necessary grid or road
upgrades upfront. By doing this, the city tries to maximize the pros (revent
jobs) and minimize the cons (disturbances, environmental impact). The
Naperville P&Z commission seems to be heading in that direction - they
haven’t rejected it; they're digging for more info to impose proper safeguar:
The city staff’s recommended conditions show they want phase-by-phase
approval and third-party checks (like the independent sound study).

So a likely outcome if it moves forward is a yes with a lot of strings attache
That could make it a net positive or at least an acceptable addition.

If you prioritize environmental sustainability and neighborhood peace ab«
all, you might lean toward “do not support” (at least not now).

The argument there is: Naperville doesn’t need to take on this project - the
risks to community well-being (noise, pollution, etc.) and potential long-te:
costs (climate impact, infrastructure wear) might outweigh the money. And
frankly, S90k in city property tax and even a couple million in utility fees
might not be worth upsetting residents and risking any negative outcomes.
Especially when you have an engaged community that clearly has concerns
ignoring them could cause ongoing conflict and complaints for years.
Naperville is a prosperous city; it might decide it's okay passing on this kinc
development, focusing on other types that align better with its community
goals (perhaps offices, clean industries, etc., that have more jobs or less
environmental impact). Also, the moratorium idea suggests: better to hit
pause and make rules first. Aurora is writing stricter zoning rules for data

centers during their moratorium.
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Naperville could do the same: delay this project for 6 months, create
ordinances about noise limits, emergency generator use, water use reporti
etc., then let the developer reapply under those rules. That's a cautious
approach some favor, to ensure any data center is done on Naperville’s ter:

At the end of the day, a balanced view (and what we suspect the final stance
will be) is: Support it with strong conditions and safequards, or don’t approv
until those conditions are met.

No one’s saying data centers themselves are “evil” — even the neighbors
acknowledge they are “essential hubs of the digital world”. 2 It's more abou
how it's done. If Naperville can get the benefits while tightly controlling the
downsides, it could be a win-win. If not, saying no or waiting might be the

wiser choice.

What's Next???

The Naperville Planning and Zoning Commission’s Oct. 15 meeting to reviev
the Karis Critical proposal drew a large turnout and lasted late into the nig]

Dozens of residents provided verbal or written comments, leading the
commission to reconvene the public hearing that had begun in September .
hear all testimony before deliberating. Given the volume of information anc

concerns aired, public comment on the item went past 11 p.m.
The commissioners ultimately opted to delay their vote on the project.

“I do feel it’s very valuable to take additional time,” PZC Chair Whitney
Robbins said, noting that the issue was too important to rush a decision. Tt
case was continued to the commission’s next meeting on November 5, 202:

at which time the panel is expected to discuss the proposal in depth, weigh
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the evidence, and likely make a recommendation to the City Council. £ “I

would have loved to have been able to get through this and close this case, but
too important, and we’ve all invested so much time,” Robbins explained
regarding the delay. “I want to be very thorough when we make that vote anc

feel good about it, whichever way we go.” <

When the Planning and Zoning Commission does vote, they will be
formulating an advisory recommendation for the Naperville City Council. 1
final decision on approving the conditional use for the data center (and
associated variances for parking and wall height) rests with the City Counc
a subsequent meeting. City staff have already indicated their support for
approving Phase One of the project, provided that a lengthy list of conditio
is attached to ensure the developer follows through on all mitigation
measures and community commitments 22, Those conditions encompass
items such as the noise monitoring and extra analysis, ongoing compliance
reporting, dark-sky lighting enforcement, limits on any future expansions ¢
changes, land-banked parking (114 extra spaces that must remain reserved
green space in case parking demand ever warrants building them), and evei
requirement to decommission or repurpose the facility at the end of its life
that a defunct data center isn't left abandoned. Karis Critical has signaled
willingness to accept these conditions as part of an eventual approval.

Barring any further continuances, the PZC will take up the Karis data cente
proposal again on Nov. 5, where commissioners can debate its merits and

likely cast a vote. At that point, the Naperville City Council would be the ne
to weigh in - possibly before the end of the year. In the meantime, the 20

acres of land that would have been Phase Two will remain vacant. “We don’
expect that it's forever going to remain vacant,” Whitaker said of the unused
portion, “but we've pulled the data center concept off the table” for that area

now 22,
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What might eventually occupy the rest of the property is unknown, but any
future proposal would require its own approval process. For now, all eyes a
on Phase One. If approved, Naperville’s first major data center would move
forward under heightened scrutiny - a test case not only for Karis Critical’s
promises of being a “good neighbor” but also for how the city balances high-
tech growth with community expectations.

CONCLUSION

This has been long! But we felt it was important to explain all the argument
from both sides so YOU the NAPERVILLE resident can make a good decisio
We did the research for you so you can make your own opinion!

To conclude...this is what we will say.

Data centers and relationships have a lot in common: both need cooling
systems, both crash under pressure, and both drain your resources if you'r«
not careful.

That is to say, they have good and bad sides!!!

They can bring money and tech progress to Naperville-potentially even hel
your taxes a bit-but they come with noise, huge resource use, and not a lot
direct benefits to your daily life.

If Naperville doesn't allow it, the data center will probably pop up somewhe
else (the demand isn’t going away), but maybe not as conveniently, and
Naperville would lose the revenue.

It doesn’t have to be Naperville, but Naperville was chosen for solid reasons
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So the city has to decide, “Do we want to be part of this digital
infrastructure trend and take the benefits with the headaches, or do we p
for now and let some other location handle it?”

Ultimately, the future of Naperville doesn't lie in avoiding the complexities
progress but rather in thoughtfully embracing and managing them.

Either way, Naperville’s story continues. And right now, you hold the pen.
Naperville Now

Naperville Now is a reader-supported
publication. To receive new posts and support
our work, consider becoming a free or paid
subscriber.

Type your email...

napervillenow
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G ™ NAPERVILLE’S
$250 MILLION
, QUESTION() G

" ~/DATA CENTER
OR DISASTER? 5@

A post shared by @napervillenow

SOURCES & LINKS to understand the impact of data
centers.

Generally

e Exposing The Dark Side of America’s Al Data Center Explosion

e We Found the Hidden Cost of Data Centers. It's in Your Electric Bill
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e Bosker, B. (2023, October 12). Why_everything_is getting louder: The tech
industry is producing_a rising_din. Qur bodies can’t adapt. The Atlantic.

Naperville-Specific

e Naperville Planning & Zoning Commission Staff Report — Case DEV-00:
2025 (Oct. 15, 2025)

e Naperville Community Television (NCTV17) - “Naperville residents push

back against data center proposal along I-88 corridor” (Sept. 4, 2025) -

coverage of the Planning & Zoning Commission hearing and resident

concerns

e Daily Herald - “Odd thing_out’: Neighbors upset about proposed data cen

development in Naperville” by Katlyn Smith (Sept. 8, 2025) - detailed ne
article on the Karis data center plan, including project details, resident
quotes, and city staff recommendations.

e Daily Herald (Submitted by NEST) - “NEST recommends six-month
moratorium on data centers in Naperville” by Fernando Arriola (Oct. 13,
2025) - opinion piece from Naperville’s Environment and Sustainability
Task Force outlining concerns about the data center (electric demand 4
increase, ~50 diesel generators, noise, water, etc.) and urging a 6-mont
pause.

new data centers” by Evelyn Holmes (Sept. 26, 2025) - report on Aurora

180-day pause on data centers due to resident complaints about noise,

traffic, and environmental issues with existing facilities.

e City of Naperville - Planning and Zoning Commission Agenda/Reports
for 1960 Lucent Lane (Karis Data Centers) - official documents includi
the development petition, staff conditions, and a fiscal impact study by
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Gruen Gruen + Associates (July 2025) estimating tax revenues. These
provide the projections for property tax and utility tax income to the ci
and other districts.

e If you have strong feelings about the proposal, either way, make your

voice heard.

o Residents have already started conversations and even launched
petitions, like this one on Change.org urging the city to deny the

proposed data centers

o They have started an Instagram account at
@napervilleagainstdatacenters. If you support their cause, follow th

e If you want to learn more about the proposal, check out

napervilledatacenter.com.

o The developer, Karis, goes into detail about what the project is abot
as well as they call a “Stewardship Pledge”

1 “Karis Critical scales back proposed data center in Naperville” Chicago Tribune,
Oct. 2025, www.chicagotribune.com /2025 /10 /14 /karis-critical-scales-back-
proposed-data-center-in-naperville

Developers have scaled back their original plan in response to feedback from
Naperville city staff and concerned residents. The initial proposal called for two
identical 211,000-square-foot data center buildings (72 megawatts total) on the -
acre site. Now, only Phase One - a single 36-megawatt data center building witl
office component.

Approximately 20 acres that would have held a second building will remain vaca
for now, with the developer stating that any future use of that portion is undeci
and will not be a data center under the current plan.
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Gruen Gruen + Associates. (2025, July). The potential fiscal impacts of the propost

Karis Critical Data Center development in Naperville (Report No. C1695). Report
Karis Critical, LLC.

Gruen Gruen + Associates. (2025, July). The potential fiscal impacts of the propost
Karis Critical Data Center development in Naperville (Report No. C1695). Report
Karis Critical, LLC.

Gruen Gruen + Associates. (2025, July). The potential fiscal impacts of the propost

Karis Critical Data Center development in Naperville (Report No. C1695). Report
Karis Critical, LLC.

Smith, Katlyn. “Odd Thing Out’: Neighbors Upset About Proposed Data Center
Development in Naperville” Daily Herald, 8 Sept. 2025,
www.dailyherald.com /20250908 /news /odd-thing-out-neighbors-upset-about

proposed-data-center-development-in-naperville /

Smith, Katlyn. “Odd Thing Out’: Neighbors Upset About Proposed Data Center
Development in Naperville” Daily Herald, 8 Sept. 2025,
www.dailyherald.com /20250908 /news /odd-thing-out-neighbors-upset-about

proposed-data-center-development-in-naperville /

Learn more about it here.

“Karis Critical Plans Data-Center Complex in Naperville” The Real Deal, TRD Sta
Aug. 2025, therealdeal.com /chicago /2025 /08 /06 /karis-critical-plans-data-

center-complex-in-naperville/.

Naperville Community Television (NCTV17) - “Naperville residents push back
against data center proposal along I-88 corridor” (Sept. 4, 2025) — coverage of the

Planning & Zoning Commission hearing and resident concerns

Smith, Katlyn. “Odd Thing Out’: Neighbors Upset About Proposed Data Center
Development in Naperville” Daily Herald, 8 Sept. 2025,

https://thenapervillenow.substack.com/p/should-naperville-support-data-centers

42/47


https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
https://naperville.legistar.com/View.ashx?M=F&ID=14741377&GUID=03886C54-C6E1-4F87-ADD8-74D2A55AD208#:~:text=%241%2C298%2C700%20in%20annual%20property%20tax,annual%20property%20taxes%20by%20district
http://www.dailyherald.com/20250908/news/odd-thing-out-neighbors-upset-about-proposed-data-center-development-in-naperville/
http://www.dailyherald.com/20250908/news/odd-thing-out-neighbors-upset-about-proposed-data-center-development-in-naperville/
http://www.dailyherald.com/20250908/news/odd-thing-out-neighbors-upset-about-proposed-data-center-development-in-naperville/
http://www.dailyherald.com/20250908/news/odd-thing-out-neighbors-upset-about-proposed-data-center-development-in-naperville/
https://naperville.legistar.com/LegislationDetail.aspx?ID=7642974&GUID=65E73B7D-4CBB-4661-98E5-3D53DACF2B6A&Options=&Search=#:~:text=a%20data%20center%20from%20211,a%20maximum%20of%208%20feet
https://therealdeal.com/chicago/2025/08/06/karis-critical-plans-data-center-complex-in-naperville/
https://therealdeal.com/chicago/2025/08/06/karis-critical-plans-data-center-complex-in-naperville/
https://www.nctv17.org/news/naperville-residents-push-back-against-data-center-proposal-along-i-88-corridor/?srsltid=AfmBOoqBXk4thv-FGcnsLFI_f1wMxvl5pbblrd9B95uUJMjgozWzzpDk#:~:text=Noise%20impact%2C%20health%20concerns%20related,stormwater%20impact%2C%20and%20property%20values
https://www.nctv17.org/news/naperville-residents-push-back-against-data-center-proposal-along-i-88-corridor/?srsltid=AfmBOoqBXk4thv-FGcnsLFI_f1wMxvl5pbblrd9B95uUJMjgozWzzpDk#:~:text=Noise%20impact%2C%20health%20concerns%20related,stormwater%20impact%2C%20and%20property%20values

10/29/25, 8:58 AM Should Naperville Support Data Centers? - Naperville Now

www.dailyherald.com /20250908 /news /odd-thing-out-neighbors-upset-about

proposed-data-center-development-in-naperville /

11 Daily Herald (Submitted by NEST) - “NEST recommends six-month moratorium
data centers in Naperville” by Fernando Arriola (Oct. 13, 2025) - opinion piece fr¢
Naperville’s Environment and Sustainability Task Force outlining concerns abou
the data center (electric demand 44% increase, ~50 diesel generators, noise, wa
etc.) and urging a 6-month pause.

12 Daily Herald (Submitted by NEST) - “NEST recommends six-month moratorium «
data centers in Naperville” by Fernando Arriola (Oct. 13, 2025) - opinion piece fr«
Naperville’s Environment and Sustainability Task Force outlining concerns abou
the data center (electric demand 44% increase, ~50 diesel generators, noise, wai
etc.) and urging a 6-month pause.

13 City of Naperville. (2025, October 15). Planning and Zoning Commission agenda
item: Russ Whitaker presentation on behalf of Karis [Public Hearing, Agenda Read
Naperville Planning and Zoning Commission.

LOCAL INVESTMENT I

The City has confirmed that sufficient
electrical load is available at the Indian Hill Substation to power the Data Center.
Karis will fund 100% of the expense for necessary improvements to the Indian Hill
Substation and for the extension of electrical feeds from the Indian Hill
Substation to the Data Center.

Karis will make a minimum investment of $250,000,000
in the Data Center. Karis’ investment is exclusive of tenant IT infrastructure

which will represent additional investment of hundreds of millions of dollars.

Karis will not seek any subsidy or rebate from the City of
Naperville regarding the development of the Data Center.
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14 Daily Herald (Submitted by NEST) - “NEST recommends six-month moratorium
data centers in Naperville” by Fernando Arriola (Oct. 13, 2025) - opinion piece fr¢
Naperville’s Environment and Sustainability Task Force outlining concerns abou
the data center (electric demand 44% increase, ~50 diesel generators, noise, wai
etc.) and urging a 6-month pause.

15 Daily Herald (Submitted by NEST) - “NEST recommends six-month moratorium «
data centers in Naperville” by Fernando Arriola (Oct. 13, 2025) - opinion piece fr¢
Naperville’s Environment and Sustainability Task Force outlining concerns abou
the data center (electric demand 44% increase, ~50 diesel generators, noise, wa
etc.) and urging a 6-month pause.

16 Osaka, Shannon. “There’s a Reason Electricity Prices Have Been Rising. And It’s
Data Centers.” The Washington Post, 25 Oct. 2025,
www.washingtonpost.com /climate-environment /2025 /10 /25 /data-centers-

electricity-prices-rise/. Archived here.

17 ABCT7 Chicago - “Aurora City Council approves temporary moratorium on new da

centers” by Evelyn Holmes (Sept. 26, 2025) - report on Aurora’s 180-day pause o1
data centers due to resident complaints about noise, traffic, and environmental
issues with existing facilities.

18 Deny the Proposed Data Centers. Petition by Neighborhoods of Danada Woods,
FairMeadow, and Naperville Commons, Change.org, 10 Aug. 2025,
www.change.org/p/deny-the-proposed-data-centers

19 *“Karis Critical Plans Data-Center Complex in Naperville” The Real Deal, TRD Sta
Aug. 2025, therealdeal.com /chicago /2025 /08 /06 /karis-critical-plans-data-
center-complex-in-naperville/.

20 Naperville Community Television (NCTV17) - “Naperville residents push back
against data center proposal along I-88 corridor” (Sept. 4, 2025) — coverage of the

Planning & Zoning Commission hearing and resident concerns
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21

City of Naperville. (2025, August 29). File #25-1103B: Reconvene public hearing ar
continue case DEV-0057-2025 (Karis Critical Data Centers). Legistar. Retrieved fr

https: //naperville.legistar.com /LegislationDetail.aspx?
ID=7642974&GUID=65E73B7D-4CBB-4661-98E5-3D53DACF2B6A

Karis Critical Member, LLC. Community Stewardship Pledge. Naperville Data
Center, https: //napervilledatacenter.com/community-stewardship-pledge /

23 Karis Critical Member, LLC. Community Stewardship Pledge. Naperville Data

Center, https: //napervilledatacenter.com /community-stewardship-pledge /

24 Smith, Katlyn. “Odd Thing Out’: Neighbors Upset About Proposed Data Center

Development in Naperville” Daily Herald, 8 Sept. 2025,
www.dailyherald.com /20250908 /news /odd-thing-out-neighbors-upset-about
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25 Smith, Katlyn. “Odd Thing Out’: Neighbors Upset About Proposed Data Center

Development in Naperville” Daily Herald, 8 Sept. 2025,
www.dailyherald.com /20250908 /news /odd-thing-out-neighbors-upset-about

proposed-data-center-development-in-naperville /

26 Fidlin, D. (2025, October 16). Naperville commission delays vote on proposed data

center. NCTV17. Retrieved from https: /www.nctvl7.org /news/naperville-

commission-delays-vote-on-proposed-data-center/

27 Fidlin, D. (2025, October 16). Naperville commission delays vote on proposed data

center. NCTV17. Retrieved from https: /www.nctvl7.org /news /naperville-
commission-delays-vote-on-proposed-data-center/

City of Naperville. (2025, October 15). Reconvene the public hearing for 1960 Luce
Lane (Karis Critical Data Centers) - DEV-0057-2025 [Public hearing record No. 2
1103C, Version 1]. Naperville Legistar. Retrieved from

https: //naperville.legistar.com /LegislationDetail.aspx?
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Kopinski, Sara

From: Iwicki, Brad

Sent: Tuesday, October 28, 2025 1:28 PM

To: Kopinski, Sara

Subject: FW: Public hearing for DEV-0057-2025 Karis Critical Member, LLC
Attachments: Virgina-Report-Rpt598 (1).pdf

FYlI - POD Data Center public comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
developmentinvoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: JD Butt <
Sent: Tuesday, October 28, 2025 1:02 PM

To: Planning <Planning@naperville.il.us>
Subject: Public hearing for DEV-0057-2025 Karis Critical Member, LLC

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Dear Planning,

Wanted to make sure that everyone on staff and the board was aware of the Virginia Joint Legislative Audit and
Review Commission study to review the impacts of the data center industry in Virginia.

The link to the report and presentation is here:
https://jlarc.virginia.gov/landing-2024-data-centers-in-virginia.asp

But | have also included a copy of the PDF report.



Important Sections Are:

Page: 12 (viii) - Localities have allowed data centers to be built near neighborhoods, but some localities are taking
steps to minimize residential impacts

Page: 12 (viii) - Data center noise near residential areas presents unique challenges, and some localities are
unsure about their authority to address it

Page: 14 (x) - Expressly authorize local governments to establish and enforce maximum allowable sound levels for
operational data center facilities using alternative low frequency metrics and zoning ordinances.
While this should not be part of the Planning and Zoning decision process it is important to note that:

Page: 5 (i) - Data centers provide positive economic benefits to Virginia’s economy, mostly during their initial
construction

Thank You,

James Butt
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Summary: Data Centers in Virginia

WHAT WE FOUND

Data centers provide positive economic benefits to Virginia's

economy, mostly during their initial construction

Data centers provide positive benefits to Virginia’s econ-
omy mostly because of the industry’s substantial capital in-
vestment. The primary benefit comes from the initial con-
struction of data centers. Most construction spending
likely remains in the state economy because much of it
goes to Virginia-based businesses providing construction
materials and services.

Data centers employ fewer employees than some other in-
dustries, but data center jobs tend to be high paying. Sev-
eral data center representatives indicated that a typical
250,000-square-foot data center may have approximately
50 full-time workers, about half of which are contract
workers. Data center construction supports a substantially
larger number of workers. Construction of an individual
data center building usually takes about 12 to 18 months,
and data center representatives indicated that, at the height
of construction, approximately 1,500 workers are on site
from various construction-related industries.

Opverall, the data center industry is estimated to contribute
74,000 jobs, $5.5 billion in labor income, and $9.1 billion
in GDP to Virginia’s economy annually. Most of these eco-

WHY WE DID THIS STUDY

In 2023, the Joint Legislative Audit and Review Commis-
sion directed staff to review the impacts of the data cen-
ter industry in Virginia.

ABOUT DATA CENTERS

Data centers are specialized facilities that manage, pro-
cess, and share large amounts of data. They enable the
digital services that people rely on daily, including web-
sites, electronic applications, and cloud-based platforms,
such as email and media streaming. Northern Virginia is
the largest data center market in the world, constituting
13 percent of all reported data center operational capac-
ity globally and 25 percent of capacity in the Americas.
Multiple factors have contributed to Northern Virginia’s
market prominence, including a strong fiber network,
supply of reliable cheap energy, available land, proximity
to major national customers, and the creation of a state
data center tax incentive. The data center industry is
growing rapidly in Virginia, both in established markets
and newer ones. Significant new market growth is ex-
pected in counties outside of Northern Virginia and
along the 1-95 corridor to Central Virginia.

nomic benefits derive from the construction phase rather than data centers’ ongoing
operations. The economic benefits from the industry are concentrated in Northern
Virginia, where most data centers are located, but other regions of the state also ben-
efit because data centers are also located there, or they are home to businesses that
provide materials for data center construction.

Data centers can generate substantial local tax revenues for localities
that have them

Localities with data centers can collect substantial tax revenues from the industry, pri-
marily from business personal property and real property (real estate) taxes. The
amount of local data center revenue depends on several factors, such as the size of a
locality’s data center market and local tax rates. Some localities have greatly reduced
their business personal property tax rates for computer equipment to try to attract data
centers, but this also reduces the revenue they can collect from the industry. For the
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five localities with relatively mature data center markets, data center revenue ranged
from less than 1 percent to 31 percent of total local revenue.

Localities in economically distressed areas of the state could benefit from data centers
through increased local tax revenue, but these localities could have difficulty attracting
the industry. Access to power and large, flat areas of land are key requirements for
data centers, but are not available in some distressed areas, particularly in Southwest
Virginia. Many distressed localities are also in rural areas that are away from data center
customers and population centers, which makes it harder for them to attract the in-
dustry. However, these localities may be able to compete for data centers running cet-
tain artificial intelligence (AI) workloads, such as training, These localities could po-
tentially become more attractive to the industry if they are able to proactively develop
industrial sites suitable to data centers.

Data center industry is forecast to drive immense increase in energy
demand

Modern data centers consume substantially more energy than other types of commer-
cial or industrial operations. Consequently, the data center industry boom in Virginia
has substantially driven up energy demand in the state, and demand is forecast to con-
tinue growing for the foreseeable future. The state’s energy demand was essentially flat
from 2006 to 2020 because, even though population increased, it was offset by energy
efficiency improvements. However, an independent forecast commissioned by JLARC
shows that unconstrained demand for power in Virginia would double within the next
10 years, with the data center industry being the main driver. JLARC’s independent
forecast largely matches the most recent forecast by PJM, which is the regional organ-
ization that coordinates generation and transmission operations for Virginia and sev-
eral other eastern and midwestern states.
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Data center demand would drive immense increase in energy needs in Virginia,
based on JLARC's independent forecast and other forecasts

Average monthly energy use (GWh)

35,000
Unconstrained
30,000 demand
PJM forecast
25,000 (adjusted)
Half of
20,000 unconstrained
' demand
15,000
No new data
center demand
10,000
5,000
0

2023 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 2040

SOURCE: JLARC staff consultant analysis.
NOTE: A detailed note is provided for this figure in Chapter 3.

Building enough infrastructure for unconstrained data center demand
will be very difficult and meeting half that demand is still difficult

An independent model of the energy grid commissioned by JLARC staff found that
a substantial amount of new power generation and transmission infrastructure will be
needed in Virginia to meet unconstrained energy demand or even half of uncon-
strained demand. Building enough infrastructure to meet unconstrained energy de-
mand will be very difficult to achieve, with or without meeting the Virginia Clean
Economy Act (VCEA) requirements (Scenario 1, figure). New solar facilities, wind
generation, natural gas plants, and increased transmission capacity would all be re-
quired to meet unconstrained demand, and the number of projects needed would be
very difficult to achieve. For example, new solar facilities would have to be added at
twice the annual rate they were added in 2024, and the amount of new wind generation
needed would exceed the potential capabilities of all offshore wind sites that have so
far been secured for future development. Large natural gas plants would also need to
be added at an equal or faster rate than the busiest build period for these facilities
(2012 to 2018), depending on VCEA compliance.
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Estimated generation mix needed to meet demand scenarios, with and without

meeting VCEA requirements

SCENARIO 1: UNCONSTRAINED DEMAND

Capacity added 2025 to 2040

No VCEA VERY DIFFICULT TO ACHIEVE VCEA VERY DIFFICULT TO ACHIEVE
Renewables 28,700 MW Renewables 30,800 MW
Carbon® 19,000 MW Carbon® 15,300 MW
Nuclear 2,700 MW Nuclear 2,700 MW
Storage & DR 3,700 MW Storage & DR 7,500 MW
Transmission 3,500 MW fransmission 3,500 MW
(interzonal) : (interzonal) L
Imported energy would increase A+124% Imported energy would increase A +146%
from a baseline of 50 TWh/year to 112 TWh/year from a baseline of 50 TWh/year to 123 TWh/year
SCENARIO 2: HALF OF UNCONSTRAINED DEMAND Capacity added 2025 to 2040
No VCEA DIFFICULT TO ACHIEVE VCEA DIFFICULT TO ACHIEVE
Renewables 15,900 MW Renewables 19,000 MW
Carbon® 11,900 MW Carbon? 9,900 MW
Nuclear 2,700 MW Nuclear 2,700 MW

Storage & DR 800 MW
Trgnsmission 3,100 MW
(interzonal)
Imported energy would increase A +54%
from a baseline of 44 TWh/year to 67 TWh/year

Storage & DR 3,100 MW
Transmission 3,100 MW
(interzonal)
Imported energy would increase A +55%
from a baseline of 44 TWh/year to 68 TWh/year

SOURCE: E3 grid modeling analysis.

NOTE: A detailed note is provided for this figure in Chapter 3.

2Carbon includes natural gas, coal, and oil. Biomass facilities are counted as renewable resources, per the VCEA.
However, starting in 2045, E3's grid model assumes natural gas plants would be converted to hydrogen fuel in each
scenario when VCEA requirements are met.

Building enough infrastructure to meet half of unconstrained energy demand would
also be difficult (Scenario 2 above). If VCEA requirements were not considered, the
biggest challenge would be building new natural gas plants. New gas would need to be
added at the rate of about one large 1,500 MW plant every two years for 15 consecutive
years, equal to the busiest period of the last decade (2012 to 2018). If it is assumed
that VCEA requirements would be met, the biggest challenges would be building
enough wind, battery storage, and natural gas peaker plants. Wind generation needs
would be the same as the unconstrained demand scenario. The amount of new battery
storage would be several times the small amount currently in place in Virginia and a
significant number of new natural gas peaker plants would have to be constructed.
Both Scenarios 1 and 2 would rely on energy from as yet unproven nuclear technolo-
gies.
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The state could encourage or require data centers to take actions to help address their
energy impacts by promoting development of renewable energy generation, partici-
pating in demand response programs, and managing energy efficiency. However, these
actions would have only a marginal impact on decreasing data center energy demand.

Existing electric utility requirements and processes help limit risks
associated with system capacity and reliability

Data centers’ projected energy demand increases have raised concerns about whether
enough infrastructure can be built to keep pace. Currently, PJM attempts to protect
regional grid reliability by requiring utilities to secure sufficient generation capacity
plus a reserve margin, and the state requires utilities to develop plans that describe how
generation capacity needs will be met. However, individual electric utility planning does
not guarantee that the generation resources needed for the whole PJM region will be
built because regional generation is not centrally planned. This is less of a concern
with transmission because PJM and utility transmission owners centrally identify the
impact large loads are expected to have, and how those loads can be brought on safely
without causing transmission reliability problems.

If utilities are unable to build enough new infrastructure to keep pace with demand,
one of the main ways they can protect grid reliability is by delaying the addition of
new large load customers until there is adequate generation and transmission capacity.
Utilities appear to be able to delay large load additions for transmission-related con-
cerns, but it is less clear if they are allowed to delay adding new load because of gen-
eration concerns.

Data centers are currently paying their full cost of service, but
growing energy demand is likely to increase other customers’ costs

JLARC staff commissioned an independent study of electric utility cost recoveries
under current rate structures to see if the data center industry is paying its share of
current costs. The study found that current rates appropriately allocate costs to the
customers responsible for incurring them, including data center customers.

However, data centers’ increased energy demand will likely increase system costs for
all customers, including non-data center customers, for several reasons. A large amount
of new generation and transmission will need to be built that would not otherwise be
built, creating fixed costs that utilities will need to recover. It will be difficult to supply
enough energy to keep pace with growing data center demand, so energy prices are
likely to increase for all customers. Finally, if utilities are more reliant on importing
power, they may not always be able to secure lower-cost power and will be more sus-
ceptible to spikes in energy market prices. A typical residential customer of Dominion
Energy could experience generation- and transmission-related costs increasing by an
estimated $14 to $37 monthly in constant (or real) dollars by 2040 (independent of
inflation). Establishing a separate data center customer class, changing cost allocations,
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and adjusting utility rates more frequently could help insulate non-data center custom-
ers from statewide cost increases.

Data centers create additional financial risks to electric utilities and
their customers

The data center industry presents additional financial risks to electric utilities and their
customers because of the sheer size of the industry’s energy demand. One risk is that
utilities will build more generation and transmission infrastructure than is needed if
forecast demand does not materialize, or several large data centers close. This could
strand utilities with infrastructure costs that would have to be recouped from their
existing customer base. Another risk is particular to electric co-ops, which are not-for-
profit companies that are owned by their member customers. If a data center customer
delayed, disputed, or failed to pay an energy generation bill and the co-op was unable
to recoup these costs from the customer, they would ultimately have to be paid by all
other co-op members. A large enough bill could potentially result in a co-op defaulting
and going bankrupt.

Another risk relates to data center participation in the state’s retail choice program,
which allows data centers and other large load customers to purchase generation
through third parties rather than through their incumbent electric utility. This also has
the potential to shift generation costs to other customers if enough data centers
“leave” their incumbent utility for retail choice.

Data center backup generators emit pollutants, but their use is
minimal, and existing regulations largely curb adverse impacts

To ensure constant operations in the event of a power outage, nearly all data centers
maintain diesel generators on-site for backup power. Diesel generators emit several
harmful air pollutants, such as nitrogen oxides, carbon monoxide, and particulate mat-
ter. To limit potential emissions from backup generators, the Virginia Department of
Environmental Quality (DEQ) permits limit when they can be run, how long they can
be run, and the maximum annual emissions each permitted site is allowed. Nearly all
current data centers use “Tier 2 diesel generators, which DEQ allows to run only in
emergencies or as part of routine maintenance testing,

Data center generators are run mostly only for maintenance, and most data center
operators interviewed by JLARC staff reported experiencing zero to two minor out-
ages per site in the last two years, with nearly all outages lasting only a few hours.
Consequently, data centers’ diesel generators are a relatively small contributor to re-
gional air pollution—in Northern Virginia, they make up less than 4 percent of re-
gional emissions of nitrogen oxides and 0.1 percent or less of carbon monoxide and
particulate matter emissions. While they make up only a small part of regional emis-
sions, DEQ) is conducting further study to ensure no harmful impacts occur locally. If
the study detects any local air quality impacts, DEQ has the authority to increase pro-
tections as needed.

Vi
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Data center water use is currently sustainable, but use is growing and
could be better managed

Data centers require industrial-scale cooling, which is sometimes dependent on water,
to manage the heat generated by their computing equipment. Most data centers use
about the same amount of water or less as an average large office building, although a
few require substantially more, and some require less than a typical household. The
amount of water a data center uses depends on its size, computing density, and type
of cooling system.

Most data centers receive their water from local water utilities, which make withdrawals
from Virginia’s water sources (rivers, groundwater). DEQ regulates water withdrawals,
including requiring permits for large-scale withdrawals, to protect future water availa-
bility and environmental sustainability. However, while DEQ is responsible for ensur-
ing water sustainability, there is less oversight over how available water should be
shared across various uses in a locality. Virginia as a whole is relatively water rich, but
water is more limited for some localities that do not have access to large amounts of
surface water and are in groundwater management areas.

Localities have allowed data centers to be built near neighborhoods,
but some localities are taking steps to minimize residential impacts

The industrial scale of data centers makes them largely incompatible with residential
uses. One-third of data centers are currently located near residential areas, and industry
trends make future residential impacts more likely.

Inadequate local planning and zoning have allowed some data centers to be located
near residential areas, which sometimes causes impacts on those residents. In some
cases, this occurred because local zoning ordinances did not consider data centers to
be an industrial use. In addition, some localities have zoned industrial areas next to
residential areas, even though land use principles state that industrial uses and residen-
tial uses should not be zoned next to each othet. Local elected officials have also
granted data centers exceptions that led to adverse residential impacts, such as approv-
ing rezonings that would allow data centers next to sensitive locations.

In response to increased residential opposition, some localities have taken steps to
minimize the residential impacts of data centers. The three Virginia localities with the
largest data center markets have taken or are considering changes to zoning ordinances
to better manage future data center development, and several localities considering
their first data center projects are proactively implementing planning and zoning
changes to promote appropriate industry development. The effectiveness of local ef-
forts to minimize residential impacts ultimately depends on the decisions of local
elected officials when considering more restrictive zoning ordinances or individual
special permit or rezoning requests.

vii
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Data center noise near residential areas presents unique challenges,
and some localities are unsure about their authority to address it

The constant nature of data center noise has sometimes been a problem when data
centers are located near residential areas. Data centers emit low-frequency noise that
is not loud enough to damage nearby residents’ hearing and rarely loud enough to
violate noise ordinances. However, some nearby residents report that the constant
noise generated by some data centers affects their well-being. Although noise has been
a problem for some data centers, a large majority of data centers do not generate noise
complaints because of their location or design.

Localities traditionally use noise ordinances to address noise concerns, but those typi-
cally target excessively loud noise from short-term sources, such as parties and barking
dogs, and carry a low maximum civil penalty of $500. Noise restrictions for data cen-
ters could be more effective if included in zoning ordinances instead, but some local-
ities were uncertain whether they have the authority to establish these restrictions in
such ordinances. Zoning ordinances that establish maximum allowable sound levels
for both new and existing data centers would allow localities to better account for the
low-frequency noise data centers emit, prescribe a better process for measuring poten-
tial noise violations, and impose more effective penalties for addressing any violations.

Some data center companies are conducting sound modeling studies before building
data centers, but not all Virginia localities currently require this, and some were unsure
whether they had the authority to do so.

Changes to the state’s data center sales tax exemption could address
some policy concerns related to the industry

Since 2010, Virginia has offered an exemption to the state’s retail sales and use tax to
attract large-scale data centers. The exemption allows data centers and their tenants to
purchase computers and other equipment, such as servers, network infrastructure,
cooling equipment, and generators, without paying sales tax. Because data centers are
capital intensive, the exemption is valuable to the industry (providing $928 million in
tax savings in FY23), and about 90 percent of the industry uses the exemption. Data
center companies report the exemption is an important factor when deciding where
to locate and expand, and most of the other states that Virginia competes with for
new data center developments have similar exemptions.

Because the data center exemption is a valuable incentive and used by most of the
industry, it could be used to incentivize data centers to take actions to address many
of the issues discussed throughout this report. There are a range of changes that could
be made to the exemption, depending on the General Assembly’s policy objectives.

Extend the exemption to maintain industry growth — 1If the General Assembly
wishes to maintain data center industry growth in Virginia and the associated eco-
nomic and local tax revenue benefits, it could extend the exemption. The exemption
is scheduled to expire in 2035, and data center representatives unanimously reported

viii



Summary: Data Centers in Virginia

that expiration of the exemption would negatively affect the state’s ability to attract
new data centers and keep existing ones. Data center companies typically consider the
cost of ownership over a 15- to 20-year period when making location decisions, so to
influence future site selection decisions, an extension would need to be in place well
before 2035.

Allow the exemption to expire to reduce industry growth and associated energy
impacts — If the General Assembly wishes to slow the data center industry’s growth
in Virginia because it determines that energy impacts, including increasing costs to
residential and other customers, outweigh the industry’s economic benefits, it could
allow the exemption to expire in 2035. While the General Assembly could allow the
exemption to expire only in certain regions, like Northern Virginia, that approach
would be less effective in reducing overall growth in energy demand because signifi-
cant growth is occurring in several counties outside of Northern Virginia and is ex-
pected to continue.

Change the exemption to balance industry growth and energy impacts — Rather
than choosing between economic benefits or reduced energy impacts, the exemption
could be changed to try to balance these competing impacts. The General Assembly
could allow the full exemption to expire in 2035 (or end it before then) and apply a
partial sales tax exemption until 2050. A partial exemption would also better align the
economic benefits the state receives with the value of the exemption. Most economic
benefits occur during construction, and switching to a partial exemption in 2035 would
reduce the value of the exemption in later years when the economic impacts of current
and planned data centers could be expected to slow. A partial exemption could also
generate more tax revenue for the state.

Use the exemption to address other policy concerns related to the data center
industry — If the General Assembly extends the exemption, even as a partial exemp-
tion, there are several additional options the General Assembly could implement to
address concerns in specific policy areas. The exemption could be modified to address
energy, natural resource, historic resource, and residential impacts.

WHAT WE RECOMMEND

This report includes multiple policy options for the General Assembly to consider
depending on its policy goals for the data center industry in Virginia. The report also
includes several recommendations. The following recommendations include only
those highlighted in the report summary. The complete list of recommendations and
options is available on page xi.

Legislative action

e C(larify that electric utilities have the authority to delay, but not deny, ser-
vice to customers when the addition of customer load cannot be sup-
ported;
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e Direct Dominion Energy to develop a plan for addressing the risk of in-
frastructure costs being stranded with existing customers, and file that plan
with the State Corporation Commission;

e [Expressly authorize local governments to require and consider water use
estimates for proposed data center developments;

e Expressly authorize local governments to require sound modeling studies
for proposed data center developments; and

e Ixpressly authorize local governments to establish and enforce maximum
allowable sound levels for operational data center facilities using alternative
low frequency metrics and zoning ordinances.

Executive action

e The Virginia Economic Development Partnership should clarify that
grants under the Virginia Business Ready Sites Program can be used for
potential data center sites.



Recommendations and Policy Options: Data Centers
in Virginia

JLARC staff typically make recommendations to address findings during reviews.
Staff also sometimes propose policy options rather than recommendations. The three
most common reasons staff propose policy options rather than recommendations are:
(1) the action proposed is a policy judgment best made by the General Assembly or
other elected officials, (2) the evidence indicates that addressing a report finding is not
necessarily required, but doing so could be beneficial, or (3) there are multiple ways in
which a report finding could be addressed and there is insufficient evidence of a single
best way to address the finding;

Recommendations

RECOMMENDATION 1

The Virginia Economic Development Partnership should clarify in site characteriza-
tion and development guidelines that potential data center sites are eligible for grants
under the Virginia Business Ready Sites Program. (Chapter 2)

RECOMMENDATION 2

The General Assembly may wish to consider amending the Code of Virginia to clarify
that electric utilities have the authority to delay, but not deny, service to customers
when the addition of customer load cannot be supported by the transmission system
or available generation capacity. (Chapter 3)

RECOMMENDATION 3

The General Assembly may wish to consider amending the Code of Virginia to expand
the Accelerated Renewable Buyers program, which allows large customers of energy
utilities to claim credit for purchases of solar and wind energy to offset certain utility
charges, to also allow customers to claim partial credit for purchases of apacity from
battery energy storage systems based on the current PJM electric load carrying capacity
rating. (Chapter 3)

RECOMMENDATION 4

The General Assembly may wish to consider amending the Code of Virginia to require
that utilities establish a demand response program for large data center customers and
to require that these customers participate in the program. (Chapter 3)
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RECOMMENDATION 5

The General Assembly may wish to consider amending the Code of Virginia to direct
Dominion Energy to develop a plan for addressing the risk of generation and trans-
mission infrastructure costs being stranded with existing customers and file that plan
with the State Corporation Commission as part of its biennial rate review filing or as
a separate filing, (Chapter 4)

RECOMMENDATION 6

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to (i) require proposed data center developments
to submit water use estimates and (ii) consider water use when making rezoning and
special use permit decisions related to data center development. (Chapter 5)

RECOMMENDATION 7

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to require sound modeling studies for data center
development projects prior to project approval. (Chapter 06)

RECOMMENDATION 8

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to establish and enforce maximum allowable
sound levels for data center facilities, including (i) using alternative low frequency noise
metrics and (ii) setting noise rules and enforcement mechanisms in their zoning ordi-
nances, separate from existing noise ordinances. (Chapter 0)

Policy Options to Consider

POLICY OPTION 1

The General Assembly could consider amending the Code of Virginia to require that,
as a condition of receiving the sales tax exemption, data center companies meet and
certify to an energy management standard, such as the International Organization for
Standardization’s 50001 standard for energy management. (Chapter 3)

POLICY OPTION 2

The General Assembly could consider amending the Code of Virginia to allow electric
cooperatives to create for-profit subsidiary companies that could fulfill their legal ob-
ligation to provide energy services (retail sales) to customers with load capacity of over

90 MW, (Chapter 4)

POLICY OPTION 3

The General Assembly could consider amending the Code of Virginia to require that
electric utilities establish caps on participation in retail choice that protect ratepayers
from undue costs, and that such caps be approved by the State Corporation Commis-
sion through a formal case process. (Chapter 4)
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POLICY OPTION 4

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion of receiving the data center sales and use tax exemption, all new data center de-
velopments in the Northern Virginia Ozone Nonattainment Area use only Tier 4 gen-
erators, Tier 2 generators with selective catalytic reduction systems, or generators with
equivalent or lower emission rates. (Chapter 5)

POLICY OPTION 5

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion of receiving the sales and use tax exemption, data center companies meet and
certify to an environmental management standard, such as the International Organi-
zation for Standardization’s 14001 standard for Environmental Management Systems.
(Chapter 5)

POLICY OPTION 6

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion for receiving the sales and use tax exemption, data center companies conduct a
Phase I historic resource study of a proposed development site, as well as a viewshed
analysis when a proposed site is located within a certain distance of a registered his-
toric site, and report the study findings to the appropriate locality prior to develop-
ment. (Chapter 5)

POLICY OPTION 7

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion for receiving the sales and use tax exemption, data center companies conduct a
sound modeling study prior to the development of a proposed data center that is to
be located within a certain distance of a residential development or area zoned for
residential development and provide the study findings to the appropriate locality.
(Chapter 06)

POLICY OPTION 8

The General Assembly could amend the Code of Virginia to extend the expiration
date for the state’s sales and use tax exemption for data centers from 2035 to 2050.
(Chapter 7)

POLICY OPTION 9
The General Assembly could allow the sales and use tax exemption for data centers to
expire in 2035. (Chapter 7)

POLICY OPTION 10
The General Assembly could amend the Code of Virginia to extend a partial sales and
use tax exemption for data centers from 2035 to 2050. (Chapter 7)
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1 Overview of the Data Center Industry

In 2023, the Joint Legislative Audit and Review Commission (JLARC) directed its staff
to review the impacts of the data center industry in Virginia. Specifically, staff were
directed to assess the impact of the industry on state and local revenue; Virginia’s
energy demand and supply; natural, historic, and cultural resources; and local residents.
Staff were also directed to forecast future growth of the industry in Virginia and de-
termine (i) how any economic benefits could be more widely distributed and (i) if
Virginia’s data center tax exemption could be improved. (See Appendix A for the study
resolution.)

To complete this study, JLARC staff conducted over 250 interviews with more than
150 different stakeholders, including local residents and stakeholder groups; data cen-
ter companies and developers; state and local officials; electric and water utility com-
panies; and subject-matter experts. Staff analyzed water usage and air quality and emis-
sions data, as well as capital expenditure, employment, and tax benefit data from users
of the data center tax exemption. Staff also reviewed state and local land use regula-
tions and conducted case reviews of local data center-related zoning and permitting
requests. (See Appendix B for more information on methods used for this study:.)

JLARC staff contracted with two consultants as part of this study. Faculty from the
Weldon Cooper Center for Public Service at the University of Virginia (Weldon
Cooper Center) developed an economic impact analysis of Virginia’s data center in-
dustry and an independent energy demand forecast for Virginia and its utilities. Con-
sulting firm Energy + Environmental Economics (E3) modeled how data center
growth was likely to affect future generation and transmission needs, carbon emissions,
and utility costs, including how costs could be passed on to ratepayers. E3 also made
additional refinements to the Weldon Cooper Center energy demand forecast.

Data centers are key hubs of the world’s digital
infrastructure

Data centers are specialized facilities that manage, process, and share large amounts
of data. They enable the digital services that people rely on daily, including websites,
electronic applications, and cloud-based platforms such as email and media streaming.
These services are also critical to businesses and organizations, for example, allowing
businesses to make secure transactions electronically or conduct complex computing
tasks using artificial intelligence (Al). Given their essential role in daily life, business,
and the economy, data centers have become a critical part of the world’s digital infra-
structure (sidebar).

Digital infrastructure en-
compasses the systems
and technologies needed
for the internet, online
services, and other digital
activities to function. This
includes networks (e.g., fi-
ber, switches), hardware
(e.g., computers, servers),
software (e.g., operating
systems, applications),
data centers, and the per-
sonnel who manage and
maintain these compo-
nents.




Megawatts are units used
to measure power, equiv-
alent to one million watts.
Megawatts measure the
amount of energy pro-
duced or consumed at
any instant, rather than
total over time. A differ-
ent unit of measure is
used to measure the
amount of energy pro-
duced or consumed over
a given time period. For
example, megawatt-
hours describe the num-
ber of megawatts pro-
duced or consumed dur-
ing an hour.

For context, a Virginia
town of 10,000 people
uses approximately 10
megawatts.
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A typical, modern data center is a large industrial building filled with computing equip-
ment, including servers, storage drives, and network hardware. Externally, these build-
ings often resemble warehouses or distribution centers. Data centers can vary greatly
in size, ranging from smaller facilities with a few thousand square feet to large, multi-
story buildings exceeding one million square feet. Data centers are often located on
campuses alongside other facilities or other data centers operated by the same com-
pany. In addition, many data centers have physical security measures, such as flood-
lights, fencing, and access controls, to protect the facility and its data.

Data centers require large amounts of electricity to operate. This energy powers the
computing equipment inside, as well as cooling equipment that prevents the compu-
ting equipment and building from overheating. The amount of electricity needed for
a data center varies based on its size, the density and type of computing equipment,
and the cooling system used. A small data center can require five to 20 megawatts of
power, while a larger data center can require 100 or more megawatts (sidebar). Given
the amount of electricity needed for operations, data centers often have power lines
and substations connecting them directly to nearby high-voltage transmission lines. All
data centers also have backup generators on-site to ensure continuity of operations if
their primary power supply fails.

Data centers are operated and maintained by a skilled workforce, including technicians,
electricians, and network engineers. Data centers also generally have security person-
nel.

Figure 1-1 illustrates the infrastructure, equipment, and personnel found in and around
a typical, modern data center.

FIGURE 1-1
Common infrastructure, equipment, and personnel at a typical data center

Nearby data centers

Transmission lines (Data centers tend to be built in clusters)

Server hall
(Data processing
and storage)

Backup diesel
generators

Fiber network cable
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Office/support space
Facility IT
manager Professional

Engineering/ Security

Water line 2
maintenance

SOURCE: JLARC staff.
NOTE: lllustrative example. Data centers may have different equipment, e.g., based on their cooling system.
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There are various types of data centers, ranging from traditional enterprise and colo-
cation facilities to newer hyperscale operations.

e Enterprise data centers are private facilities owned and operated by a single
company, designed specifically to meet that company’s I'T and data storage
needs. These are generally non-technology companies, such as banks, insur-
ance firms, and credit card companies, that rely heavily on secure, in-house
data processing and storage. Enterprise data centers are generally located
on-site, such as within a corporate campus or integrated into a larger office
building. Enterprise data centers are a shrinking segment of the data center
market as companies increasingly rely on the cloud for their computing
needs.

e Colocation data centers are facilities owned and operated by a company that } )
Operational capacity—

also called “capacity”—
refers to the amount of
power a data center
needs to operate. This in-
cludes all the power

leases physical space within their data center to other companies and organ-
izations. These tenants, which include smaller technology companies, online
retailers, and government agencies, house their computer equipment within
their leased space and have their own staff who maintain and upgrade this

equipment. Tenants rely on the data center owner to provide all other ser-
vices such as power, cooling, and physical security. Colocation data centers
generally serve multiple tenants—often upwards of 20 or more—which al-
lows these companies to benefit from economies of scale.

Hyperscale data centers are purpose-built facilities designed to serve the
world’s major technology companies (e.g., Amazon Web Services [AWS],
Google, Meta, Microsoft), often known as “hyperscalers.” These are the
largest data centers with the largest operational capacity and power require-
ments (sidebar). Hyperscale data centers can either be owned and operated
by the hyperscaler company or by a third-party that leases the facility to the
hyperscaler. In some cases, the third party that owns the data center also
provides services such as power, cooling, and security, while in others the
hyperscaler manages all building operations. Hyperscale data centers are a
growing segment of the data center market.

needed to run the com-
puting equipment, cool-
ing systems, and other
building operations. Ca-
pacity is often used to
describe the size of a data
center. For the purposes
of this chapter, capacity is
measured in megawatts.

The time it takes for data
to travel from one point
to another, such as from
a data center to the end
user, is called “latency.”
Low latency indicates
data is traveling more
quickly; high latency indi-

Data center industry is growing rapidly, driven by a
combination of established and emerging trends

cates there is a longer de-
lay. Many factors affect
latency, most notably the
The data center industry spans markets around the world, clustering in locations that geographic distance be-
tween the data center
and user. Some tasks—

such as financial transac-
population, business, and government centers because they are close to their custom- tjons—are more “latency

provide access to land, energy, and fiber, and are business friendly, politically stable,
and at low risk from natural disasters. Many data center markets are located near key

ers and end users. Being in proximity to customers reduces the time it takes for data sensitive” than others,
|, meaning they require as

to travel between the data center and the customer, ensuring fast processing, whic :
low latency as possible.

can be critical for certain business operations, such as financial transactions (sidebar).
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It also reduces time for end users to access data, which, for example, reduces buffering
times and increases picture quality when streaming media.

The data center industry is dominated by a few large participants. In the US., four
hyperscaler companies—AWS, Google, Meta, and Microsoft—are responsible for
much of the data center industry. These companies operate their own hyperscale data
centers, lease other hyperscale data centers, and can also be customers within tradi-
tional colocation data centers.

Data center industry is growing rapidly worldwide

The data center industry is growing worldwide, with many data centers under con-
struction or in development. Market reports and trade literature indicate the industry
has grown significantly over the past decade, with an especially rapid growth rate in
recent years, particularly in the Americas. For example, a 2024 report from the real
estate firm Cushman & Wakefield estimates 44,600 megawatts of data center capacity
is in development worldwide. More than half (55 percent) of this capacity is in the
Americas region, 30 percent is in the Asia—Pacific region, and the remaining 15 percent
is in the Europe, Middle East, and Africa (EMEA) region. When completed, this
growth would double existing capacity across the EMEA markets and more than dou-
ble existing capacity in the Americas and Asia—Pacific markets.

The industry is growing both in terms of the number of data centers under construc-
tion as well as the size and scale of those data centers. More data centers are being
built, and many of the new data centers under construction are larger and have more
operational capacity. For example, the capacity of a typical data center has increased
from requiring only a few megawatts of power to more than 100 megawatts.

There has also been a recent shift toward companies building data center campuses,
rather than individual data centers, to serve the needs of hyperscalers. Such campuses
can be made up of multiple parcels of land and house several data centers owned by
the same entity. Collectively, the operational capacity of these campuses can reach
hundreds of megawatts, and in some cases, exceed one gigawatt (i.c., 1,000 megawatts).
Companies are increasingly developing data center campuses, rather than individual
facilities, to consolidate operations, improve efficiency, and more easily expand capac-
ity in response to growing demand.

Industry expected to grow for foreseeable future, though factors
could shift where growth occurs

The data center industry is expected to keep growing, driven by demand for digital
services, such as e-commerce, media streaming, and cloud-based applications. This
trend accelerated during the COVID-19 pandemic as more people and businesses re-
lied on these services and is expected to continue. As the economy becomes increas-
ingly digitized, more consumers use digital services, and the number of internet-



Chapter 1: Overview of the Data Center Industry

connected devices rises, the need for data storage, processing, and network capacity
will continue to grow.

The recent emergence of Al is another significant driver of data center growth. Al
applications, such as machine learning and data analytics, require immense computing
power and storage to process large amounts of data. As businesses increasingly adopt
Al tools, and Al is integrated into commercial applications, the demand for data cen-
ters to support these technologies has surged and is expected to continue to grow.

Al also has the potential to reshape how and where the data center industry grows.
For example, some Al workloads, such as large language model training, are not latency
sensitive, allowing data centers housing these tasks to be located farther from estab-
lished data center markets. Additionally, AI workloads are often much larger than typ-
ical data center demands, requiring larger facilities with more computing capacity and
more power needs (sidebar).

Market constraints could also shift where the industry grows. Key factors, such as
power availability, land price and availability, local opposition, and regulatory environ-
ments, are constraining the industry, especially in established markets. As these con-
straints grow, some markets may become less attractive for development, driving data
center growth toward other locations.

Northern Virginia has the largest data center market
in the world, and the state’s industry is growing

There are approximately 150 data center sites in Virginia, which collectively house
around 340 data center buildings. These sites vary in size, ranging from a single 2,400-
square-foot data center building to a campus of seven buildings that total more than
3 million square feet. In total, Virginia has over 63 million square feet of data center
space on 7,200 acres of land (sidebar).

Virginia data center sites also vary in size in terms of operational capacity. The smallest
sites require only about one megawatt of power, while some larger campuses are esti-
mated to need 200 or more megawatts and are still growing. In total, Virginia data
center sites use approximately 5,050 megawatts of power (sidebar). (This is based on
the 2024 peak load forecast by Dominion Energy and Mecklenburg, Northern Vir-
ginia, and Rappahannock electric cooperatives in August 2023.)

Virginia's data center industry is mostly concentrated in Northern
Virginia, with other small clusters near Richmond and Mecklenburg

Data centers are located across the state, but 80 percent of Virginia’s data center in-
dustry is concentrated in three Northern Virginia localities: Loudoun, Prince William,
and Fairfax (Figure 1-2). Loudoun County alone accounts for approximately half of
the state’s data center industry in terms of number of sites, building square footage,
and estimated energy usage. The eastern part of the county north of Dulles

Al workloads typically
require more power than
traditional data center
tasks because they use
more energy-intensive
hardware. The servers
conducting Al tasks often
include graphics pro-
cessing units (GPUs)
alongside central pro-
cessing units (CPUs), be-
cause GPUs are better
suited to running large,
simultaneous data pro-
cesses required for Al ap-
plications. Since GPUs
consume more power
than CPUs, Al tasks are
generally more energy
demanding.

For context, Pocahontas
State Park—the largest
in Virginia—covers 7,600
acres. The entire state
park system spans a total
of 75,900 acres.

Data centers’ power us-
age in Virginia—about
5,050 megawatts— is
roughly equivalent to the
electricity needs of 2 mil-
lion Virginia households
(about 60 percent of
households in the state).




FIGURE 1-2
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International Airport has become known as “Data Center Alley” because of its high
concentration of data centers. The remaining 20 percent of Virginia’s data center sites
are in 11 other localities, with the most notable clusters in the Richmond region and
Mecklenburg County.

Most of Virginia’'s data center industry is concentrated in Northern Virginia

Fairfax

County

Loudoun
County

Prince
William
County

Size of data center site

@ Largest

Smallest

SOURCE: JLARC analysis of Virginia Department of Environmental Quality data and county property real estate records.

NOTE: Map shows one dot per data center site, which may include multiple data center buildings. Size of each site represented by size of
dot, as measured by the maximum capacity (in terms of megawatts) the site is permitted to backup via diesel generators. This capacity is
larger than the current operational capacity because it (i) accounts for the site's full build-out potential, which many sites have not yet
reached, and (ii) includes allowances for redundancy. Data center operators report 0 to 25 percent of backup capacity is typically for

redundancy.

Northern Virginia is the largest data center market in the world
because of multiple factors

Northern Virginia has the highest concentration of data centers in the world and is
recognized as the world’s premier data center market. The exact size of the Northern
Virginia data center market (in terms of the number of sites and energy demand)
varies based on the sources used; however, every source indicates Northern Virginia
is the global leader. According to data reported by Cushman & Wakefield, in terms of
megawatts, the Northern Virginia market is more than twice the size of the next largest
market in the world, Beijing, and nearly three times the size of the next largest market
in the U.S,, located in and around Hillsboro, Oregon (Figure 1-3). The Northern Vir-
ginia market constitutes 13 percent of all reported data center operational capacity
globally and 25 percent of capacity in the Americas region.
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FIGURE 1-3
Virginia has the most operational capacity of all global markets
Chicago 980MW — - Northern - Dublig 740MW
- Virginia 4,140MW | -~ London 1,000MW
Columbus 1,170MW g P et .

Central lowa 830MW —

Phoenix 1,560MW
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Bay Area 940MW

Tokyo 1,030MW
Beijing 1,860MW
. Shanghai 1,400MW

Dallas 1,290MW

Hong Kong 620MW
F Singapore 980MW

Atlanta 1,070MW
t Sydney 730MW

Frankfurt 620MW —
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SOURCE: JLARC analysis of Cushman & Wakefield 2024 Global Data Center Market Comparison.

NOTE: Reflects market size in terms of operational capacity as measured by megawatts. Shows 20 largest markets. “Northern Virginia”
refers to an estimate of data center capacity in the traditional Northern Virginia market consisting of Fairfax, Loudoun, and Prince William
counties and Manassas. The Cushman & Wakefield report also includes an estimated 560 megawatts of capacity in Culpeper and Fauquier
counties and the Richmond metropolitan region.

Multiple factors have contributed to Northern Virginia’s market prominence. The re-
gion’s role in the early stages of the internet’s development gave it a head start as a key
data center hub. In the mid-20th century, early data processing companies contracting
with government agencies and high-technology government labs were drawn to the
region given its proximity to their federal government customers. The establishment
of an internet exchange point in the 1990s further attracted major telecommunications
and early internet companies to the region.

As the internet grew, a strong fiber network, supply of reliable cheap energy, and avail-
able land encouraged more data centers to locate in the region. Data centers were also
drawn to the region given its proximity to major national customers, including most
notably the federal government, government contractors, and technology firms that
held an enormous amount of government and other data. With the rapid growth of
the internet in the 2000s, it became advantageous for data centers to cluster near each
other so they could share information more quickly. The high concentration of data
centers also led to a burgeoning ecosystem of industry professionals, real estate devel-
opers, construction companies, and tradespeople with expertise in data centers, which
continues to make the region attractive today.
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The creation of a state data center tax incentive has also been a key factor in the in-
dustry’s development in Northern Virginia, as well as the state more broadly. In 2010,
Virginia adopted a sales and use tax exemption that exempted data centers from paying
retail sales tax on computer and related equipment purchases, and the General Assem-
bly has since expanded the exemption. (See Chapter 2 for more information about the
sales and use tax exemption and its impact.)

Data center industry is growing rapidly in Virginia, both in established
markets and newer ones

The data center industry is growing rapidly in Virginia. Since 2020, data center space in
Virginia has more than doubled, with over a quarter of the state’s existing data center
square footage built in 2022 and 2023. Additional square footage has been built in
2024. A 2024 Cushman & Wakefield report underscores this trend, noting there is a
record amount of data center capacity in development in the state. This includes 1,500
megawatts under construction and 2,900 megawatts in earlier stages of development.
When this development is complete, it will nearly double the size of data center ca-
pacity in Virginia.

As of September 2024, there are at least 70 new known data center sites under active
development across the state. These projects are at various stages of the development
process, with more than half having received full local government approval and/or
are under construction. The remaining projects are at eatlier stages, such as awaiting
local rezoning or approval.

Much of the data center development is occurring in the established markets of
Northern Virginia, the Richmond region, and Mecklenburg County. Within these ex-
isting markets, the majority of growth continues to be in Loudoun and Prince William
counties, with Prince William County being the fastest-growing locality (Figure 1-4).
The growth in these markets is driven by data center developers and companies build-
ing at new sites as well as expanding existing campuses.

The data center industry is also growing in new Virginia markets, most notably in
counties outside of the established Northern Virginia market and along the 1-95 cor-
ridor (Figure 1-4). For example, seven localities without any data centers have recently
approved new campuses or have applications pending. According to stakeholders, data
center development is moving into these new markets as land availability and local
regulatory environments become more challenging in Northern Virginia. Additionally,
AWS is leading development into localities along 1-95 as part of its agreement with the
state to invest $35 billion in data centers in new Virginia locations by 2040.
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FIGURE 1-4
Data center industry still growing in established markets, but development
starting to spread into new areas, such as along 1-95

D Localities that already have data centers

Data center projects in development
. More than 10

B 3010

. Fewer than 3

SOURCE: JLARC summary analysis as of September 2024.
NOTE: “In development” includes projects that are under construction, permitted, and/or have been approved
through local rezoning or other approval processes (if applicable).
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2 Economic and Fiscal Impacts

States strive to build and maintain a strong and diverse economy. A strong economy
benefits the state by increasing the wealth of its citizens, helping its businesses succeed,
and generating tax revenues to support state and local government operations. Tax
revenues help pay for essential services like roads, schools, and public safety.

Virginia looks to improve its economy by attracting new businesses and having existing
businesses expand their operations. Businesses benefit the economy directly by creat-
ing new jobs and making capital investments, such as constructing new buildings and
purchasing vehicles and equipment. Business activities have many additional impacts
that further economic growth, such as creating additional jobs at in-state suppliers and
in the service industries that support the original business and its employees (Figure
2-1).

FIGURE 2-1
Businesses create jobs and capital investment and have additional impacts that
benefit the state economy
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SOURCE: JLARC staff analysis.

Data center industry provides positive economic
benefits to state

State and local economic development agencies view data centers as an attractive in-
dustry. Data center companies are some of the largest and most well-resourced tech-
nology companies in the world. Though data centers directly employ relatively fewer
employees than some industries, data center jobs tend to be higher paying, so jobs
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Tradeable sector in-
cludes businesses that
compete or export
goods and services out-
side of where they are
located. They have larger
economic impacts be-
cause they bring in new
revenue from outside
the state instead of
simply reallocating exist-
ing economic activity.

An employment multi-
plier is an estimate of
the number of additional
jobs created in the econ-
omy to support each job
created directly by an in-
dustry.
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have a higher economic impact. Data centers also meet other characteristics of a high
impact industry: they are in a tradable industry sector and have a high employment
multiplier (sidebar). Data centers—Iike manufacturers, steel producers, and transpor-
tation industries—are also capital intensive. Their facilities are enormous and require
multibillion-dollar outlays for construction and equipment, which can provide sub-
stantial tax revenue for local governments and a comparatively smaller amount of tax
revenue for the state (for the portion that is not tax-exempt).

The data center industry provides secondary economic benefits to the state as well.
The clustering of data centers in a region, like Northern Virginia, can have “knock
on” economic effects by indirectly attracting other related technology businesses,
which help create a well-trained, regional I'T workforce. This clustering of data centers,
related businesses, and skilled workers can further improve the region’s attractiveness
to additional businesses in the technology sector and other sectors.

Data center capital investment is substantial, although only a portion
of it benefits Virginia’s economy

Capital investment in Virginia data centers is substantial, exceeding $24 billion in FY23,
and primarily consists of equipment purchases from Virginia-based and out-of-state
companies. Data center investment represented 84 percent of the total capital invest-
ment across all economic development projects announced by the Virginia Economic
Development Partnership (VEDP) between FY22 and FY24. However, like capital
investments made by other industries, only a portion of data center capital investment
benefits the Virginia economy. The primary benefit to Virginia’s economy is related to
data center construction, which comprises about 20 percent of total data center capital
investment (Figure 2-2). Most construction spending likely remains in the state econ-
omy because much of it goes to Virginia-based businesses performing key construc-
tion services such as clearing and grading sites, erecting steel frames, installing high-
voltage electrical equipment, installing industrial-scale cooling systems, and running
miles of cable, conduit, and piping. Materials used in data center construction are often
also sourced from Virginia businesses throughout the state.

The largest portion of data center capital investment is for I'T and mechanical equip-
ment (68 percent), and most of this spending occurs with out-of-state companies.
Computer servers are the biggest equipment expense and, because there are no major
computer server manufacturers in Virginia, are sourced from outside the state or the
country. Some other equipment used in data centers is sourced in Virginia. For exam-
ple, Virginia has suppliers of electrical and cooling equipment, raised-access floors and
hot/cold aisle containment systems, and fiber infrastructure. These suppliers have re-
cently located or expanded operations in Virginia because of the state’s large data cen-
ter market. Even so, a substantial amount of non-computer equipment still likely
comes from out-of-state, such as the diesel generators data centers use for backup
powetr.
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FIGURE 2-2
Primary benefit of data center capital investment to Virginia's economy is from
construction, which comprises 20 percent of data centers’ capital investment
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SOURCE: JLARC staff and Weldon Cooper Center analysis of data center capital investment between FY21 and FY23
reported to VEDP.

Data center industry supports relatively small operations workforce
and sizable construction workforce, both with average or above
average wages

Data centers require
Data centers typically employ a small number of workers for data center operations, €onstant ongoing
maintenance of electri-

. . . cal and cooling sys-
that a typical 250,000-square-foot data center may have approximately 50 full-time toms. Data centers have

relative to their facility size. For example, several data center representatives indicated

workers (one employee per 5,000 square feet versus one employee per 650 square feet hundreds of electrical
for some distribution centers). About half of these workers are likely direct employees and mechanical compo-
nents that must be re-
placed as they break
down over time. Addi-
ity maintenance staff. The other half are contract workers, including electricians, pipe- tionally, these systems
fitters, and security personnel who work full-time at the facility (sidebar). can also be upgraded or
configurations changed

Data center direct employees and contract workers accounted for, by JLARC staff as computer equipment

estimates, over 8,000 full-time jobs in FY23. A data center may add new jobs each year is upgraded and re-
n placed.

of the data center company (or for colocation data centers, direct employees of the
tenant). These workers include facility managers, engineers, data technicians, and facil-

as new facilities begin and expand operations. In FY23, data centers added more tha
800 new full-time jobs.

Data center construction, however, supports a substantially larger number of workers
than data center operations. Construction of an individual data center building usually
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JLARC's independent
economic impact analy-
sis was performed by
staff from the Weldon
Cooper Center. The anal-
ysis was conducted using
economic modeling soft-
ware developed by IM-
PLAN. The model uses an
industry standard meth-
odology but does not ac-
count for the cost of
some potential externali-
ties, such as health and
environmental costs asso-
ciated with increased car-
bon emissions, that may
be associated with the in-
dustry's large energy de-
mands. See Appendix D
for additional details.
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takes about 12 to 18 months, and it can take five or more years to fully build out a
campus. Data center representatives indicated that, at the height of construction, ap-
proximately 1,500 workers are on site building a facility and installing electrical and
cooling systems and include occupations such as

e site developers and surveyors,

e cquipment operators for land clearing and leveling,

e workers to erect steel building frames and concrete walls,

e clectricians installing cabling, equipment, and generators, and

e pipefitters and HVAC technicians installing piping and cooling equipment.

Both data center operations and construction workers earn average or above average
wages, contributing to the economic benefit of the industry. On average, data center
employees and contractors earn about $100,000 per year, varying based on job role
and area of the state. Many construction-related jobs do not require a college degree
but are also relatively high-paying. For example, the starting salary for electricians is
approximately $24 per hour, and a “journeyman” (fully trained) electrician can make
approximately $56 per hour. These wages translate to $50,000 and $116,000 in annual
wages, respectively, but the actual annual wages are likely higher because these workers
often work over 40 hours per week and can earn overtime pay.

The growth of Virginia’s data center industry has contributed to the expansion of the
state’s trades and construction industry. A representative from a construction supplier
and contractor indicated that the data center industry is the largest construction sector
right now, and data center projects are about one-third to one-half of their current
projects and nearly two-thirds of their backlog. A representative of an electrical work-
ers union in Northern Virginia indicated that, because of demand from the growing
data center industry, their apprenticeship program has grown from 300 apprentices
per training course to 500 in the last several years and could grow larger. A benefit of
this growth is that many workers are able to stay in-state and move to another data
center construction job after a project is complete, rather than moving to another state
to find work.

Data center industry has added thousands of jobs and several billion
dollars to state’s economy, mostly from construction

The data center industry benefits the Virginia economy because of the additional jobs
and personal income created and the value it adds to the Virginia economy (i.e., Vir-
ginia gross domestic product or GDP). JLARC staff commissioned an independent
economic impact analysis of the data center industry in Virginia (sidebar). The analysis
estimated that the data center industry provides approximately 74,000 jobs, $5.5 billion
in labor income, and $9.1 billion in Virginia GDP overall to the state economy annu-
ally, based on average spending by the industry between FY21 and FY23 (Table 2-1).
These estimates are just over 1 percent of total statewide employment, income, and
Virginia GDP during the last three years. Most of the economic benefits have been in
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the Northern Virginia region, but other regions where data centers are located or un-
der construction, or that have businesses that otherwise support the industry, also ben-
efited (Figure 2-3).

TABLE 2-1
Data center industry has positive economic benefits on Virginia

Annual average based on data center capital investment and
related operation spending

Construction Operations
Economic impact phase phase Total impact
Jobs 59,000 jobs 15,000 jobs 74,000 jobs
(35,000 direct) (4,400 direct) (39,400 direct)
Labor income $438B $128B $5.5B
($2.6 B direct) ($0.4 B direct) ($3.1 B direct)
N $6.4B $2.78B $9.1B
Virginia GDP ($3.3 B direct) ($1.1 B direct) ($4.4 B direct)

SOURCE: Weldon Cooper Center economic impact analysis of the data center industry impacts, based on data center
spending between FY21 and FY23 reported to VEDP, adjusted to account for non-exempt data centers. Numbers
may not sum because of rounding.

NOTE: Direct operations jobs include only data center employees and exclude contractors that work full time at data
centers. Total impact includes direct impacts plus indirect and induced impacts. Average data center economic im-
pacts presented here likely underestimate the impacts in more recent years given the growth of the industry.

FIGURE 2-3
Economic impact from data centers is concentrated in Northern Virginia
JoBS LABOR INCOME VIRGINIA GDP
$7.28
50,700

Northern  Other Northern  Other Northern  Other
Virginia  Virginia Virginia  Virginia Virginia  Virginia
regions regions regions

SOURCE: Weldon Cooper Center economic analysis of the annual data center industry impacts, based on data center
spending between FY21 and FY23 reported to VEDP, adjusted to account for non-exempt data centers.

NOTE: Totals for Northern Virginia and other Virginia regions do not sum to statewide totals shown in Table 2-1
because the analysis does not account for impacts from activity in Northern Virginia occurring in other Virginia re-
gions and vice versa.

Much of the data center industry’s economic benefits in Virginia derive from capital

spending during the construction phase rather than spending during ongoing opera-
tions (Table 2-1). Annual average spending during the construction phase is estimated

15



Business personal prop-
erty taxes are levied by
local governments on
the value of property,
such as furniture, fix-
tures, computer equip-
ment, machinery, tools,
and heavy equipment
within their locality. State
law allows a locality to
tax certain classes of per-
sonal property at lower
rates, including com-
puter equipment for data
processing.

Real property (or real
estate) taxes are levied
by a local government
on land and improve-
ments in their locality.
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to be more than three times annual operation spending, according to prior research.
Data centers were estimated to contribute 59,000 jobs annually during the construc-
tion phase, accounting for 80 percent of total annual jobs resulting from data centers.
This estimate includes 35,000 direct jobs, most of which were construction workers
(28,000), although some were IT-related workers manufacturing and installing equip-
ment (7,000). Another 24,000 jobs were estimated to be in supporting sectors, such as
materials suppliers, and “induced jobs” in businesses that benefit from worker spend-
ing, such as restaurants and retail. The data center construction phase also accounted
for most of the annual increase in total labor income (80 percent) and total Virginia
GDP (70 percent) from data centers. Appendix D provides additional technical details
on these and other analysis outcomes.

Because most of data centers’ economic benefits are from construction, continued
growth of the data center industry would be needed in Virginia to maintain the same
level of economic impact. Current trends suggest continued growth is likely to hap-
pen, at least for the near future. Virginia’s data center market is expected to double in
the next few years based on the data center capacity currently under construction and
in the early development stages.

Data centers generate substantial local tax revenues
for localities that have them

Local governments with data centers in their jurisdictions can collect substantial tax
revenues from the industry. Data centers pay different types of local taxes, but the
primary ones are business personal property and real property (real estate) taxes (side-
bar). The business property tax, in particular, can generate substantial revenue. A single
data center typically has business personal property valued in the millions, a large por-
tion of which is computer equipment that is typically replaced every five years.

Although data center tax revenues can be substantial, the industry’s share of local rev-
enue varies. For the five localities with relatively mature data center markets (Loudoun,
Prince William, Mecklenburg, Henrico, and Fairfax), data center revenue ranged from
less than 1 percent to 31 percent of total local revenue. The amounts collected and
percentage of local revenues vary substantially because of differences in the size and
maturity of the data center markets, locality sizes and tax bases, and local tax rates and
depreciation schedules. Loudoun and Prince William have the largest and most mature
markets, and data center revenue accounted for 31 percent and 7 percent, respectively,
of total local tax revenue (Figure 2-4). Loudoun collects substantially more revenue
from data centers primarily because its data center market size is three times larger
than Prince William’s. Revenue estimates are not provided for all of these localities to
protect taxpayer confidentiality.

16



Chapter 2: Economic and Fiscal Impacts

FIGURE 2-4
Data center tax revenue can be substantial for local governments (FY23)

LOUDOUN COUNTY PRINCE WILLIAM COUNTY

$2,392M $1,522M
$733M $110M i

revenue

total
revenue

. Data center revenue . All other revenue

SOURCE: JLARC staff analysis of revenue collections from localities and the APA Local Government Comparative Re-
port, FY23.

Tax rates also significantly affect the amount of revenue a locality can generate from
data center developments. Some localities have greatly reduced their business personal
property tax rates for computer equipment to try to attract the industry and, therefore,
collect far less revenue than other localities with a higher tax rate would collect for a
comparable project. For example, assuming a data center with $150 million in taxable
computer equipment, counties could collect from $10.8 million to $0.4 million over a
five-year period (after accounting for different tax rates and depreciation schedules)
(Figure 2-5).

Even with the variation in tax revenue collections, local government staff from the
five counties with the greatest data center presence indicated that data center revenue
has benefited their locality. Local government staff indicated data center revenue has
allowed their locality to

e Jower real estate tax rates (Loudoun and Prince William),

e develop an affordable housing trust fund (Henrico County),

e cstablish revenue stabilization or reserve funds (Loudoun and Prince Wil-
liam), and

e construct new schools (Mecklenburg).
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FIGURE 2-5
Some localities would collect far less revenue over a five-year period than others for the same
data center development

$10.8M
Example local revenues:

Data center computer
equipment taxable
value = $150 M

$9.3M $9.1M1

$6.7M

$1.3M

$0.5M $0.4M

Culpeper Loudoun Faugquier Louisa Fairfax Prince  Fredericksburg Mecklen- Henrico  Chesterfield Wise

william region® burg
Tax rate /5100 $3.50 $4.15 $3.45 1.90 $4.57 $3.70 $1.25 $0.66 $0.40 50.24 50.24
Depreciation rate  Slow Moderate Slow Slow Fast Fast Fast Moderate  Moderate Fast Fast

SOURCE: JLARC staff analysis of locality property tax rates and depreciation schedules for computer equipment.

NOTE: Tax rate is the business personal property tax rate in 2024 for computer equipment. Amounts exclude real property taxes. Amounts
are based on a data center with $150 million in equipment. Data center equipment is typically replaced every five years, which resets the
depreciation schedule used to calculate the decline in value of equipment each year after its purchase.

2Culpeper provides a local tax rebate for data centers that invest at least $10 million and hire at least 10 new employees in the Culpeper
Technology Zone, and therefore may reduce this amount for qualifying data centers. ® Fredericksburg Region includes the City of Fred-
ericksburg, Caroline County, King George County, Spotsylvania County, and Stafford County.

In addition to the revenue the industry generates, local government staff reported that
data centers are an attractive industry because they impose minimal direct costs on the
provision of government services compared with other industries. Data centers em-
ploy relatively few employees in comparison with other industries like manufacturing
and logistics. Industries with more employees place greater demand on local roads,
school systems, and other services.

Localities in distressed areas have difficulty
attracting data centers

Data center developments could benefit localities in economically distressed areas of
the state through increased local revenue. However, localities in these areas face several
challenges in attracting data centers. To be considered, a locality likely needs to have
230kV transmission lines (the preferred voltage for modern data center campuses) and
large and flat properties close to those transmission lines. These requirements could
prevent many counties in distressed areas, particularly in Southwest Virginia, from be-
ing considered.

Localities in economically distressed areas that are away from population centers can
also only compete for certain types of data centers. They cannot compete for data
centers that need to be close to customers or require low latency, such as cloud com-
puting and colocation facilities. However, they may be able to compete for data centers
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running artificial intelligence (AI) workloads, such as training models, which do not
need to be near populated areas and may not require low latency. Al is expected to
drive a lot of future industry growth and presents an opportunity for more remote
localities.

The state could improve the competitiveness of localities in distressed areas by helping
them identify, prepare, and market industrial sites that are attractive to the data center
industry. Data center companies prefer to move fast once a site has been identified, so
available land should have access to roads and other utilities (water, sewer) that allow
construction to begin soon after selection. Company representatives said industrial
sites that are shovel-ready could be particularly attractive. The primary reason Meck-
lenburg was successful in attracting Microsoft was because the county had already
identified a site suitable for data center development when Microsoft was looking for
potential Virginia locations.

The Virginia Business Ready Sites Program, which is administered by VEDP, can be
used for this purpose. The program identifies and assesses the readiness of potential
industrial sites and provides site characterization and development grants to local gov-
ernments and regional authorities. The program is intended to develop sites to attract
large employers, such as manufacturers, but it can be used to identify and develop sites
for which data centers would be a “best use” and would generate a positive return on
investment for the state. For example, a 150-acre site that has limited road and rail
infrastructure but is located close to 230kV transmission lines might be best used as a
data center instead of a manufacturing plant. To help localities in distressed areas com-
pete for data centers, VEDP should clarify that potential data center sites can be in-
cluded in VEDP?s site listings and are eligible for Virginia Business Ready Sites Pro-
gram grants.

RECOMMENDATION 1

The Virginia Economic Development Partnership should clarify in site characteriza-
tion and development guidelines that potential data center sites are eligible for grants
under the Virginia Business Ready Sites Program.

The state made changes to its data center sales tax exemption, discussed in the next
section, several years ago to try to attract data centers to distressed areas of the state
(sidebar). However, very few data centers have qualified for the exemption under the
changes, so the changes alone may not be sufficient to overcome other challenges to
attract data centers to these areas.
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This report includes
higher estimates of the
tax revenue impact of
the data center exemp-
tion than was reported in
prior years. Data centers
using the exemption are
now required to report
to the Virginia Economic
Development Partner-
ship their annual eligible
exemption expenditures
and tax benefits.

The statewide retail
sales and use tax in-
cludes a 4.3 percent state
share, a 1 percent local
option share, and addi-
tional 0.7 percent to 1.7
percent regional share,
depending on the re-
gion. In addition to col-
lecting revenue from the
local option, localities tax
data center property in
other ways, as described
in this chapter.
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State’s data center exemption encourages industry
growth and has moderate economic benefits

Virginia, like other states, uses incentives and other strategies to try to attract specific
industries that can create new economic activity. The goal of targeting specific indus-
tries is to establish industry clusters or ecosystems.

Since 2010, Virginia has offered a retail sales and use tax exemption to attract large-
scale data centers. The exemption allows qualifying data centers and their tenants to
purchase computers and other equipment without paying the state sales tax on the
following items, namely

e computer equipment such as servers, mainframes, network infrastructure,
and data storage hardware; and

e other equipment such as cabling, switches, cooling equipment, generators,
monitoring systems, and similar items used to operate exempt equipment.

Exemption provides qualifying data center companies with
substantial tax reductions

Data center owners and their tenants, which can include a wide range of businesses in
sectors like technology, health care, financial institutions, and retail, can claim the data
center sales and use tax exemption if they meet eligibility requirements. To qualify, data
centers must create a minimum of 50 jobs paying at least 150 percent of the prevailing
annual average wage in the locality where the data center is located and make a $150
million capital investment. As noted above, the minimum thresholds are lower for dis-
tressed areas. Data centers and tenants reported saving $928.6 million in sales taxes in
FY23 because of the exemption, including state, local, and regional portions of the
tax (sidebar). The state portion of the exempted amount was an estimated $683 mil-
lion, making it by far the state’s largest economic development incentive, with the next
closest incentive valued at $74 million.

Although approximately 30 data center companies (and their tenants, for colocation
data centers) claim the exemption, most of the tax savings accrue to a small number
of companies (Figure 2-6). Even so, the median savings for a data center company
using the exemption was $5.4 million in FY23, and all but six companies saved $1
million or more.
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FIGURE 2-6
Most of the tax savings from data center exemption go to only a few data
center companies (FY23)

All other Top 5
omanies N Totl o
0 $928.6M P
$169.3M $759.3M

SOURCE: JLARC staff analysis of data center exemption information reported to VEDP.
NOTE: For colocation data centers, the tax savings is attributed to the data center owner rather than the individual
tenant, because the data center owner is the "holder” of the MOU and the reporting entity.

Exemption likely affects data center location and expansion decisions

Data center companies consider several factors when determining where to locate, and
state sales tax exemptions are regularly ranked among their top factors. The other top
site selection factors are access to power, available land, workforce quality, customer
needs, business-friendly regulatory climate, and utility and other costs. While it is im-
possible to precisely determine the exemption’s importance in data centers’ location
decisions, representatives from data center companies indicated the exemption was a
key consideration because it greatly reduces their costs.

Data center companies view the exemption as important because their industry is cap-
ital intensive, and the exemption provides substantial savings on those investments. If
a typical modern 250,000-square-foot data center costs $250 million to $325 million
to build and equip, the exemption would provide an initial benefit of about $9 million
to $15.5 million in savings (depending on the locality). Companies also save on subse-
quent equipment purchases, usually made every five years when data centers replace
and upgrade their computer equipment. For colocation data centers, the exemption is
also important for meeting customer needs, because it provides savings to tenants who
purchase their own equipment.

Virginia is competing for data centers with other states that have
similar exemptions

Since the late 2000s, states have increased their efforts to attract data centers, primarily
by adopting sales tax exemptions. In 2008, Virginia became the seventh state to adopt
a sales tax exemption. (The initial exemption applied to very few localities and is no
longer in effect, but a statewide exemption was adopted in 2010.) Today, the majority
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of states either have a sales tax exemption for data centers (34) or do not have a sales
tax (4). All states bordering Virginia provide a sales tax exemption to data centers. (See
Appendix E for a map of states with a data center sales tax exemption.)

Virginia competes with other states for new data center developments, especially states
that also have primary markets. Most other primary markets are located in states with
exemptions, with the exceptions being markets in California and the New Jersey por-
tion of the New York-northern New Jersey market (Figure 2-7). These two markets
have a relatively small data center presence considering their proximity to major pop-
ulation centers, the California market’s proximity to high tech firms in Silicon Valley,
and the New Jersey market’s proximity to the U.S. financial center in New York City.

FIGURE 2-7
All primary data center markets in the U.S. have exemptions, except for
California and northern New Jersey markets, which are relatively small

Salt Lake City 310MW — Indianapolis 160MW —

Chicago 980MW Columbus 1,170MW
Hillsboro 1,600MW 4.

Central lowa 830MW

NYC - Northern
New Jersey 310MW

Bay Area 940MW —— . ®
Northern
Las Vegas 280MW ——— @) Virginia 4,140MW
Los Angeles 210MW ——— @ charlotte 330MW
Phoenix 1,560MW 4. .7 Atlanta 1,070MW
No incentive

O Partial incentive

. Incentive

Dallas 1,290MW Nashville 260MW

SOURCE: JLARC staff analysis of Cushman & Wakefield 2024 Global Data Center Market Comparison.

NOTE: Oregon (Hillsboro market) does not have a sales tax (which has similar effect of the exemption). “Northern
Virginia"” refers to an estimate of data center capacity in the traditional Northern Virginia market consisting of Fairfax,
Loudoun, and Prince William counties and Manassas. The Cushman & Wakefield report also includes an estimated
560 megawatts of capacity in Culpeper and Fauquier counties and the Richmond metropolitan region.

Data center exemption has moderate economic benefits and return in
revenue to the state compared with other incentives

The data center exemption has moderate economic benefits and moderate return in
revenue to the state compared with Virginia’s other economic development incentives.
(See Data Center and Manufacturing Incentives, JLARC, 2019.) It is rated as moderate be-
cause it is similar to the economic benefits and return in revenue for the average in-
centive (Table 2-2). Like most economic development incentives, the data center ex-
emption does not pay for itself when considering just the state portion of the
exemption cost and the state return in revenue.
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TABLE 2-2
Data center exemption has moderate benefits compared with other incentives

Annual average

Data center exemption Average Virginia incentive

Economic impact per $1 million spent on the exemption

Jobs added 84 jobs 58 jobs
Income added $6 M $5M
Virginia GDP increase $10M $9M
Impact on state revenue per $1 spent on the exemption

Return in revenue per $1 spent 48¢ 41¢

SOURCE: Economic Development Incentives 2024, JLARC 2024.
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Energy Impacts

Virginia’s power grid is part of the North American Eastern Interconnection, a mas-
sive energy infrastructure network that provides electricity to most states and several
Canadian provinces east of the Rocky Mountains. The grid comprises three key inter-
connected systems: generation, transmission, and distribution (Figure 3-1). Power gen-
eration in Virginia has historically come from a few large carbon fuel and nuclear
plants, but is increasingly coming from renewable sources like solar and wind. The
transmission system moves power in bulk over long distances from where it is gener-
ated to the area where it is consumed. Power is then reduced to lower voltages and
provided to homes, businesses, and other consumers through the distribution system.

FIGURE 3-1
Power grid is a complex network of generation, transmission, and distribution
systems
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SOURCE: JLARC staff.
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Within the eastern power grid, Virginia is part of the PJM regional transmission or-
ganization (Figure 3-2). PJM is a not-for-profit organization that coordinates genera-
tion and transmission operations and operates as a wholesale power market for its
members, including utilities, independent power generators, and other energy compa-
nies. Within Virginia’s section of PJM, the two main power utilities are Dominion and
American Electric Power (AEP), which operate much of the generation and most of
the transmission that serve the state. Dominion and AEP (under its subsidiary Appa-
lachian Power Company, or APCO) are also the distribution utilities for much of the
state. However, a significant portion of the state is served by 13 distribution coopera-
tives (the “co-ops”). Most co-ops purchase their power through another generation
and transmission utility, the Old Dominion Electric Cooperative (ODEC), which op-
erates or partially owns a few power plants, and contracts for additional power, in and
outside of Virginia. The largest distribution co-op, the Northern Virginia Electric Co-
operative (NOVEC), purchases its own generation and operates one power plant.

Virginia’s power utilities are subject to state and federal laws and are regulated by the
State Corporation Commission (SCC) and the Federal Energy Regulatory Commission
(FERC). One of SCC’s key functions is to approve new generation and transmission
projects. See Appendix F for more discussion of generation and transmission projects’
potential impacts and how regulators and utilities try to minimize those impacts.

FIGURE 3-2

Virginia is part of PJM and relies on transmission and distribution utilities
PIM REGIONAL TRANSMISSION ORGANIZATION VIRGINIA ELECTRIC UTILITIES
Investor owned utilities
W Arco

NOVE
Allegheny e

transmission
networks

APCo

SOURCE: PJM and SCC maps.
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NOTE: MEC = Mecklenburg Electric Cooperative. REC = Rappahannock Electric Cooperative. Additional coopera-
tives that are not named above include A&N, BARC, Craig-Botetourt, Community, Central Virginia, Northern Neck,
Powell Valley, Prince George, Southside, and Shenandoah Valley. There are also several small municipal power utili-
ties, and the investor-owned Eastern Kentucky Power Company serves a small portion of Southwest Virginia.

26



Chapter 3: Energy Impacts

Data center industry is driving immense increase in
energy demand and will require enormous new
infrastructure investments

Modern data centers consume substantially more energy than other types of commer-
Data center power de-

mand is typically meas-
ured in megawatts
alent to a mid-sized automobile assembly plant, 60 large commercial office buildings, (Mw). A watt measures
or 4,500 homes. The largest new data centers can draw from 100 to over 200 MW the amount of energy
produced or consumed at
any instant, and a mega-
watt is equal to 1 million
than the 950 MW generation capacity of the state’s largest nuclear reactor. watts. For example, a 100

. . . MW data center can con-
To evaluate the potential energy impacts of the data center industry, JLARC staff _ Up to 100 MW of

commissioned an independent forecast of unconstrained power demand growth in Vir- energy at a given point in

cial or industrial operations. For example, one of the smaller data centers recently con-
structed in Virginia can draw up to 18 MW of power (sidebar). This is roughly equiv-

each, which is more than most industrial consumers. Some planned data center cam-
puses are expected to consume well over 1,000 MW, once fully built out, which is more

gina, based on historical data trends. The unconstrained forecast shows what demand time. Energy consump-
tion over time is typically
measured in kilowatt-

i ) o ) hours (KWh) or mega-
model to project what future generation and transmission infrastructure would be watt-hours (MWh).

would be before accounting for constraints like the ability to build enough energy in-
frastructure to meet demand. JLARC staff also commissioned an independent grid

needed to meet (1) unconstrained demand and (2) half of unconstrained demand. The
grid model also estimated infrastructure needs if there was no new data center de-
mand, so that the effects of data center growth could be separated from other effects
on the grid. The demand forecast was developed by staff from the Weldon Cooper
Center for Public Service at the University of Virginia, and the grid model was devel-
oped by energy consultant Energy + Environmental Economics (E3). See Appendix
B for additional details.

Data center industry is forecast to drive immense increase in energy
demand

The data center industry boom in Virginia has substantially driven up energy demand,
and demand is forecast to continue growing for the foreseeable future. The state’s
energy demand was essentially flat from 2006 to 2020 because, even though the pop-
ulation increased, improvements in energy efficiency offset that increase. However, by
2024, PJM forecast an unprecedented 5.5 percent year-over-year growth in the Do-
minion transmission zone, mainly because of increasing data center demand.

JLARC’s independent forecast shows that unconstrained demand for power in Virginia
is expected to double within the next 10 years, driven primarily by the data center
industry’s growth (Figure 3-3). Almost all of the demand growth is expected to occur
in the Dominion transmission zone, which covers the Northern and Central Virginia
regions, where most new data centers are being built. JLARC’s forecast largely matched
the most recent PJM forecast.
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FIGURE 3-3
Data center demand would drive immense increase in energy demand in
Virginia, based on JLARC's independent forecast and other forecasts
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SOURCE: JLARC staff consultant analysis.

NOTE: Forecast is for Virginia. PJM forecast is the 2024 forecast for the Dominion transmission zone adjusted up-
ward to account for APCO; this adjustment had no effect on the trendline shown and was done so that the fore-
casts could be more easily compared. JLARC's independent forecast was developed using actual, historical energy
use and employed advanced statistical methods to project use going forward. While JLARC's forecast was checked
against the data reported by utilities on future data center load requests, that data was not used to formulate the
forecast.

The first five years of JLARC’s unconstrained demand forecast are in line with the
new data center load additions that are expected, based on existing utility service and
data center construction agreements, data center projects that have been announced,
and national energy research conducted by Lawrence Berkeley National Laboratory
and the Electric Power Research Institute.

New generation and transmission infrastructure will need to be built
to help address data center demand

JLARC’s grid model found that a substantial amount of new generation and transmis-
sion infrastructure would need to be built in Virginia to meet unconstrained demand,
or even half of unconstrained demand, and most of the new infrastructure needs
would be attributable to the growing data center industry (Table 3-1). For each of the
demand scenarios, the model considered the most feasible and economical approaches
to meeting infrastructure needs with and without the requirements of the Virginia
Clean Economy Act (VCEA). The modeling was done using industry standard ap-
proaches and tools for electric utility and state energy planning purposes. It is based
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on current state and federal laws and regulations. Some costs, such as the social cost
of carbon, were not explicitly included in the model.

VCEA was enacted in 2020 to drive investment in renewable resources and requires
the phaseout of carbon-emitting generation in the state by 2050. (See Appendix G.)
VCEA requires that an increasingly larger share of the energy sold by the investor-
owned utilities, Dominion and APCO, to their retail customers come from renewable
and in-state generation sources. While this results in slightly more generation being
built in-state than would otherwise occur, it has little effect on new transmission infra-
structure needs and could increase the amount of energy that is imported from out
of state. VCEA’s effects on renewable and in-state generation are not as pronounced
as might be expected because the requirements for utilities to sell energy from these
sources do not apply to the co-ops, and a majority of projected data center growth
(~60 percent) is expected to occur in co-op service territories. See Appendix H for
additional details on generation capacity and energy sources expected under each sce-
nario.

TABLE 3-1
Addressing demand from data centers would require substantial investment in new in-state
generation resources and transmission by 2040

Change from 2025 to 2040

Scenario 1: Scenario 2:
Unconstrained demand Half unconstrained demand
Current system No VCEA VCEA No VCEA VCEA
:ieir;irracggn 36,000 MW Net increase  +54,100 MW  +56,300 MW  +31,200 MW  +34,700 MW
(in-state) capacity Data center share  +35,600 +34,300 +12,800 +12,700

Transmission 8,700 MW Net increase  +3,500 MW +3,500 MW +3,100 MW +3,100 MW

(interzonal) capacity Data center share  +3,500 +3,500 +3,700 +3,700
Imported 38 TWh annual Net increase +62 TWh +73 TWh +24 TWh +24 TWh
energy (net)  energy? Data center share +79° +92b +471° +43b

SOURCE: E3 grid modeling analysis. Current system capacity and energy are derived from Energy Exemplar PLEXOS database.

NOTE: Generation is in-state nameplate capacity that would need to be built, which can be significantly higher than the amount of en-
ergy produced by a resource over a year (e.g., Virginia solar facilities produce at around 25 percent of nameplate capacity). The model
predicts new generation capacity would still be built even without data center growth, because the grid is expected to shift to cheaper
renewable energy sources and construction of more in-state generation to reduce reliance on imports. Transmission shows only current
and additional interzonal capacity needed for power exchange between the Dominion transmission zone and neighboring zones. It does
not show transmission capacity or additions within the Dominion transmission zone.

2 TWh=terawatt hours. TWh are used to measure large amounts of energy consumed over time. One TWh = 1,000,000 MWh.

b Data center share of imported energy is larger than the net increase because, without data center demand, imported energy would
decline. For example, under Scenario 1 (no VCEA), energy imports would decrease —17 TWh from 2025 to 2040 without data center de-
mand. +79 TWh data center share —17 TWh = net increase of +62 TWh.
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Building enough infrastructure to meet growing
data center demand will be difficult under both
forecast scenarios

Historically, utilities and other PJM members have kept up with demand by building
enough new generation resources and transmission to meet demand. Ultilities have
been able to do this because demand has increased slowly or been relatively flat over
the past several decades, but the expected increase in demand from data centers will
far outpace previous energy demand growth. If utilities are unable to build enough
new generation and transmission to keep pace with forecast data center demand, there
are two likely outcomes: (1) they will delay the retirement of older fossil fuel plants,
and less economical plants, to the extent allowed by state and federal law, and (2) they
will delay the addition of new large load customers, mainly data centers, until there is
adequate transmission and generation capacity to serve them. On the demand side,
data centers will seek out markets where demand can be met and pursue ways of con-
tracting for and generating their own power. While it is possible that enough infra-
structure could be built to meet growing data center demand in Virginia, it would be
difficult to accomplish.

It could be especially challenging to meet demand while also fully meeting VCEA re-
newable requirements. Dominion’s 2024 integrated resource plan indicates that it ex-
pects to meet VCEA renewable requirements for most, but not all, years between now
and 2040 and expects to pay deficiency payments in some years (sidebar). In addition,
in its previous 2023 plan, Dominion indicated it did not expect to meet VCEA require-
ments to retire carbon emitting assets that take effect in 2045. The previous plan stated:
“Due to an increasing load forecast, and the need for dispatchable [i.e., easily scalable]
generation, the [modeled planning scenarios| show additional natural gas-fired re-
sources and preservation of existing carbon-emitting units beyond [the 2045] statutory
retirement deadlines established in the VCEA.” The revised 2024 plan does not com-
ment on this and does not project out past 2040.

Building enough infrastructure to meet unconstrained energy
demand will be very difficult, with or without meeting VCEA
requirements (Scenario 1)

It will be very difficult to build new generation and transmission in Virginia fast
enough to match unconstrained demand by 2040 (Scenario 1) and would require a
massive and sustained build-out of new renewable, carbon, nuclear, and storage facil-
ities (Figure 3-5). Build rates would have to greatly outpace what has been accom-
plished historically. Solar facilities would have to be added at about twice the annual
rate they were added in 2024, and the amount of new wind generation needed (8,800
MW) would exceed the potential capabilities of all offshore wind sites that have so far
been secured for future development (7,400 MW). New natural gas plants would have
to be added at a rate of one large 1,500 MW plant almost every year (without meeting
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VCEA requirements) or almost every 1.5 years (meeting VCEA requirements) for 15
consecutive years, which would be faster than the rate they were added during the
busiest build period of the last decade in the state. Additional pipeline capacity may
also need to be added to serve such a substantial increase in natural gas generation,
which would create additional challenges. The unconstrained demand scenario would
also require building more nuclear generation, presumably using new technologies.

FIGURE 3-4
Estimated generation mix needed to meet demand scenarios, with and without
meeting VCEA requirements

SCENARIO 1: UNCONSTRAINED DEMAND Capacity added 2025 to 2040
No VCEA VERY DIFFICULT TO ACHIEVE VCEA VERY DIFFICULT TO ACHIEVE
Renewables 28,700 MW Renewables 30,800 MW
Carbon® 19,000 MW Carbon® 15,300 MW
Nuclear 2,700 MW Nuclear 2,700 MW
Storage & DR 3,700 MW Storage & DR 7,500 MW
Transmission 3,500 MW Transmission 3,500 MW
(interzonal) (interzonal)
Imported energy would increase A +124% Imported energy would increase A +146%
from a baseline of 50 TWh/year to 112 TWh/year from a baseline of 50 TWh/year to 123 TWh/year
SCENARIO 2: HALF OF UNCONSTRAINED DEMAND Capacity added 2025 to 2040
No VCEA DIFFICULT TO ACHIEVE VCEA DIFFICULT TO ACHIEVE
Renewables 15,900 MW Renewables 19,000 MW
Carbon® 11,900 MW Carbon?® 9,900 MW
Nuclear 2,700 MW Nuclear 2,700 MW
Storage & DR 800 MW Storage & DR 3,100 MW
froumd o iy [l e
Imported energy would increase A+54% Imported energy would increase A +55%
from a baseline of 44 TWh/year to 67 TWh/year from a baseline of 44 TWh/year to 68 TWh/year

SOURCE: E3 grid modeling analysis.

NOTE: The generation and transmission solutions generated by the model are tested to ensure they would produce
a reliable system. Generation capacity is given in nameplate capacity, which can be significantly higher than the
amount of power that can actually be expected after accounting for resource intermittency and downtime (firm ca-
pacity). The model predicts only interzonal transmission needed between PJM zones, but additional transmission
would need to be built within the Dominion transmission zone. DR is demand response resources, which refer to
customers who can reduce energy use during peak load events or add energy back on to the grid. The figure does
not show what would need to be built if there were no new data center demand (Scenario 3). Under this scenario,
the grid would be able to transition to a more renewable-based system with relatively less difficulty.

2Carbon includes natural gas, coal, and oil. Biomass facilities are counted as renewable resources, per the VCEA.
However, starting in 2045, E3's grid model assumes natural gas plants would be converted to hydrogen fuel in each
scenario when VCEA requirements are met.
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To meet transmission needs, the state would have to increase interzonal capacity to the
Dominion transmission zone by approximately 40 percent and construct additional
transmission within the zone. Many of the new transmission lines would need to be
built in densely populated regions of the state with limited options for siting new in-
frastructure. (Figure 3-4 shows only new interzonal transmission.)

In addition to building new in-state generation and transmission, the state would need
to more than double the amount of energy imported from out of state. Consequently,
Virginia would be reliant on additional generation being built at a rapid pace in other
states in the PJM region and would need these other states to build sufficient genera-
tion capacity to serve Virginia’s needs as well as their own.

Building enough infrastructure to meet only half of unconstrained
energy demand will be difficult (Scenario 2)

It would likely still be difficult to build enough new generation and transmission to
meet half of unconstrained demand by 2040 (Scenario 2). Meeting demand would also
require a sustained build-out of new renewable, carbon, nuclear, and storage facilities.
Solar facilities would have to be added at a rate of 650 to 700 MW per year, which is
substantial but lower than the 1,000 MW expected to be added in 2024. New nuclear
generation would also be needed.

If VCEA requirements are not considered, the biggest challenge would be building
new natural gas plants. New gas would need to be added at the rate of about one large
1,500 MW plant every two years for 15 consecutive years, which would be about the
same rate Dominion added these types of plants during its busiest period of the last
decade (2012 to 2018).

If it is assumed VCEA requirements are met, the biggest challenges would be building
enough wind, battery storage, and natural gas “peaker” plants (sidebar). Wind genera-
tion needs would exceed the potential capabilities of all secured offshore wind sites in
Virginia. The amount of new battery storage needed would be several times the small
amount of existing battery storage in Virginia but would be equivalent to what has
already been installed in Texas and about half of California’s installed capacity. A sig-
nificant number of new natural gas “peaker” plants would also be needed to help
balance intermittent generation from renewables.

Transmission needs would remain substantial under the half of unconstrained demand
scenarios, especially in and around the Northern Virginia region, and building enough
transmission capacity within a 15-year timeframe could be even more difficult than
building enough generation. The amount of energy the state would need to import
would increase by over 50 percent.
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New infrastructure projects face several challenges that make a rapid
increase in construction difficult to achieve

Under the most favorable circumstances, it takes five or more years to develop and

build new generation facilities, limiting how fast they can be added to the grid. New
PJM must study and ap-

. . .. . . prove the addition of
cluding community opposition (especially to solar and natural gas projects), long lead most new utility-scale

generation projects face several challenges that could keep them from being built, in-

times to procure equipment, workforce constraints, and state and federal laws that generation to the grid.
limit what new carbon-emitting generation facilities can be built. PJM data shows that PJM’s approval process
became overwhelmed by
) small-scale renewable
(sidebar). projects in 2022, which
led to a two-year pause in

; .. . 7777 approvals while PJM re-
which could face challenges acquiring enough land. Generally, a solar facility in Virginia f5rmed its process. This

only a small percentage of projects that submit applications are ever actually built

A significant portion of new generation would need to come from solar projects,

needs five to 10 acres to produce one MW of power. Assuming an average need of pause may have affected
7.5 acres per MW, and the scenarios modeled above, JLARC staff estimated that Vir- the number of projects

ginia will have about 57,000 acres of land devoted to utility-scale solar by 2025, and that have been built in re-
cent years, but project

new projects could require from 73,000 to 165,000 additional acres by 2040, depending ¢, cess rates were al-
on the demand scenario. Ultilities and independent generators could face significant ready low before the
challenges in acquiring and gaining local approval for this much additional land, given pause (29 percent in

the resistance solar projects have already encountered in some Virginia communities. 2018).

Small modular nuclear reactors have been identified as a potential future generation
source. However, none have been successfully built in the United States, only a few
exist worldwide, and this technology has not yet been proven to be a viable utility
generation source. They also have high upfront costs that pose a barrier to their com-
mercial viability, and some communities may oppose them being built nearby. Other
promising, emerging technologies that have not yet proven to be commercially viable
at a utility scale are hydrogen generation, long duration battery storage, and floating
offshore wind.

Utilities also face challenges completing the many major transmission projects that will
be needed to connect generation to data center markets, including the numerous new
and dispersed renewable generation facilities that are expected to be built. For example,
PJM’s goal is to have $3.5 billion in Virginia transmission projects that were proposed
in December 2023 for Virginia, mostly to serve data center demand, to be in service
by June 2027. This 3.5-year timeline is possibly unrealistic considering that major new
transmission projects often take five to seven years to complete.
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Demand growth raises concerns about system
capacity and reliability, but existing utility
requirements and processes limit risks

Electrical utilities in Virginia have an obligation to serve any customer within their
service territory, but they are not required to provide service immediately upon re-
quest. Their foremost responsibility is to ensure the reliability of the power grid before
adding any new, large customers like data centers. Federal and international bodies
oversee transmission organizations and utilities and set reliability standards that PJM
and Virginia utilities must follow (sidebar). The state also sets its own requirements for
utilities, which SCC is responsible for enforcing. These requirements and processes are
intended to identify future reliability problems and ensure they are resolved before the
grid is affected.

Generation capacity concerns are partially addressed through PJM
requirements and utility planning processes, but risks remain

PJM protects grid reliability by requiring utilities to secure enough generation capacity
to meet the next three years of projected customer demand, plus a reserve margin to
account for peak load (i.e., high energy use) events like hot summer days. The regional
PJM grid appears to have sufficient generation capacity to meet current demand with-
out causing any system reliability concerns. However, PJM estimates the grid could
run out of needed reserve capacity by 2030, even under optimistic assumptions for
adding new generation (Figure 3-5). If utilities are not able to secure enough capacity
to meet projected demand, they would have to delay adding new load or shed existing
load to meet capacity requirements and maintain system reliability.

Although PJM sets minimum capacity requirements for utilities, there is some uncer-
tainty in whether regional generation will be sufficient because it is not centrally
planned. PJM does not plan for and identify specific generation projects that are
needed (like it does for transmission), cannot direct new generation to be built, does
not own or operate any generation sources (like a utility), and cannot stop a utility or
independent operator from retiring an existing generation facility (although it can offer
“reliability must run” payments to keep a facility open in the short term). Virginia
cannot address these structural issues because PJM is federally regulated, not state reg-
ulated. PJM is aware of generation capacity concerns and is working to try and address
them.
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FIGURE 3-5
PJM projects available generating capacity could decline below reserve levels
within a few years

High entry of new generation facilities
Historical minimum
. - . required reserve
margin (15% to 18%)
26% I 23% I 21% I 19% I 17% I 7 I 17% I o ’

Available
reserve
capacity

Low entry of new generation facilities

[ |
23% I 19% I 17% I 15%

Historical minimum
required reserve
margin (15% to 18%)

Available
reserve
capacity

2023 2024 2025 2026 2027 2028 2029 2030

SOURCE: JLARC staff analysis of PJM data and reports.

NOTE: PJM's reserve capacity projections were prepared in February 2023, using its 2023 demand forecast. PJM has
since revised its demand forecast upward and in August projected a potential 1,663 MW shortfall in total capacity
by 2029/2030.

At the state level, utilities protect grid reliability by planning to meet their own gener-
ation needs and PJM capacity requirements. Dominion and APCO—YVirginia’s two
investor-owned utilities—are required to develop integrated resource plans that de-
scribe how they will meet capacity needs and submit them to SCC as part of a litigated
proceeding, SCC holds public hearings to review the plans and gain perspectives from
the utility, SCC staff, and other stakeholders, such as environmental groups and busi-
ness interests. Despite disagreements over utility plans (sidebar), this process ensures
the state’s largest utilities plan to meet future generation needs and that these plans are
scrutinized by regulators and stakeholders. Virginia co-ops also plan for their future
generation needs, although the process is not as formal or subject to the same scrutiny.
Most co-ops plan to purchase energy for data center customers from the PJM market
rather than building generation to serve data center energy needs.

Individual utility planning does not guarantee that the generation resources needed for
the whole PJM region will be built, which contributes to uncertainty about the suffi-
ciency of future capacity. Both investor-owned utilities and co-ops plan to fulfill some
future share of their energy demand with energy imported from elsewhere in the PJM
market and, as discussed above, there is some uncertainty in whether regional genera-
tion will be sufficient to meet that demand. Growing demand from the data center
industry in other states, such as the growing Chicago and Ohio markets, could limit
how much energy is available to be imported by Virginia utilities.
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Transmission reliability concerns appear to be effectively addressed
through existing PJM and utility planning processes

PJM and utility transmission owners centrally identify the impacts large loads are ex-
pected to have, and how those loads can be brought on safely without causing trans-
mission reliability problems. At the project level, transmission owners like Dominion
are required to study how the addition of a proposed data center (or any other large
load) would affect the transmission system. These interconnection studies determine
if the existing transmission system is sufficient to handle the load or if upgrades are
needed to avoid violations of national reliability standards, such as excessive voltage
incidents or outages. At the system level, both PJM and transmission owners must
review the expected cumulative impact of demand growth on the transmission system,
from proposed data centers and all other sources, and identify needed improvements
(sidebar). Utilities cannot add new large loads to the grid, including from data centers,
until identified transmission improvements are made. For example, if a new transmis-
sion line is needed for proposed data centers in Northern Virginia, utilities cannot add
new data center loads until that line is operational.

Transmission planning processes appear to be working propetly to protect reliability.
In 2022, Dominion paused adding new data center loads in Loudoun County for three
months as it worked to resolve regional transmission constraints. Since then, Domin-
ion has incrementally added new data center loads in Loudoun to ensure new additions
do not compromise the reliability of the transmission system. The utility expects the
constraints that limit new load additions will not be fully resolved until 2025. Similarly,
in July 2024, Dominion sent a letter to customers informing them that future large
load additions to any part of the Dominion transmission zone are expected to take 12
to 36 months longer than they have previously taken so that the utility can appropri-
ately plan for and connect the “record pace” of new load requests to the transmission
system.

State could clarify that utilities can delay the addition of new, large
loads if necessary to protect grid reliability

If utilities are unable to build enough new infrastructure to keep pace with energy
demand, one of the main ways they can protect grid reliability is by delaying the addi-
tion of new large load customers until there is adequate generation and transmission
capacity. Utilities appear to have the authority to delay large load additions for trans-
mission-related concerns because this has already been done without legal objections.
It is less clear if utilities are allowed to delay adding new load because of generation
concerns. For example, representatives from one co-op utility indicated they did not
believe they had the authority to provide less load than requested or delay new load
additions for capacity, costs, or other reasons. The state could explicitly give utilities
the authority to delay additions of new large loads if it is necessary to maintain grid
reliability and avoid exceeding available generation or transmission capacity con-
straints.
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RECOMMENDATION 2

The General Assembly may wish to consider amending the Code of Virginia to clarify
that electric utilities have the authority to delay, but not deny, service to customers
when the addition of customer load cannot be supported by the transmission system
or available generation capacity.

Some stakeholders have asserted that the state should have a process for determining
whether demand from large load data center customers should be met, not just bow it
should be met. In theory, the state could require evaluation of large load requests and
allow requests to be denied through the existing SCC case process. However, this
would be a shift in the historical U.S. electric utility paradigm and could be subject to
legal challenges.

State could encourage or require data centers to
take actions to help address their energy impacts,
but actions would have marginal impact on demand

Virginia’s growing data center industry is projected to greatly increase energy demand
and will require construction of new generation and transmission infrastructure be-
yond what would have otherwise been built. Although regulators and utilities have
requirements and processes in place to manage risks to grid reliability, new infrastruc-
ture projects can put VCEA renewable energy goals at risk, affect local communities
and natural and historic resources (Appendix F), and affect customers’ utility rates
(Chapter 4). Data center companies could help address their energy impacts by

e promoting development of renewable energy generation,
e participating in demand response programs, and
e managing energy efficiency.

Many data center companies are already taking some of these steps, and the state could
encourage or require further action. Data center companies are also exploring options
for generating their own power, but it is unclear if this would address their impacts on
the main power grid (Appendix I).

While these actions could have a marginal effect on data centers’ energy impacts, they
will not substantially reduce their energy demand or the challenges posed by growing
demand.

Data centers could adopt more effective strategies for promoting
renewable energy, but these would not lower their energy demand

Data center companies—including the four hyperscaler companies that account for a
vast majority of the industry in Virginia—have carbon neutral policy goals that en-
courage investment in new, renewable generation. Some companies also directly invest
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in renewable energy projects in the PJM region and the development of new technol-
ogies, like small modular nuclear reactors. The scale of industry efforts is not easily
quantifiable, so it is uncertain how much these efforts could help offset the industry’s
growing demand in Virginia.

Virginia’s data center industry could be encouraged to further support investment in
renewable energy and a reliable, decarbonized grid within the PJM region. The state
already partially encourages this through VCEA’s Accelerated Renewable Buyers
program. Under the program, large customers with loads over 25 MW, which in-
cludes most data centers, can get credit for their purchases of renewable wind and
solar energy made in the PJM region. Those credits go to offset what a utility charges
customers for the utility’s renewable generation projects, providing a financial incen-
tive to participate. The program could be expanded to include utility-scale battery en-
ergy storage systems. Battery storage is needed because it can store and provide en-
ergy during periods when intermittent solar and wind generation is not producing
power. Although battery storage systems do not count as net new generation,
providing a financial incentive to invest in these resources is beneficial because of
their importance in balancing loads from renewables. Any credit for using battery
storage should be a partial credit per MW, based on capacity provided rather than
energy consumed, and account for electric load carrying capacity (ELCC). ELCC is
essentially a measure of the system energy contributions a given type of resource
provides, and PJM assigns and regularly revises ELCC ratings. Currently four-hour
battery storage has an ELCC rating of 59 percent for 2025/20026, meaning that a
partial credit of 59 percent could be allowed for each MW of capacity purchased
from battery storage resources.

RECOMMENDATION 3

The General Assembly may wish to consider amending the Code of Virginia to expand
the Accelerated Renewable Buyers program, which allows large customers of energy
utilities to claim credit for purchases of solar and wind energy to offset certain utility
charges, to also allow customers to claim partial credit for purchases of capacity from
battery energy storage systems based on the current PJM electric load carrying capacity
rating;

The program could be further expanded in the future to include other renewable or
non-carbon energy sources, such as hydrogen generation and small modular reactors.
This could help bring more generation resources online to serve growing data center
demand but would not reduce energy demand.

Demand response programs could have a more meaningful impact on
energy consumption

Under demand response programs, utility customers agree to reduce their power use
or send power back to the grid during peak load events. This reduces the need for
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additional generation and transmission to meet peak loads, and customers benefit by
not getting billed higher peak load energy prices. Demand response programs are an
effective way to reduce the need for new generation and transmission. As data centers
become an increasingly large share of Virginia’s base energy load, their participation
in demand response programs could reduce the need for new infrastructure.

Data center companies in Virginia do not currently participate in demand response
programs. Company representatives indicated that they have little flexibility to de-
crease energy use during peak load events because energy use is driven by computing
activity, and computing activity is driven by customer and end user demand. From a
business perspective, data center companies have strong incentives to keep facilities
fully operational to meet their customer and end-user computing needs, and these typ-
ically outweigh financial incentives offered by voluntary utility demand response pro-
grams.

Despite limitations, there appear to be several viable ways that data center companies
could participate in demand response programs. These include options for reducing
demand during peak load events and adding energy to the grid during such events to
offset a portion of their demand. Companies could

e shift some computing activity to other facilities outside of the region during
peak load events,

e make operational adjustments that temporarily reduce energy use within the
facility, such as small temperature adjustments for short periods, or

e install more environmentally friendly backup generators that are permitted to
operate in non-emergency situations (sidebar), which could range from all gen-
erators at a facility to a subset of the generators used, or

e host battery storage systems that could serve as both a general utility and a
demand response resource.

JLARC’s consultant modeled the energy impact if data centers participated in de-
mand response programs by using battery storage or backup generators to reduce or
offset the equivalent of 10 percent of their load in a peak load emergency. The model
found data centers could provide 2,000 to 2,400 MW of capacity value to the grid,
which would slightly reduce the need for new in-state generation and transmission. A
key consideration is that these demand response capabilities would have to be in

place before new generation is added to have maximum effect.

Without state direction, most data center companies appear unlikely to participate in
demand response programs. The state should not require a specific demand response
method because different approaches may be more or less feasible for different com-
panies. Instead, the state could direct utilities to implement a demand response pro-
gram for large data center customers, such as any customer over 25 MW, and require
these customers to participate in the program. This requirement could be phased in
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gradually to give companies time to work with utilities on demand response solutions
and participation levels (e.g., MW or percentage of load a customer will commit) that
are feasible for all parties. The requirement could be initially limited to investor-
owned utilities and later expanded to include co-ops.

RECOMMENDATION 4

The General Assembly may wish to consider amending the Code of Virginia to require
that utilities establish a demand response program for large data center customers and
to require that these customers participate in the program.

Improving data center efficiency makes better use of energy but is
likely to have only a marginal impact on demand

Data centers can improve energy efficiency in two primary ways. First, they can use
newer and more efficient computer chips; computing activity ultimately drives almost
all energy use in a data center. Second, they can improve the efficiency of their building
systems, especially the cooling systems that account for most of the remaining energy
use.

To promote energy efficiency, the state could encourage data center companies to meet
an energy management standard, such as the International Organization for Standard-
ization’s (ISO) 50001. ISO 50001 requires organizations to set improvement goals,
continually measure and evaluate outcomes, and revise policies to better achieve en-
ergy goals. An energy management standard can be fairly applied to all companies
regardless of their business model. It is also preferable to requiring green building
standards, such as Leadership in Energy and Environmental Design (LEED) building
standards. Building standards could be required for new construction but may be un-
reasonable to retroactively apply to existing facilities.

The state could encourage data centers to adopt an energy management standard by
making the state’s sales and use tax exemption contingent on adoption. Many data
center companies already set energy efficiency goals and policies, and a well-designed
state incentive would complement these efforts and encourage other companies to
adopt similar goals and policies.

POLICY OPTION 1

The General Assembly could consider amending the Code of Virginia to require that,
as a condition of receiving the sales tax exemption, data center companies meet and
certify to an energy management standard, such as the International Organization for
Standardization’s 50001 standard for energy management.

Recent legislation proposed requiring data centers to meet a specific Power Usage Ef-
fectiveness (PUE) ratio. The efficiency of cooling and other building systems in data
centers is commonly measured using a PUE ratio. However, PUE does not indicate a
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data center’s overall energy efficiency; it measures only the efficiency of cooling and
other building systems that support facility operations. The data center industry has a
strong market incentive to be energy efficient because energy is one of their largest
operating costs. Requiring a specific and narrow requirement, like meeting a specific
PUE ratio, could have unintended consequences, and could not be as widely applied
as the ISO 5001. (See Appendix | for additional information on PUE.)

Energy efficiency in general is an important goal for the data center industry, but effi-
ciency improvements are unlikely to reduce the industry’s overall energy demand. Cur-
rently, the data center industry is growing fast, demand for energy exceeds the available
supply, and companies want to maximize the value of their multimillion-dollar assets.
Consequently, any energy saved from efficiency gains is likely to be used to perform
more computing activity. One company representative noted “at the end of the day, a
200 MW data center is going to be a 200 MW data center.”
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Utilities incur costs to build, operate, and maintain the energy grid and provide power
to customers. These costs are ultimately recouped through rates charged to customers
(Figure 4-1). The main principle underlying utility rates is that the rates charged to
different types of customers should recover costs that are approximately equal to the
costs of serving those customers.

FIGURE 4-1
Utilities recover costs through rates charged to customers

TRANSMISSION DISTRIBUTION

Costs recovered :
from rates Costs allocated Costs incurred
Nt across utilities from facility O&M,
charged 1o customers purchases, and construction

RESIDENTIAL COMMERCIAL INDUSTRIAL AND
(SMALL, MEDIUM) LARGE COMMERCIAL

SOURCE: JLARC staff analysis.

Utilities group their customers into classes of similar users, based on their cost of
service. While the exact customer classes vary slightly among utilities, they generally
fall into three groupings:

e residential customers,

e small to medium commercial customers, and
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e industrial and other large commercial customers.

Within each customer class, customers are charged three categories of rates: genera-
tion, transmission, and distribution rates. Each rate is intended to recover costs related
to that part of the system. For example, generation rates recover costs associated with
operating power plants, constructing new plants, purchasing energy, and securing gen-
eration capacity from third parties. Transmission rates recover the cost of building and
maintaining transmission lines. Distribution rates recover costs of building and main-
taining substations, street-level powerlines, and other infrastructure needed to serve
end-use customers. Utility rates sometimes include “riders” or “rate adjustment
clauses” specifically intended to capture the cost of new infrastructure (e.g., a genera-
tion plant) or a specific initiative (e.g., grid modernization). Some costs can also be
directly assigned to customers.

The State Corporation Commission (SCC) regularly reviews and approves utility rates
to ensure they are reasonable. For example, SCC reviews Dominion’s rates every one
to two years, depending on the rate type. SCC reviews consider if a utility is over- or
under-collecting costs by customer class and whether any changes are needed to ad-
dress any allocation issues. In making its determinations, SCC examines cost of service
studies and other information presented by the utility and sometimes performs its own
independent analysis. SCC’s responsibilities are established in state law.

Data centers are currently paying full cost of service

JLARC staff commissioned an independent study of utility cost recoveries under cur-
rent rate structures to see if the data center industry is paying for its current costs
(sidebar). The study focused on rates charged by Dominion, the Northern Virginia
Electric Cooperative, and the Mecklenburg Electric Cooperative (the co-ops) because
most existing data centers are located in their service territories. The study found that
current rates appropriately allocate costs to the classes and customers responsible for
incurring them, including data center customers. For example, the consultant’s inde-
pendently derived cost allocations for Dominion closely match the ones that the utility
uses to set its rates, with only a few small differences for residential and large customer
rates (Table 4-1). This finding is corroborated by SCC reviews of utility cost recoveries,
especially its biennial reviews of Dominion’s rates.

Utilities try to ensure data center customers pay the costs they incur in several ways.
Dominion groups data centers into the same class with similar industrial and large
commercial customers, charges rates based on energy and system use, and ensures
recovery of costs associated with any new distribution infrastructure for data centers
through contractually required minimum payments. Co-ops essentially treat data cen-
ters as their own customer class, charge rates based on energy and system use, and
directly assign distribution costs for data centers to each specific customer. Co-ops
take additional steps to separate the energy sources they use for data centers from the
sources they use to serve the rest of co-op customers.
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TABLE 4-1
Consultant’s independent cost allocations closely match allocations Dominion
uses to set customer rates

Generation-related costs Transmission-related costs

Independent Independent

consultant Dominion consultant Dominion
Customer class allocation allocation allocation allocation
Residential 40% 41% 53% 55%
GS-1 (small non-residential) 5% 5% 5% 5%
GS-2 (intermediate) 14% 14% 12% 12%
GS-3 (large, secondary voltage) 15% 15% 12% 11%
GS-4 (large, primary voltage, in- 26% 26% 18% 16%

cludes most data centers)

Total 100% 100% 100% 100%

SOURCE: E3 analysis and Dominion rate schedules. Numbers may not sum because of rounding.
NOTE: GS = General Service. Table does not show churches or outdoor lighting customer classes because <1%.

Growing energy demand from data centers is likely
to increase other customers’ costs

Utility rates recover the cost of operating and maintaining the current system and any
new infrastructure that must be built. Even though current rate structures appropri-
ately allocate costs across customers, data centers’ increased demand will likely increase
system costs for all customers, including non-data center customers. This is because
current utility rate structures are not designed to account for sudden, large cost in-
creases from the construction of new infrastructure to serve a relatively small number
of very large customers.

JLARC’s consultant modeled the potential cost impacts of data center demand result-

ing from increased infrastructure needs. The model estimated costs under the two de- pominion transmission
mand growth scenarios from Chapter 3: (1) unconstrained demand and (2) half of zone includes the North-

unconstrained demand, both with and without VCEA compliance. For this exercise, €™M Central, and Tide-
water regions of Virginia.

the model focused on cost and rate impacts in the Dominion transmission zone where o
These regions include

most data centers are expected to be located (sidebar). Dominion’s distribution
service territory and the

Generation and transmission costs are expected to increase from distribution territories of

. A t of the state’s elec-

growing data center demand and will likely affect non-data center 0% O ¢ Staes €ec
tric cooperatives. See

customers Chapter 3 for a map of
the zone.

Utility costs are likely to increase from the fixed costs of new infrastructure that will

need to be built to address data center demand and the increase in prices as energy
supply becomes constrained. Costs for the Dominion transmission zone could in-
crease by an estimated $16 billion to $18 billion by 2040 under the unconstrained de-
mand scenario, depending on if VCEA requirements are met. Costs could increase by
$8.5 billion to $10 billion under the half of unconstrained demand scenario. In both
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scenarios, most of the projected cost increases are attributable to growing data center
demand. Costs do not reflect the full up-front capital costs of building new generation
and transmission infrastructure, because these costs are amortized and collected from
customers over a period of 20 to 40 years. Instead, they reflect the share of capital
costs that would need to be recovered from customers each year, plus operating costs
and energy purchases.

Because generation and transmission costs are passed on to customers based on their
actual usage, a substantial share of these costs would be recovered from the growing
data center industry. However, a share of cost increases would be borne by other cus-
tomers in three ways. First, a large amount of new generation and transmission would
need to be built that would not otherwise be built, creating fixed costs that utilities
would recover over the next several decades. A portion of these costs would be paid
by non-data center customers. Second, because it would be difficult to provide enough
energy supply to keep pace with growing data center demand, energy prices would
increase for all customers (sidebar). Third, if utilities are more reliant on importing
power to meet demand, they may not always be able to secure lower-cost power and
would be more susceptible to spikes in energy market prices. These higher overall costs
are likely to affect all customers, proportional to their energy use.

Distribution cost increases are likely to be assigned mostly to data
centers and not other customers

Data center loads are typically so large that they are not served from the regular distri-
bution system and are instead connected directly to transmission lines from a substa-
tion that serves one or a few data center customers. Consequently, the main distribu-
tion costs that data centers incur are for building and maintaining these substations.

Utility rate structures appear to effectively insulate other customers from paying for
distribution costs associated with data centers. Dominion recovers data center distri-
bution costs by charging them its standard industrial and large commercial customer
class rates, but it also contractually requires data centers to make minimum payments
that fully recover the cost of the distribution substations built to serve them. In addi-
tion, Dominion charges data center customers directly for any “surplus” equipment
(e.g., redundant connections requested by the customer). Co-ops require data centers
to directly pay all costs associated with new substations as they are constructed.

There is one way that growing demand from data centers could indirectly increase
distribution costs for other customers. As data center demand grows, some transmis-
sion lines could be upgraded to higher voltages to meet demand. For example, an ex-
isting 115kV transmission line could be upgraded to a 230kV line. This can require
distribution-side upgrades to a// existing substations connecting to the high voltage
line, including those that serve and are paid for by non-data center customers. The
cost impacts of potential substation upgrades are uncertain because they cannot easily
be modeled across the system.
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Residential customers could experience cost
increases that current utility and regulatory rate
reviews cannot fully address

Utilities recover costs, including any future cost increases, through rates charged to
customers. Rates are regularly reviewed by utilities, SCC, and the Federal Energy Reg-
ulatory Commission (FERC) to ensure costs are being properly assigned to customers
(sidebar). Rate reviews ensure that system costs are being allocated in a way that best
reflects which customers are responsible for incurring costs. For example, in 2019,
Dominion received FERC approval to revise how transmission costs are allocated to
utilities within its transmission zone, which effectively assigned a greater share of costs
to large customers and reduced residential transmission costs by about 10 percent.
While current rate structures will assign a larger portion of costs to data centers over
time, rates are not designed to isolate other customers from cost increases driven by
the expected system-transforming increase in data center demand.

Residential rates are likely to increase because of costs associated
with growing data center demand

JLARC’s consultant modeled how residential rates for Dominion customers might be
affected by growing demand, assuming utilities and regulators use current practices to
regularly reallocate costs. Dominion was chosen because of its large size and concen-
tration of data centers. Residential rate changes were a key focus because they show
how Virginia households could be affected and are indicative of how other customers,
such as businesses, might be impacted.

Using the consultant’s analysis, JLARC staff estimated that a typical residential cus-
tomer with monthly consumption of 1,000 kWh could experience generation- and
transmission-related costs increasing by an estimated $33 per month by 2040 under
the unconstrained demand scenario. Factoring in VCEA requirements would increase
monthly costs by four dollars. However, building enough infrastructure to meet un-
constrained demand would be very difficult. Under the half of unconstrained demand
scenario, which is still difficult to achieve, the total cost is estimated to increase by
around $14 per month (Table 4-2), whether or not VCEA compliance is assumed.

The rate changes shown here represent the share of generation and transmission rate
increases that could be attributed to growing data center demand. Dominion’s total
residential bill projections, from its integrated resource plan, show much larger over-
all increases than the numbers reported here. Dominion’s projections apply to the
whole residential customer bill and include several costs that are not captured in
JLARC’s analysis, such as distribution costs and the cost of some additional trans-
mission and generation projects that may not be solely attributable to data centers.
Dominion’s residential bill projections are also in nominal dollars that have been ad-
justed upward using an inflation assumption, whereas JLARC’s are held in constant

47

Utilities regularly review
their rates as required by
state and federal laws.

SCC reviews and ap-
proves changes to gener-
ation, transmission, and
distribution rates charged
by utilities serving Vir-
ginia customers, such as
Dominion and the co-
ops.

FERC reviews and ap-
proves changes to how
transmission costs are al-
located to PJM and how
transmission operators al-
locate cost to utilities.




Chapter 4: Energy Costs

(or real) 2024 dollars to show the real growth of costs that consumers will experi-
ence, independent of inflation. Dominion used a demand forecast that is similar to
JLARC’s unconstrained demand forecast and substantially higher than the half of un-
constrained demand forecast.

TABLE 4-2

Generation- and transmission-related costs for residential customers would

increase by 2040 because of data center demand (Dominion example)
Projected increase in generation & transmission charges

(not including distribution charges & some transmission
costs; 2024 constant dollars)

2030 2040

Typical monthly residential generation $90 $90
and transmission charges (2023)
Scenario 1: Unconstrained demand

- VCEA (very difficult to achieve) +$23 +$37

- No VCEA (very difficult to achieve) +$22 +$33
Scenario 2: Half unconstrained demand

VCEA (difficult to achieve) +$7 +$14

No VCEA (difficult to achieve) +$6 +$14

SOURCE: JLARC staff analysis of E3 model results and Dominion 2024 integrated resource plan.

NOTE: Typical monthly residential charges are the sum of the amount billed to Dominion residential customers as-
suming typical use of 1,000 kWh. Does not include potential increases in distribution and several other charges that
customers typically pay for. Does not capture the cost of the many intrazonal transmission projects that would be
needed or generation projects that are not attributable to data center demand.

Utilities could help insulate customers from systemwide cost increases
with new data center customer class and rate-setting approaches

Historically, adding new customers to the energy grid, even large load customers like
manufacturers, has not increased costs for other customers because additions have
been gradual, and the existing system has had enough capacity to serve them. However,
addressing the needs of the fast-growing data center industry, even if only half of
unconstrained demand is met, would require increasing generation capacity by 80-to-
90 percent and transmission capacity 36 percent by 2040. Current utility rate structures
are not designed to account for sudden, large cost increases from new infrastructure
construction to serve a relatively small number of very large customers. New ap-
proaches would be needed to isolate residential and other customers from cost in-
creases.

Establishing a separate data center customer class is a first step utilities could take to
help insulate residential and other customers from the energy cost impacts of the in-
dustry. Utilities already have the authority to create separate rate classes with SCC ap-
proval. Creating a separate data center customer class would allow costs to be more
closely allocated to data centers and provide utilities with more flexibility over how to
charge rates. Co-ops essentially treat data centers as their own customer class already,
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so this change would only affect Dominion, which groups data centers with other
industrial and large commercial customers. The General Assembly could require Do-
minion to establish a separate data center customer class, although historically the leg-
islature has not set such detailed requirements in statute.

Establishing a separate data center customer class alone would not fully insulate other
customers from cost impacts. Utilities, with SCC approval, would also need to establish
new cost allocation methodologies that assign a greater share of generation and trans-
mission fixed costs to the new data center customer class. For example, they could
design rate structures that directly assign some fixed generation or transmission costs
to a new data center customer class, or an increased share of those costs to the new
class.

Rates may also need to be adjusted more frequently to insulate other customers from
data center-driven costs. Currently, rate adjustments occur only every one to two years
and can over or underestimate actual cost growth. For example, under Dominion’s
current biennial rate review, generation costs are reallocated and rates are adjusted
every two years, based on forecast energy demand. While forecasts expect data center
demand to increase, accurately forecasting the industry’s rapid growth is challenging
because of the many factors that can affect demand in a given year. Consequently, new
rates may not fully account for shifts in how costs are being incurred across customer
classes in the years in between biennial reviews. For example, if the company allocates
55 percent of costs to residential customers, but rapidly growing data center demand
results in residential customers only being responsible for 52 percent of costs during
the biennium, the costs recovered from residential customers could be higher than the
costs they incur. This could also potentially work in the other direction, with residential
customers being undercharged if costs are under-allocated based on forecasts.

Utility cost allocation and rate design are complex and highly technical, and the prac-
ticality and legality of any changes require detailed analysis to be fully understood. For
this reason, utilities and SCC are in the best position to address future cost concerns
through cost allocation and rate design changes. SCC is proactively looking into cost
concerns from the data center industry and has scheduled a technical conference for
December 2024 to explore the effects of the increasing number of data centers and
other large-load customers on Virginia’s utilities, ratepayers, and power grid. The con-
ference will provide participants an opportunity to identify ways to address the cost
concerns noted here and throughout this chapter.

Even if new customer classes and rate-setting methodologies are established, it may
not be possible to isolate any customers from the cost impacts of higher energy prices
(discussed above). In addition, energy prices in Virginia could still be affected by data
center demand even if data center growth is slowed in the state, because industry
growth could shift to other states in the PJM region, increasing energy prices through-
out the region.
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Data center growth creates additional financial risks
to utilities and their customers

The growth of the data center industry presents several additional, but so far unreal-
ized, financial risks to utilities and their customers. These risks largely result from the
sheer size of the data center industry’s energy demand relative to all other customers.
These risks exist with the current size of the data center industry and will increase as
the industry grows. Utilities have several mechanisms they use to manage financial
risks from large data center customers, from planning processes to contracts, but these
may not always be sufficient to mitigate the risks posed by the industry.

Data center demand could drive generation and transmission
infrastructure to be overbuilt, stranding costs with existing customers

One of the main risks posed by the data center industry’s rapid growth is that utilities
will build more energy infrastructure than is needed if forecast demand does not ma-
terialize as expected, or one or more large data centers close. Overbuilding could
strand utilities with infrastructure costs that would have to be recouped from their
broader customer base. This would drive up costs for all customers, including residen-
tial and other non-data center customers. The overbuilding risk is mostly associated
with generation and transmission, not distribution (sidebar). It is also more of a con-
cern for Dominion than the co-ops, because Dominion builds generation to meet all
customer needs and is responsible for transmission, whereas co-ops purehase most en-
ergy for their data center customers and are not directly responsible for transmission.

Generation could be overbuilt if a substantial portion of the expected data center
demand does not materialize, or if there is a decrease in that demand overtime. As a
result, non-data center customers would pay a larger share of the fixed costs for this
new generation. While it does not currently appear likely that supply will exceed de-
mand, there is some risk because much of the data center industry is concentrated in
a small number of companies. Therefore, business decisions at one company could
have a substantial effect on overall demand. For example, if one of the major
hyperscaler companies decided not to pursue development of new artificial intelli-
gence (Al) products or has a line of Al products that fails to be commercially viable,
then energy demand from that company could decrease substantially.

On the transmission side, there are three types of transmission lines to consider: (1)
“backbone” lines that bring power into a region, (2) regional lines that move power to
distribution points within the region, and (3) short extension lines that move power
from main lines to serve a single distribution point, including extension lines that might
be built to serve one or a few data center customers. Because transmission lines serve
specific regions and distribution points, they are more at risk of being overbuilt if
regional or individual customer demand does not materialize or decreases over time.
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Utilities attempt to avoid overbuilding transmission and otherwise ensure costs are
recovered. Dominion indicated it tries to avoid overbuilding by making transmission
upgrades only as needed to meet the metered load expected from customers. For ex-
ample, even if data center customers in an area have requested 2,000 MW of capacity,
Dominion will only build new transmission to serve 1,000 MW if that is the forecasted
metered load. One co-op utility indicated that it contractually requires data center cus-
tomers to reimburse the utility for any penalties from transmission providers that may
be incurred if a data center project is canceled. However, while utility actions reduce
the risk of transmission costs being stranded with other customers, they do not elim-
inate this risk. For example, transmission costs can take up to several decades to re-
coup, and if a data center ceases operation before then, or it never uses the amount
of energy it expected to, costs will be recovered from other customers.

Utilities could take additional steps to reduce the risk of generation and transmission
costs being stranded with customers.

e Ultilities could obtain contractual agreements from data centers customers
to provide minimum payments that ensure the costs of major generation
and transmission buildouts are not stranded with other customers. For ex-
ample, AEP Ohio has proposed requiring any data center with over 25 MW
of capacity to pay for at least 85 percent of the energy they expect to need,
even if they use less, for at least 12 years.

e Utilities could directly assign some or all costs of smaller projects, such as
transmission line extensions, to the customers or customer class for whom
the line is primarily being built to serve. For example, if a two-mile trans-
mission extension is primarily being built to serve a data center develop-
ment, some or all of the project’s costs could be assigned to that customer.

The state should direct Dominion to develop a plan for addressing the risk of gener-
ation and transmission infrastructure costs being stranded with existing customers.
(Dominion is currently the only transmission-owning utility in the state expected to
experience rapid demand growth.) The plan could adopt one or more of the ap-
proaches described above, or other approaches the utility identifies as more practical
and effective. The plan could be included as part of Dominion’s biennial rate review
filing with SCC, or as a separate filing;

RECOMMENDATION 5

The General Assembly may wish to consider amending the Code of Virginia to direct
Dominion Energy to develop a plan for addressing the risk of generation and trans-
mission infrastructure costs being stranded with existing customers and file that plan
with the State Corporation Commission as part of its biennial rate review filing or as
a separate filing,
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Data centers pose particular cost and financial solvency risks to
electric co-ops and their customers

Virginia’s electric co-ops are not-for-profit companies that are essentially owned by
their member customers. Their main purpose is to provide members with reliable
power at low costs. Co-ops are much smaller than the state’s investor-owned, for-profit
utilities—Dominion and APCO—and do not have the same financial resources or
reserves as these companies.

An increasing share of data center growth is expected to occur in co-op service terri-
tories, and co-ops are statutorily obligated to serve these customers. Based on the half
of unconstrained demand forecast, the industry could account for 80 percent or more
of annual energy sales in three Virginia co-ops by 2030. This growth creates unique
challenges for the co-ops, which must find ways to insulate themselves and other cus-
tomers from the cost and financial solvency risks associated with taking on a small
number of extremely large data center customers.

The main risk co-ops identified is that a data center could potentially delay, dispute, or
fail to pay its energy generation bill. Co-ops purchase energy from PJM energy markets
and then sell that energy to their data center customers. A weekly data center energy
bill can be extremely large under normal circumstances and can be magnified by price
spikes from peak load events. For example, one co-op estimated the weekly energy bill
for 4,000 MW of power at data center sites expected to soon be built in its service
territory could be $20 million to $40 million and could range upward of $100 million
under the energy price spikes that were seen in a major winter storm in 2022. PJM bills
weekly, and if one or more data center customers dispute or otherwise do not pay on
time, a co-op would have to cover its energy costs until they can be recouped. If the
co-op was unable to recoup costs from one or more of its data center customers, the
costs would ultimately have to be paid by all other co-op members, and a large enough
bill could result in the co-op defaulting and going bankrupt.

Some co-ops said they were sufficiently addressing risks through their contracts with
data centers, as allowed under current state law. Namely, these co-ops said the contracts
allowed them to:

e perform credit checks when establishing service,

e require more frequent weekly payments for energy use, which aligns with
PJM’s weekly billing cycle, so they do not have to float co-op funds to pay
data center bills,

e require upfront payment of deposits and pledges of collateral based on
what the co-op expects it would need to cover unpaid data center bills until
further action, such as terminating service, can be taken, and

e terminate service for failure to pay.

Other co-ops said they did not believe that the existing contractual and legal tools
available were sufficient to fully cover all potential financial risks, especially considering
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data centers could soon account for the vast majority of their energy costs. They noted
that current termination of service notification and dispute time periods could allow
unpaid bills to continue increasing for several weeks (sidebar). They also said it can be
challenging to get data center companies to agree to some contractual terms, such as
committing to large collateral obligations designed to cover a large peak load event.
These contractual and legal issues could be addressed at the SCC technical conference
in December.

One co-op indicated that, even with additional contractual protections, they were still
at risk if a data center company failed to meet its contractual obligations, such as if
the company itself were unable to provide agreed upon payments. To address this, the
co-op attempted to get SCC approval to create for-profit subsidiary companies to
serve data center customers. Under this arrangement, if a data center did not pay its
bills, only the subsidiary company would be affected, and the business continuity of
the co-op would be assured. SCC acknowledged the risks the co-op had identified, but
did not grant the request because it did not believe it had the legal authority to allow a
co-op to serve customers through a separate for-profit legal entity, among other fac-
tors. The General Assembly could amend the Code of Virginia to expressly allow co-
ops to create for-profit subsidiaries to serve data centers and other large load custom-
ers. The customer size could be set at 90 MW to match the statutory threshold that
already exists for the retail choice program (discussed in the next section).

POLICY OPTION 2

The General Assembly could consider amending the Code of Virginia to allow electric
cooperatives to create for-profit subsidiary companies that could fulfill their legal ob-
ligation to provide energy services (retail sales) to customers with load capacity of over

90 MW.

State law allows utilities
to terminate service af-
ter 10 days of advance
notice. However, custom-
ers can dispute billing is-
sues that might lead to
service termination, and
co-ops indicated that dis-
pute resolution can take
as long as 30 to 60 days.

Data center company participation in retail choice program could
shift generation costs to other customers

In Virginia, most customers are obligated to purchase generation through their incum-
bent utility. For example, a customer in Dominion’s service territory must purchase
power from Dominion. The one major exception is that large load customers, includ-
ing most data centers, are allowed to participate in retail choice, which allows them to
purchase energy through a provider of their choice (sidebar). The goal of the program
is to encourage competition and lower energy prices for industrial and other large
commercial customers.

Customers qualify for retail choice if they (a) exceed 5 MW and account for less than
1 percent of the utility’s peak load, or (b) exceed 90 MW. The restriction that a cus-
tomer cannot account more than 1 percent of the utility’s load was intended to prevent
customers from leaving the utility for retail choice if it could have negative cost im-
pacts on the utility’s remaining customers. The 90 MW exception was reportedly added
to allow one particular industrial customer to participate in the program. At that time,
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very few customers exceeded the 90 MW threshold. Today, many existing data centers,
and virtually all planned future ones, exceed 90 MW and are eligible to participate in
retail choice.

Now that data centers make up a substantial and growing share of energy use in the
state, retail choice creates two financial risks to utilities and their customers.

e Utilities are required to build or secure enough generation to meet all customer
demands. If a customer leaves the utility for retail choice, the fixed cost of any
recently built generation is divided among the remaining customers. For exam-
ple, the costs of constructing Dominion’s recent Brunswick and Greensville
power stations are paid for by all of its customers. If a substantial portion of
data centers leave for retail choice, a greater share of those fixed costs will be
allocated to remaining customers. The risk for this potential dynamic will be
compounded in upcoming years because a lot of new generation is planned to
be built to serve growing data center demand.

e Utilities also indicated that, because they are legally obligated to serve any cus-
tomer in their territory as a provider of last resort, they must plan for the
capacity needs of current and future customers. If utilities plan and build in-
frastructure to serve future data center customers, and some of those custom-
ers at some point leave for retail choice, the utility will incur costs for custom-
ers who are no longer actively paying generation bills.

It is difficult to model the cost impacts of data center customers shifting to retail
choice, because it is unclear how many might pursue this option. However, utilities
report that only a small number of data center customers are currently participating
in retail choice, so there is the potential for many more to enter the program, especially
as the industry grows. Dominion estimated that if all currently eligible customers
chose to participate in retail choice, including non-data center customers, the cost-shift
to other customers could exceed $600 million annually (a $150 per year cost impact
for a typical residential customer). That figure is likely to grow substantially as data
centers make up an increasing share of the customer base.

JLARC staff identified several ways the state could manage the financial risks of retail
choice to residential and other customers. The General Assembly could direct utilities
to determine an overall cap on retail choice participation for their customers, such as
a total amount of the utility’s customer load that could be obtained through retail
choice and require SCC to review and approve the caps. This would provide an avenue
for utilities and customers to present their cases and give SCC authority to decide what
is appropriate. Other alternatives to this approach include requiring exit fees for cus-
tomers leaving for retail choice or directing utilities to continue directly charging them
for fixed generation costs (i.e., making these “non-bypassable” charges). In addition,
the General Assembly should leave in place the existing legal requirement that any
customer participating in retail choice must notify the utility five years before returning
(sidebar). Requiring advance notice of at least several years is important so that utilities
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can appropriately plan for system needs, secure needed capacity, and protect other
customers from rate fluctuations.

POLICY OPTION 3

The General Assembly could consider amending the Code of Virginia to require that
electric utilities establish caps on participation in retail choice that protect ratepayers
from undue costs, and that such caps be approved by the State Corporation Commis-
sion through a formal case process.

Data center companies could soon have access to utility market-based pricing options
that largely achieve the same goal as retail choice without shifting costs to other cus-
tomers. Currently, co-ops already provide all their data center customers with market-
based energy prices. Dominion has also established a small market-based rates pilot
program and recently filed an application with SCC to make the program permanent
and widely available to customers. Market-based rates provide customers with poten-
tially lower energy pricing that is similar to what they could expect to obtain through
retail choice, but they remain a utility generation customer and therefore continue to
help pay for fixed generation costs (instead of having these costs passed on to other
customers).
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5 Natural and Historic Resource Impacts

Virginia has abundant natural and historic resources, which provide economic, envi-
ronmental, cultural, and educational benefits to the state. The value of these resources
has long been recognized by the federal, state, and local governments. Governments
have established regulatory systems intended to protect these resources and reduce the

impacts that land development and other human activity have on them. The extent of Data center energy de-
mand, and its related im-

.- . . " pacts on Virginia's natural
systems providing stronger protection than others (Table 5-1). Natural and historic .4 historic resources. is

resource protections apply to data center operations and developments just as they discussed in Chapter 3
apply to other commercial and industrial operations and developments (sidebar). and related appendixes.

natural and historic resource protections varies by resource type, with some regulatory

TABLE 5-1
Federal, state, and local regulations protect natural and historic resources from
commercial and industrial operations and developments, such as data centers

Regulatory protections
Federal State Local Brief overview

Air resources

s Federal and state governments regulate harmful
Pollutant emissions [ ) o O .. .
emissions and concentrations

Water resources

. State sets and enforces water withdrawal limits
Water withdrawals* .
and conditions
. Federal and state governments regulate harmful
Wastewater discharges* g 9

discharge contents
Federal, state, and some local governments regu-
Stormwater runoff* 9 . 9
late runoff rate and quality
Wetland and stream disturb- Federal, state, and some local governments re-

ances* quire impact mitigation

e 6 o O
e 6 o o
¢ e O O

Land resources

All government levels set aside lands for conser-
Conservation D Q) (D vation, but few regulations, outside voluntary pro-

grams, protect private lands
Electronic waste
Disposal D D D No regulations.require reuse or recycling, but
some disposal limitations exist

Historic resources

. Federal, state, and some local governments regu-
Preservation D 4 ) q ) . ; >calg 9
late impacts in specific circumstances

SOURCE: JLARC staff summary of federal, state, and local regulations, staff interviews, reports, and websites.
NOTE: @ = stronger mandatory protections, (B = partial mandatory protections, ) = no mandatory protec-
tions. * indicates that permits are required for potentially sizeable impacts. The responsibility or authority for a
given government level to regulate impacts varies by resource.
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Data center backup generators emit pollutants, but
their use is minimal, and existing regulations largely
curb adverse impacts

To ensure constant operations in the event of a power outage, data centers maintain
on-site backup power. Data centers report that providing uninterrupted operations is
extremely important to their customers, which can include banks and hospitals, who
expect no outages or downtime. In Virginia, nearly all data centers use diesel genera-
tors for backup power (Figure 5-1). On average, each data center site has 54 permitted
generators, but the number and electrical capacity of these generators vary widely de-
pending on the number of data center buildings at a site, overall power and redundancy
needs, and the sizes of generators used (typically one to three megawatts per unit). In
total, the industry has approximately 8,000 permitted generators throughout the state.

FIGURE 5-1
Data centers rely on diesel generators for power in the event of an outage

SOURCE: JLARC photo of diesel generators at a data center in Virginia.

The federal Clean Air Act Diesel generators emit several harmful pollutants, so their commercial use is regulated

requires the U.S. Environ- by state and federal agencies. The main emissions are nitrogen oxides, catbon monox-

mental Protection Agency j4. 5 particulate matter. When highly concentrated in the air, these emissions can
to set National Ambient

Air Quality Standards. ) ] .. : :
These standards identify trations of diesel generator emissions can affect human cardiovascular, respiratory, and

have adverse effects on public health and the environment. Exposure to high concen-

safe concentration central nervous systems. Nitrogen oxides, which diesel generators emit in much larger
thresholds for six pollu-

tants—including ozone
(which nitrogen oxides
may form), carbon mon-
oxide, and particulate

matter—based on scien- ) . ) - . .
tific evidence. lutants and enforce National Ambient Air Quality Standards (sidebar). DEQ requires

quantities than other pollutants, can contribute to ground-level ozone pollution (in-
cluding smog) and acid rain.

To prevent harmful concentrations, Virginia’s Department of Environmental Quality
(DEQ) is required by federal and state law to regulate sizeable emissions of these pol-
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diesel generators used by data centers to be permitted, primarily because of their ni- i
DEQ permits are re-

quired for any new devel-
plans to maintain or attain National Ambient Air Quality Standards across the state. opment that may annu-

For instance, Northern Virginia has historically struggled to meet the standard for ally emit over 40 tons of
nitrogen oxides, 100 tons
of carbon monoxide, or
10-25 tons of particulate
matter, depending on the
Data center backup generators are rarely run for prolonged periods, particulate matter size.
and emissions are unlikely to adversely affect regional air quality Data centers using diesel
generators usually meet
Data center operators aim to have backup generator capacity for days-long outages, the criterion for nitrogen

trogen oxides emissions (sidebar). Moreover, DEQQ monitors air quality and creates

ozone, to which nitrogen oxides can contribute, so DEQ has stricter policies for ni-
trogen oxides emissions in that region.

but in practice, the generators are rarely run for prolonged periods. Most operators 0xides, but not for the

L . S . 1 other pollutants.
reported experiencing zero to two minor outages per site in the last two years, with P

nearly all outages being between one and five hours long. Otherwise, generators are

typically run only for limited amounts of time as part of routine maintenance (side- patg center operators in-
bar). For example, in 2023, the industry’s actual emissions were only 7 percent of what dicated that maintenance
permits allowed, with most emissions coming from maintenance testing. testing typically involves
a short (10-30 minute)
On a regional level, data center emissions from diesel generators have grown substan- monthly test and one
tially in recent years, but they remain a relatively small contributor to regional air pol- long (one- to four-hour)
annual test. Testing of
generators is staggered
across a site on an indi-
emissions are five times larger. However, these emissions make up a small part of vidual or group basis.

lution. Since 2015, nitrogen oxides emissions from data center diesel generators have
more than doubled, carbon monoxide emissions have tripled, and particulate matter

overall emissions in the region. Based on National Emissions Inventory data, in North-
ern Virginia, where most data centers are concentrated, data center emissions make up
less than 4 percent of regional nitrogen oxides emissions and 0.1 percent or less of
regional carbon monoxide and particulate matter emissions. Overall, air quality in
Northern Virginia has improved during the same time that the industry has grown, as
reductions in car and other emissions have been greater than data center emission
growth.

While emissions from data centers’ diesel generators make up a small part of regional
emissions, understanding whether they have adverse /oca/ impacts is more difficult. Be-
cause the data center industry’s large clusters of diesel generators are unique, local air
quality impacts are harder to assess. Diesel generators’ intermittent use makes their
impacts difficult to model, and no other type of development uses nearly as many
generators on one site as a data center development. Additionally, air quality monitor-
ing occurs regionally and does not effectively capture localized effects. While DEQ
staff believe that data centers’ intermittent use and low emissions levels are unlikely to
cause adverse impacts, the agency has recently launched a three-year study that will
directly monitor data center generator emissions in Northern Virginia to more fully
understand their air quality impacts. If the study detects any local air quality impacts,
DEQ has the authority to increase protections as needed.
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The U.S. Environmental
Protection Agency has
established generator ti-
ers based on emission
rates, or the amount of a
pollutant emitted by a
source over a given
amount of time. Data
centers could use genera-
tors that are considered
Tier 2 or Tier 4.
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Federal and state regulations limit potential emissions from backup
generators, even under worst-case scenarios

DEQ permits limit when data center generators can be run, how long they can be run,
and the maximum annual emissions each permitted site is allowed. Nearly all current
data centers use “Tier 27 diesel generators, which are only permitted to run in emer-
gencies or as part of routine maintenance testing (sidebar). This restriction prevents
data centers from running their generators for any other reason. Permits are issued per
data center site, rather than per building or generator, and cap the total emissions al-
lowed per site. For example, a data center campus would not be allowed to run its
generators indefinitely, even in an emergency, because it would likely reach its emis-
sions limits within a few days. Because outages are rare, data centers do not often
approach their emission limits. (For information on data center generator fuel choice,
see Appendix K.)

In the event of a prolonged outage that affects one or more Northern Virginia coun-
ties, any affected data centers could reach their emission maximum within a few days
and potentially affect regional air quality. For example, under a worst-case scenario
where all data centers in Northern Virginia reach their maximum allowed emissions,
data centers would emit over 9,000 tons of nitrogen oxides in the region. That is equal
to about half of what has typically been emitted annually in Northern Virginia by all
sources. Such a large-scale outage could potentially result in violation of air quality
standards and contribute to regional air quality issues. However, the extent of any im-
pact would depend on weather patterns and contributions from other emissions. Such
large-scale outages are rare, and air quality levels would return to normal after the event
is over.

General Assembly could incentivize use of generators with lower
emission rates to reduce risk of local and regional impacts during
prolonged power outages

To reduce the risk of air quality impacts from data centers during a prolonged outage,
the state could incentivize the industry to adopt technologies that reduce potentially
harmful emissions. “Tier 4” diesel generators are designed to emit significantly less
nitrogen oxides and particulate matter than the “Tier 27 generators most data centers
use. Alternatively, Tier 2 generators can be equipped with selective catalytic reduction
systems (SCRs). Both technologies can significantly reduce emissions of nitrogen ox-
ides and particulate matter—reportedly by up to 90 percent—over long run times.
Some newer data centers in Virginia use SCRs on their generators, and only one uses
Tier 4 generators.

Without state incentives, data center companies are unlikely to change their backup
power choices. Tier 4 generators and SCRs are more costly, and data center companies
have expressed concerns about the extra complexity and the current availability of
Tier 4 generators to meet campuswide and statewide backup power needs. The state
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could encourage adoption of these technologies by requiring new data centers in the The Northern Virginia

Northern Virginia Ozone Nonattainment Area to use Tier 4 or SCR-equipped Tier 2 gzone Nonattainment

generators to be eligible for the state’s sales and use tax exemption (sidebar). This re- Area includes Arlington,

quirement could be phased in over time to account for data centers that have already Fairfax, Loudoun, and

Prince William counties

] and the cities of Alexan-

requirement. dria, Fairfax, Falls Church,
Manassas, and Manassas
Park.

ordered generators or otherwise made investments that would not comply with this

POLICY OPTION 4

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion of receiving the data center sales and use tax exemption, all new data center de-
velopments in the Northern Virginia Ozone Nonattainment Area use only Tier 4 gen-
erators, Tier 2 generators with selective catalytic reduction systems, or generators with
equivalent or lower emission rates.

Data center water use is currently sustainable, but
use is growing and could be better managed

Data center water use varies depending on the data centet’s size, computing density,
and type of cooling system. Data centers require industrial-scale cooling to manage the
heat generated by their computing equipment. Some cooling systems use water
evaporation, and these systems typically require regular water refills to operate (Figure
5-2). Other cooling systems recirculate all or most of their water, similar to a radiator,
and use relatively little water. Some data centers use a combination of cooling
processes, including processes that do not require any water.

FIGURE 5-2
Evaporative cooling processes require more water than dry cooling processes
WATER-DEPENDENT COOLING PROCESSES DRY COOLING PROCESS
&> 5 ,
Evaporated water Hot air discharge
m Hot water

o = \Nater spray frg;flearta

Cold air
Outside to data
air center

) } Outside

F 4 air
Heat }
[ exchange

’ pads

‘

Cold water

Hot water

from data
center

Qutside Cold water
air to data
center

Make up Outside Outside
water air . air

Recirculated to data
hot air center
Direct evaporative cooling Evaporative cooling tower Dry cooler

SOURCE: JLARC synthesis of interviews, government reports, and research literature.
NOTE: Depicted examples are generalizations and do not include all data center cooling processes and equipment.
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For comparison, the
state’s largest industrial
water user in 2023 used
about 36.5 billion gallons
of water annually.

Reclaimed water is
wastewater that is
treated, often to a non-
potable standard, and re-
used, such as for irriga-
tion and industrial pur-
poses. It reduces the
need for additional water
withdrawals, diverts
wastewater from entering
water sources, and re-
duces demand on pota-
ble water systems.
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While some data centers use substantial amounts of water, most use
similar or less than other large commercial and industrial water users

Based on available data, most data centers use about the same amount of water (or
less) as an average large office building (6.7 million gallons per year), although a few
require substantially more, and some require less than a typical household (Figure 5-
3). In 2023, 11 data center buildings each used over 50 million gallons, including one
building that used 243 million gallons (10 percent of the industry’s total use) (sidebar).

FIGURE 5-3
Annual data center building water use varied widely, but most used the same
amount of water as an average large office building or less (2023)

2023 annual water usage,
in millions of gallons

Average water  Qver 100
utility

50-99.99

10 - 49.99

Suergelarse 4959

2-899

1-1.99

0.5to1

Average home Below 0.5

15
Percentage of data center buildings

0 5 10 20 25%

SOURCE: JLARC staff analysis of data provided by water utilities serving Fairfax, Henrico, Loudoun, Mecklenburg, and
Prince William counties and the Town of Wise. Average uses are based on federal and state water use statistics.
NOTE: Data was not available for all data centers in Virginia but was for the large majority. Water use is on a per
building, not per campus, basis. Annual usage for some data center buildings is approximate because of data con-
straints.

Cumulatively, data centers use a small share of statewide water withdrawals and a mod-
erate share of some region’s water withdrawals. In 2023, the data center industry used
an estimated 2.1 billion gallons of water, with just over a third coming from reclaimed
water instead of new withdrawals (sidebar). Data center water use accounted for less
than 0.5 percent of total state withdrawals.
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The industry’s impact was also limited regionally. Most data centers are served by water
utilities, and industry use made up from 0.2 to 21 percent of water use, after excluding
reclaimed water use, at the six water utilities JLARC staff reviewed. Data centers were
typically one of these water utilities’ larger customers, but a data center was the single
largest customer for only two utilities.

State regulates water withdrawals to ensure future water availability
and to protect water ecology

To protect future water availability and environmental sustainability, DEQ regulates
withdrawals from Virginia’s water sources, including requiring permits for large-scale
withdrawals (sidebar). Withdrawals can reduce the amount of water that is available
for future use if it is withdrawn faster than it is naturally replaced. Additionally, they
may affect aquatic flora and fauna, such as by reducing available habitat. Most data
centers receive their water from local water utilities, which make the withdrawals. In
these cases, DEQ ensures that data centers’ water use is sustainable through permitting
the utility’s withdrawals. Only two data centers have their own DEQ withdrawal per-
mits, and any data centers that do make their own withdrawals are subject to the same
regulations as water utilities.

To determine appropriate water withdrawal allowances, DEQ performs scientific
modeling that evaluates water withdrawal impacts on future water availability and
aquatic flora and fauna in that water source. Permits specify withdrawal limits and set
other conditions, such as requiring the permit holder to limit withdrawals during
droughts. If a requested withdrawal amount would exceed sustainable levels, DEQ
would issue a permit only for a sustainable amount or add conditions to the permit
that ensure sustainability. Permits must be renewed at least every 15 years, at which
time DEQ reruns the water model with updated water source condition data. If grow-
ing data center demand prompted a water utility to seek a larger withdrawal than their
permit currently allows, the requested permit withdrawal allowance increase would
also have to be modeled by DEQ.

Data center water needs are likely to increase as the industry grows,
and state and local governments could help ensure limited water
resources are used effectively

While DEQ is responsible for ensuring that permitted water withdrawals are sustain-
able for the water source, there is less oversight over how available water should be
shared across various uses. While the state as a whole is relatively water rich, water is a
limited resource for some Virginia localities, such as those that do not have access to
major rivers or other surface waters and are in groundwater management areas.
Additionally, when local water use demand exceeds current permit or infrastructure
thresholds, utilities may need to expend significant resources to meet the additional
demand (sidebar). Therefore, localities should fully consider their allocation of availa-
ble water. For instance, when reviewing a potential new development that may use a
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required for withdrawals
above 10,000 gallons per
day from non-tidal sur-
face waters, two million
gallons per day from tidal
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are some exceptions for
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that do not require per-
mits may still require an-
nual reporting.

Some water utilities that
serve or will soon serve
data centers have re-
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permits and/or infrastruc-
ture. For instance, five
have requested new or
larger withdrawal permits,
though these expansions
are not fully attributable
to data centers. Water
utility staff shared that
data centers pay their fair
share for any additional
infrastructure they re-
quire.




Chapter 5: Natural and Historic Resource Impacts

large amount of water, a locality should consider whether the project could affect the
locality’s ability to meet future residential demand or pursue other types of economic
development.

State could clarify localities’ authority to request potential water use
information from proposed developments

While any large water user has the potential to affect local water availability, water use
information may be particularly helpful for zoning decisions for data center develop-
ments. Data centers can use a relatively large range of water amounts compared with
other land uses. Some companies will continue to build data centers that use water for
cooling, and potentially larger amounts of water as cooling needs increase. While oth-
ers are moving away from water, the industry’s net water use is expected to increase.
In addition, because the industry is growing rapidly and typically grows in clusters, data
center water use in a given locality can grow suddenly.

Localities have general statutory authority to consider water resources in their land use
planning, but state law is not clear on localities’ ability to require a proposed data center
development to provide a water use estimate or to consider water use in their rezoning
and special use permit decisions. (Rezonings and special use permits are discussed
more in Chapter 6.) In interviews, local planning staff, government attorneys, and a
local elected official conveyed different understandings of the law or reported being
uncertain whether a locality could consider water use estimates when evaluating data
center development projects. This information could be helpful for assessing a devel-
opment’s potential impacts, but data center developers can be reluctant to share this
information because of proprietary concerns. State law should clarify localities’ au-
thority to require this information from data center developers and consider water
usage in their rezoning and special use permit decisions. This clarification could po-
tentially be extended to other development types, such as other developments with the
potential to use large amounts of water.

RECOMMENDATION 6

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to (i) require proposed data center developments
to submit water use estimates and (ii) consider water use when making rezoning and
special use permit decisions related to data center development.

Additionally, if local planning officials have this information, they should consult with
their local water utility—prior to approving data center developments—on the impact
these developments could have on the utility or future water availability. In some data
center approvals, this information was not shared between parties. Doing so could
help to ensure water use impacts are fully understood prior to approving the develop-
ment.
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Increasing use of reclaimed water may help reduce impacts on water resources

Some utilities offer reclaimed water systems for their customers, and using reclaimed
water instead of potable water for cooling, including evaporative cooling, is generally
a best practice for data centers. Reclaimed water can reduce a development’s impact
on water resources because it does not require additional water withdrawals and can
decrease wastewater discharges. DEQ currently permits only two water utilities, in-
cluding LLoudoun Water, to provide reclaimed water for evaporative cooling uses.

Reclaimed systems may not be viable or available in all localities, but utilities that serve
data centers should consider the option. Smaller utilities may not create enough
wastewater for a reclaimed system that could sustain data center operations. Moreover,
financial considerations may also limit reclaimed water use, as reclaimed systems have
high capital costs. However, because of the potential benefits for water availability,
utilities that serve data centers—and other large water customers—should consider
the viability of using reclaimed water systems, as well as potential opportunities for
data center companies to help with upfront costs.

Some stakeholders, including a data center company and several water utilities, indi-
cated that Virginia’s reclaimed water system regulations for evaporative cooling use are
difficult to meet or confusing. DEQ indicated that regulatory changes, such as explic-
itly listing minimum standards for reclaim water use in data center evaporative cooling
processes or reducing some treatment and monitoring conditions, could potentially
address concerns while maintaining necessary safeguards but would require further
review. DEQ) is already scheduled to conclude an internal review of these regulations
by September 2026 as part of its quadrennial review process, but DEQ could start this
review now so that any eventual changes could be implemented a year earlier. Any
potential changes DEQ) identifies would need to be implemented through the standard
regulatory process—including a Notice of Intended Regulatory Action and public
comment period.

Data center construction has similar land and water
impacts to other large developments, and state and
local regulation mitigate most effects

The development of land for industrial, commercial, or residential uses, particularly
“greenfield” developments, can affect Virginia’s land and water resources (sidebar).
Depending on the characteristics of the site being developed, the construction process
may change land characteristics and uses, modify stormwater runoff patterns, and/or
disturb wetlands and other waterways (Table 5-2). Such impacts can degrade air and
water quality, destroy wildlife habitat, and increase flooding and erosion risks.

A development’s ability to mitigate its potential impacts depends on the site, develop-
ment type, and the resource. A development can mitigate overall potential impacts on
these resources in three ways:
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ment occurs on land that
has not previously been
developed. In contrast,
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e avoiding direct impacts to the maximum extent practicable, such as not con-
structing a building on forested land,

e minimizing impacts to the maximum extent practicable, such as using a retain-
ing wall to minimize impacts to an adjacent waterway, or

e compensating for any impacts that do occur, such as offsetting impacts to a
wetland by restoring or constructing that same type of resource elsewhere.

Constructing new developments can result in loss of undeveloped and agricultural lands,
create stormwater runoff risks, and potentially disturb wetlands

Land resource loss Stormwater changes Wetland disturbances

Development
action

Potential
impact

Effect without
mitigation

Effect with
mitigation

Undeveloped and agricultural  Impervious surfaces may be cre-  Wetlands (including streams and
lands may be developed forin-  ated to support buildings and  other waterways) may be drained,
dustrial, commercial, residential, ancillary developments. filled, or encroached upon to

or other uses. maximize developable area.
Forests, agricultural lands, and  Less rainwater is absorbed into Wetland areas are destroyed, di-
other green spaces are lost. the ground, increasing storm- verted, or otherwise disturbed.
water runoff.

Air, water, and soil quality Increased flooding and ero- Water source degradation, loss of
degradation, loss of habitat, sion, water pollution, and habitat, and increased flooding
and lower agricultural pro- slower groundwater recharge, and erosion occur.
duction occur. occur.

Losses are avoided, mini- Predevelopment runoff rate Disturbances are avoided, mini-
mized, or offset by preserving, and quality are maintained, mized, or offset by funding or im-
creating, or restoring lands minimizing adverse impacts. plementing wetland creation or

elsewhere. @ restoration. @

SOURCE: JLARC synthesis of interviews, government reports, and other information.
NOTE: ?Offsetting impacts can be difficult and require significant time and space, particularly for replacing lost undeveloped and agricul-

tural lands.

Some regions have seen substantial data center growth, but their
construction impacts are similar to other large developments

Data center development has construction impacts that are similar to other large-scale
developments’ impacts. While comprehensive information on data centers’ impacts to
natural resources is not tracked, the vast majority of their development is greenfield
development—although some redevelopment is also occurring.

The development pressures from data centers on undeveloped and agricultural lands
statewide are not more than other fast-growing developments in Virginia. For example,
the total land area of currently operating data centers is equal to about 1.4 percent of
the farmland lost in Virginia between 2017 and 2022. According to land conservation
experts, the current primary threat to undeveloped and agricultural lands is solar en-
ergy developments.
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On a regional level, however, the share of undeveloped and agricultural land develop-
ment in Northern Virginia attributable to data centers has been substantial. JLARC
staff estimated that the data center industry accounted for between 20 and 30 percent
of land development in Loudoun and Prince William counties from 2013 to 2021, and
the amount of data center development has already increased 50 percent since then.
However, these are some of Virginia’s fastest-growing counties, which means that
some portion of land developed for data centers likely would have been developed for
other uses, such as housing, mixed-use commercial space, or distribution centers.

Data center developments have similar impacts on stormwater and wetlands as other
large-scale developments, such as warehouses or shopping centers. The magnitude and
significance of impacts depend on site characteristics as much as the development
itself (sidebar). Therefore, impacts may be the same whether a site is developed for a
data center or another land use.

State and federal regulations require mitigation of stormwater and
wetlands impacts, but land conservation is at local discretion

Federal and state regulations require stormwater management and wetland permits for
sizeable impacts, regardless of development type. Stormwater permits for individual
developments are usually administered by DEQ or the locality, and wetland permits
are typically jointly issued by the U.S. Army Corps of Engineers and DEQ. Most data
center developments require a stormwater permit because of their size, but only those
that affect a wetland or other waterway require a wetland permit (which is the same
for all types of development).

Stormwater management permits require developments to manage their stormwater
runoff to meet water quality and quantity requirements to minimize impacts. For in-
stance, a development would be required to install a stormwater management system,
such as an on-site stormwater pond, to slow and filter its runoff. Data centers create a
relatively large amount of impervious surface, and stormwater permits require man-
agement that is proportional to the addition of impervious surface and land cover
changes. Some impacts may still occur even if all permit requirements are met, such
as less water being absorbed into the ground or water source temperature increases,
but these same impacts can occur from any developments that create large impervious
surfaces or change land cover, such as a warehouse or shopping center.

Wetland permits require developments to avoid and minimize impacts to wetlands and
other waterways to the maximum extent practicable and to compensate for any re-
maining significant impacts. Because data centers require large building footprints,
they may be relatively less able to avoid or minimize impacts. However, any significant
impacts that do occur require proportionate compensation, which ensures losses are
replaced to the extent possible through the preservation, restoration, or creation of
that resource elsewhere.

In Virginia, federal and state regulations do not require mitigation of impacts to unde-
veloped and agricultural lands. Localities have full discretion through their zoning laws
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The ISO 14001 standard
for Environmental Man-
agement Systems is one
of the most used environ-
mental management
frameworks in the world.
The U.S. Environmental
Protection Agency be-
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tions to systematically
identify and reduce their
environmental impacts.

Required minimum
standards for specific re-
sources could have unin-
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such as if new technolo-
gies shift the industry’s
environmental impacts.
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to determine how lands that are not protected from development can be used. While
localities can require, negotiate, or accept offers to conserve a portion of the existing
natural landscape as part of a development, data center developments generally use
most of land that is practicable and allowed to be developed. Because undeveloped
and agricultural lands are difficult to replace, the primary mitigation method to protect
them is to avoid or minimize development on these lands. The state could consider
imposing land use restrictions to prevent or minimize the land impacts from data cen-
ter development, but this would be a profound change in the state’s involvement in
local land use decisions, and, currently, there does not appear to be a basis for distin-
guishing data centers from other large developments in considering such restrictions.

State could require data centers to meet
environmental management standard to receive tax
exemption

Even though federal and state regulations already limit most negative natural resource
impacts of data centers, the state could encourage them to meet an environmental
management standard because of their large and growing presence. Environmental
management standards, such as the International Organization for Standardization’s
(ISO) 14001 standard, require companies to proactively review and reduce their im-
pacts to natural resources (sidebar).

Environmental management standards do not set required minimum standards but
involve continuous improvement in operational sustainability. Required minimum
standards may not be viable for all data center companies and may not be wholistically
sustainable (sidebar). Environmental management standards call for companies to
evaluate all of their environmental impacts and set and pursue sustainability goals. This
process is repeated every few years and encourages a wholistic approach to sustaina-
bility. For instance, ISO 14001 seeks to promote organizational improvement in air
emissions, water use, water discharge, waste generation, and energy consumption—all
of which have been raised as concerns about data centers. (For more information on
data center water discharges and waste generation, see Appendix K. For more infor-
mation on data center energy impacts, see Chapter 3.)

The state could encourage adoption of an environmental management standard by
making the state’s sales and use tax exemption for both new and existing data centers
contingent on adoption. Many data center companies already set sustainability goals
and policies, and a well-designed state requirement would encourage other companies
to adopt similar goals and policies. At least four other states—Arizona, Illinois, Iowa,
and Washington—require data centers to meet a sustainability standard as a condition
of their state data center tax incentive program.
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POLICY OPTION 5

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion of receiving the sales and use tax exemption, data center companies meet and
certify to an environmental management standard, such as the International Organi-
zation for Standardization’s 14001 standard for Environmental Management Systems.

Data center impacts on historic resources are similar
to other developments, but current protections
could be strengthened

Developments have the potential to negatively affect historic resources, both during
and after construction. Historic resources can include sites (e.g, battlefields and cem-
eteries), structures (e.g., buildings), and objects (e.g., artifacts) (Figure 5-4). Impacts
can vary substantially depending on the type of development being proposed, the sig-
nificance of the historic resources affected, and how those resources will be affected.
In many cases, a development will not adversely affect historic resources because there
is nothing historically significant on the development site or located nearby.

FIGURE 5-4
Virginia has a wide range of historic resources

SOURCE: Image courtesy of the Virginia Department of Historic Resources (cropped by JLARC).

Data center developments can affect historic resources in the same
ways as other large developments

Some data center developments have affected state historic resources. For instance,
two data center developments have relocated or damaged cemeteries, and several have
been located on historic sites, including a turn of the 19th-century residential site, a
historic African American horse showground, and part of a Civil War battlefield. Ad-
ditionally, several approved but not yet built data center developments have raised con-
cerns of viewshed impacts on historic battlefields around the Northern Virginia re-
gion. Like with other development types, the total number and extent of data centers’
impacts on historic resources are unknown as not all of these resources—or impacts

to them—have been identified and catalogued.
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Preservation experts consider data centers’ impacts and risk of impact to be similar to
those of other large-scale developments. Data centers have less flexibility than some
other developments, like housing, to avoid building on parts of the property where
resources might be located. Data center developments also require extensive grading,
which can destroy buried structures and objects, and tall data center buildings are more
likely to have viewshed impacts on nearby resources. However, other large-scale de-
velopments, like warehouses and shopping centers, can have the same impact. The
rapid growth of data center development increases the likelihood that historic re-
sources will be disturbed by these developments, but the same is true of other com-
mercial and residential construction growth.

Pre-development studies help promote mitigation of impacts to
historic resources

Before site development begins, sites can be studied to identify any potentially signifi-
cant historic resources and determine mitigation strategies if impacts were to occur.
Developers can hire experts or third parties to perform “Phase I historic resource
studies, which could include background research, physical inspection, and remote
sensing, to identify historic resources that may be affected by a new development. If
a Phase I study finds historic resources, Phase II historic resource studies can detet-
mine their significance and, if needed, develop mitigation approaches (sidebar). When
needed, Phase III historic resource studies involve carrying out mitigation approaches,
such as excavating and relocating a resource or documenting a resource. Once historic
resources have been identified, developers can additionally perform viewshed analyses
to determine whether a new development would be visible to these resources, poten-
tially affecting their significance.

Phase I historic resource studies and viewshed analyses are relatively inexpensive pre-
development tools. Some data center companies reported that they conduct Phase 1
studies for some or all of their data center developments, and several have conducted
and shared viewshed analyses as part of the local zoning approval process. Studies can
ultimately save developers time and money by preventing delays or the need for design
changes from unexpected discoveries after developments have been approved.

Few legal or regulatory protections exist to protect historic resources,
but pre-development studies could be more strongly encouraged

While there are many layers of federal, state, and local protections for natural re-
sources, fewer protections exist for historic resources. For private developments, fed-
eral regulations require that historic resource impacts need to be considered—studied
and potentially mitigated—only if a wetland or other federal permit is required. State
law only requires additional Virginia Department of Historic Resources (DHR) over-
sight of private developments when human remains need to be removed.

Local regulation of historic resources varies by jurisdiction, depending on local capa-
bilities and priorities. All localities have the authority to restrict development around
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historic resources through their zoning ordinances, but some are better able to identify
these resources than others. For instance, Loudoun requires Phase I historic resource
studies for all non-residential developments and has a county archeologist who evalu-
ates study results and makes recommendations to planning staff if additional action is
needed. Most localities do not require pre-development studies and do not have an
archeologist on staff. Moreover, when development and historic resource preservation
goals conflict, it is up to local elected officials to make zoning decisions.

To ensure that potential impacts to historic resources are identified, the state could
encourage Phase I historic resource studies for all new data center developments, as
well as viewshed analyses for new developments within a certain distance of a regis-
tered historic site. To do this, the state could make eligibility for the sales and use tax
exemption contingent on this work being performed for any new data center develop-
ments. For example, the state could require that, for any data center that begins con-
struction in 2026 or later, the data center company perform a Phase I study (along
with a viewshed analysis, if applicable) before the facility is constructed to be eligible
for the exemption. Data center developers would pay for the study and report findings
to localities, which would determine if any further action is required.

POLICY OPTION 6

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion for receiving the sales and use tax exemption, data center companies conduct a
Phase I historic resource study of a proposed development site, as well as a viewshed
analysis when a proposed site is located within a certain distance of a registered his-
toric site, and report the study findings to the appropriate locality prior to develop-
ment.

Some localities may not currently have the time, expertise, or resources to review the
Phase I historic resource study submissions. DHR could offer grants for localities to
hire consultants or have staff available for consultation, but this would require addi-
tional funding or staff to implement. Alternatively, localities would have the option to
require data centers to pay for a consultant hired by the locality to perform the review.

Some historic resource preservation experts stated that, while they would appreciate
greater protections around historic resources, establishing mitigation requirements at
the state level may not allow for site-specific characteristics or local preferences. For
instance, prohibiting data center development near historic resources statewide, as was
proposed during the 2024 legislative session, may be broader than needed—as impacts
do not occur every time a development is on or near a historic resource—or could
prove too restrictive given the abundance of historic resources in Virginia.
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6 Local Residential Impacts

Local governments are responsible for managing land development in their jurisdic-
tions for different residential, commercial, agricultural, and industrial uses. Localities
manage development through planning and zoning to ensure developments conform
with state and local laws and are grouped with appropriate types of development.

On the planning side, state law requires localities to create and update long-term com-
prehensive plans to support “coordinated” and “harmonious” development. These
plans provide a strategic vision for development in the county but, while important
for guiding local decisions, do not set any legal boundaries.

On the zoning side, localities pass zoning ordinances that set legal restrictions on de-
velopment. Zoning ordinances establish conceptual zozes (e.g., rural residential, light
industrial), which have their own sets of rules and requirements for new development.
For each zone, the ordinance lists #ses that are allowed. Uses can allow different types
of business operations (e.g,, data center, brewery), different types of residential con-
struction (e.g., townhouse, single-family house), and other distinct uses. Additionally,
zoning ordinances can impose minimum requirements on specific uses or zones, such
as maximum heights or mandatory setbacks from property lines.

Within a zone, a use can be allowed by right, allowed by special permit, or prohibited.
If a use is prohibited in a zone, then a developer can seck to have the parcel rezoned
to allow the use.

e By right uses are allowed within a zone without any special approval by the
locality. For example, if data center development is a by-right use, a devel-
oper can build a data center in the zone without seeking special approval
from the locality. Localities cannot require data center developers to do any-
thing not already established in the zoning ordinance. For example, a local-
ity could not require a by-right data center to be set back farther from
nearby property lines than the ordinance already dictates.

e Special permit uses are allowed if approved by the locality’s elected offi-
cials, e.g,, a county’s board of supervisors (unless they delegate this author-
ity to the local board of zoning appeals), often following a public hearing;
As part of the special permit process, the locality can make approval condi-
tional on additional restrictions to mitigate negative impacts, such as bigger
property line setbacks or lower building heights.
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e Rezoning changes the conceptual zone a parcel falls under and therefore
its allowed uses. Rezoning requests require a public hearing and approval
from elected officials. Like with special permits, the locality can consider
the developer’s willingness to conform to additional restrictions or actions
as a condition of rezoning approval.

Growing number of data centers are being built
close to residential areas, causing residential
impacts

Land use planning principles state that neighboring property uses should be compati-
ble with one another. These principles generally dictate that industrial uses should be
far from residential and other sensitive uses because they are often incompatible (side-
bar). Residential neighborhoods are generally expected to be safe, quiet, and pleasant
places to live, whereas industrial facilities are often large, unsightly, and potentially
noisy. For example, Loudoun County ordinances state that “industrial uses [...] are
incompatible with residential uses due to the prevalence of outdoor storage and emis-
sions of noise, odor, and vibrations.”

Data centers are industrial facilities that are largely incompatible with
residential uses

The industrial scale of data centers makes them largely incompatible with residential
uses. A modern data center site includes one or more large, industrial buildings, similar
in size and appearance to a new distribution center or a manufacturing facility, which
is an abrupt contrast to a residential home.

Other components of data center sites are also industrial in character and unsightly to
residents who live close by (sidebar) (Figure 6-1). Trailer-sized generators (a median
of 35 per site) are often lined up beside the data center building or housed in large
generator sheds. Industrial-scale cooling equipment, such as chillers or water towers,
often sit on the roof or outside the main building. Many data center sites are encom-
passed by security fences and deploy bright security lighting. Data centers also require
industrial-scale electrical infrastructure. Sites will often include one or more electrical
substations on or adjacent to the site, and some require above ground transmission
lines extending from nearby main lines.
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FIGURE 6-1
Data center buildings and sites have industrial characteristics and
infrastructure

Electric substation Transmission line

SOURCE: JLARC staff photos and Google Earth.

Homeowners in residential areas close to data centers frequently express concern that }
To assess data centers

having industrial sites nearby will decrease their property values. While it is certainly impacts on property
possible that nearby data centers have affected the resale value of homes, there is not value, JLARC interviewed
yet evidence of this relationship. In interviews with representatives of neighborhoods representatives of neigh-
borhoods opposed to
data centers proposed or

: . . . i o recently constructed
cited explanation was that the tight housing market in Northern Virginia decreases nearby, local stakeholder

opposed to nearby data centers and other informed individuals (sidebar), almost none
observed a decline in property value or change in speed of home sales. One commonly

buyers’ selectiveness and so proximity to data centers has not yet had a noticeable groups, county assessor’s
offices, and a local real

effect on property values. o
estate agent association.

Some nearby residents report that constant noise from data centers
affects their well-being

The constant nature of data center noise has been a reported problem when data cen-
ters are located near residential areas. Whether data center noise can be heard past the
facility’s property line depends on its design and its type of cooling system, which can
cause noise. In addition, local geography and surrounding buildings can affect how
sound travels.

While some data centers have been noisy enough to cause complaints, the noise is not
loud enough to damage nearby residents’ hearing and rarely loud enough to violate
noise ordinances (Figure 6-2). Data center noise that has prompted resident com-
plaints ranges from an estimated 40 to 59 decibels (per JLARC’s review of noise meas-
urements of selected data centers that have prompted complaints by residents). This
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sound level is typically below the 55 or 60 decibel limit that Loudoun, Prince William,
and Fairfax allow in their ordinances for residential areas. Rather than the volume of
the noise, it’s data centers’ constant noise that some residents consider problematic.
Data center noise is described as a constant “drone” or “hum,” similar to house air
conditioning systems but magnified to an industrial scale. The noise can sometimes be
heard both in and outside of nearby residences.

FIGURE 6-2
Data center sound is noticeable but quieter than many common sounds

Decibels Sound source

-
130 * Jet takeoff at 200 feet
a0 i‘ Lawn mower

85 g Harmful to human hearing
60 ’ . Conversation at 3 feet

3 —————— Selected data centers
40-59 E with noise complaints®
£l

30 E’%—] Library

SOURCE: JLARC review of Occupational Safety and Health Administration, U.S. Centers for Disease Control and Pre-
vention, and Federal Aviation Administration websites, and analysis of complaint data from Fairfax and Loudoun.
NOTE: The units are A-weighted decibels. ? Encompasses measurements at locations where local staff recently meas-
ured data center noise using A-weighted decibels. Measurements are a response to complaints, so they are not
representative of all data centers. Measurements indicate total sound, not the isolated amount from data centers.

Residents who have reported that data center noise is a problem have indicated that it
has adversely affected their well-being, JLARC staff spoke with residents who live near
data centers that have been the subject of noise complaints to learn how the noise
affects them. Some residents described physical symptoms such as migraines from the
facilities’ constant noise. Others said that they experience health problems caused by
disrupted sleep, and some residents described an inability to concentrate on tasks. A
common theme was poorer quality of life, with some residents avoiding their decks
and yards because the sound is louder outdoors.

Data centers are not required to reduce their noise if they are not violating local ordi-
nances, which has made it difficult to address noise concerns. Some neighborhoods
have attempted to address concerns through the county and engagement with data
center companies. Residents of the Great Oak neighborhood in Prince William re-
ported noise to county police from a nearby data center in May 2022, and as of
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October 2024, the issue had not been fully addressed by the data center owner to all
residents’ satisfaction. Residents of the Brook Haven neighborhood in Loudoun con-
tacted the county in 2021 about noise concerns, and the data center completed an
attempted solution in November 2023. In both cases, residents observed reductions
in noise from the nearby facilities but emphasized it took time and repeated commu-
nications from residents to prompt action.

Data center construction sites can be especially disruptive to nearby
residential areas

Because of data centers’ size and scale, their construction takes a long time and is
disruptive to residential areas. Construction activities typically include clearing trees,
grading land, laying foundations, erecting buildings, and installing equipment. While
these activities are not unique to data centers, the impacts on residents are especially
large because of the projects’ scope. Each building takes about 12 to 18 months to
construct, and with the industry moving toward developing data center campuses,
work on additional buildings often begins as soon as one is completed. Therefore, a
large site could take as long as seven years to fully complete. This work requires thou-
sands of workers on site and substantial truck deliveries of materials.

Some residents report they have been negatively affected by data centers’ construction.
Their concerns include loud construction noises and vehicle traffic. For example, one
neighborhood’s main access road was damaged by frequent use of heavy vehicles,
which reportedly sometimes blocked school buses and emergency vehicles.

One-third of data centers are near residential areas, and industry
trends make future residential impacts more likely

The majority of data centers are appropriately located in industrial or commercial areas
and are not close to residential uses. Over 60 percent are more than 500 feet from
residential-zoned properties (as measured from property line to property line, meaning
the actual facility and residences are even farther apart) (sidebar). The farther away a
data center is from residential areas, the less likely it is to affect nearby residents.

A minority of data centers have generated noise complaints. At least 15 data centers
(10 percent of operational data center sites) appear to have generated noise that nearby
residents regard as problematic, according to resident groups and government records.

However, the number of data centers being built near residential areas is increasing;
Almost one-third (29 percent) of operational data center properties in Virginia are
within 200 feet of residentially zoned properties. Currently, there are several data cen-
ters being constructed adjacent to single-family homes, townhouses, and apartment
complexes. Several recently approved data centers in Loudoun and Prince William will
be built on land adjacent to neighborhoods, including at least two proposed develop-
ments where the property also abuts an elementary school (Figure 6-3). Other
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counties—such as Fairfax, Stafford, and Henrico—have also received proposals for
data centers close to residential areas.

Trends in real estate availability and facility design increase the likelihood of future
residential impacts. As the industry’s footprint in Northern Virginia grows, the amount
of land ideal for data center development is decreasing, and developers are more likely
to consider locations closer to residential and other sensitive areas. Additionally, the
typical data center building is becoming taller, larger, and more power-intensive, which
has the potential to make their industrial characteristics more pronounced and, de-
pending on the design, could generate more noise.

FIGURE 6-3
Some recently built or approved data centers are close to residential areas

Data center
property

Data center
property

SOURCE: JLARC site visits, Google Earth, and locality websites.

NOTE: In order, the pictures depict: (1) existing data center from the Loudoun Meadows neighborhood of Loudoun,
(2) land approved for Devlin Technology Park in Prince William, (3) an existing data center next to the Regency neigh-
borhood in Prince William, and (4) a proposed site plan for property that was rezoned to allow data centers around
the Amberleigh Station neighborhood in Prince William.
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Localities have allowed data centers near
neighborhoods, sometimes without sufficient
mitigation of impacts

Appropriate local planning and zoning decisions can reduce the risk of data center
developments affecting residents. Localities need to proactively update their planning
and zoning to manage data center development, because the industry is rapidly chang-
ing. As recently as 10 years ago, data centers were much smaller facilities that were
similar in size and appearance to commercial office buildings. Local ordinances that
continue to treat data centers as non-industrial commercial uses, which are often al-
lowed next to residential areas, are outdated and can affect residents.

Localities need to consider which areas are appropriate for data center development,
classify data centers as industrial uses in zoning ordinances, ensure data centers are not
too close to residential zones, and include requirements to mitigate any potential neg-
ative impacts from data centers, such as building setbacks and height restrictions. In
addition, local elected officials should adequately consider potential residential impacts
when considering special permit and rezoning requests.

Inadequate planning and zoning have allowed data centers near
residential areas

Data centers have sometimes been built too close to residential and other sensitive
areas because local zoning ordinances did not consider them to be an industrial use.
For example, until 2021, Fairfax considered a data center to be a telecommunications
facility, which allowed data centers to be built in areas zoned for residential and office
uses. Loudoun originally treated data centers as an office use and continues to allow
by-right data center development in areas zoned for office uses in some parts of the
county.

In addition, some localities have zoned industrial areas next to residential areas on their
zoning maps, even though land use principles state that industrial uses are ideally sep-
arated from residential uses by buffers, such as commercial zones. For example, the
Great Oak neighborhood in Prince William and the Bren Mar neighborhood in Fairfax
are directly adjacent to industrial zones (Figure 6-4). This has allowed data center de-
velopment by right despite being close to residences. The likelithood of residences be-
ing close to data centers has also increased because of some local decisions to rezone
land to residential despite being in primarily industrial areas. If zoning maps are not
reviewed and updated, more data centers are likely to be built closer to residential areas.
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FIGURE 6-4
Some industrial zones border residential zones, allowing by-right data centers
too close to residential zones

Data center
property

Residential zones

B ndustrial zones ’

SOURCE: JLARC review of Prince William and Fairfax geographical informational systems and planning staff reports.
NOTE: The first picture depicts an existing data center near the Great Oak neighborhood of Prince William. The second
picture identifies a planned data center near the Bren Mar neighborhood of Fairfax County. Grey coloring indicates a
zone that is (1) neither residential nor industrial or (2) within another locality. “Zones" refers to the official zoning
classification in local ordinances.

Zoning ordinances often include requirements intended to mitigate negative impacts
from businesses, but these requirements are not always sufficient. Required building
height limits and property line setbacks are fundamental ways to reduce a develop-
ment’s impacts. For example, the property on the right side of Figure 6-4 was zoned
industrial and is only subject to a setback of at least 40 feet (although the developer is
voluntarily planning a larger setback). This zoning would have allowed a new data cen-
ter to be built close to the property lines of two adjacent townhouse complexes. Land-
scaping and architectural requirements are other ways to mitigate data center impacts,
but their value is limited. Newly planted trees take decades to grow, and the size and
proximity of a nearby data center matters more to residents than its architecture.

Some localities’ elected officials have granted data centers exceptions
to requirements designed to reduce residential impacts

Local officials in Virginia have sometimes approved data center requests to build in
locations that prompt resident opposition or are likely to cause impacts. These elected
officials are responsible for reviewing applications for special permits and rezonings
and ensuring they are compatible with the locality’s long-term comprehensive plan (or
amending the long-term plan). While there is no objective way to assess if officials
made the “right” decision in approving a given project, there are cases where elected
officials’ decisions have led to impacts on residents or contradicted development strat-
egies laid out in long-term plans. For example,

e Elected officials have approved property rezonings that allow data centers
next to sensitive locations. Prince William approved rezoning from mixed
residential to industrial for the Devlin Technology Park (second in Figure 6-
3), which is adjacent to a school and about 80 feet from residential zoning,

80



Chapter 6: Local Residential Impacts

e Elected officials have approved data center requests in areas that are not

suitable, according to the locality’s long-term comprehensive plan. In Local planning staff can
recommend denial for

several reasons. Some-
times staff may recom-

Loudoun, the board of supervisors approved the True North development

>, ¢

even though staff recommended denial because the county’s “transitional”

long-term plan classification for the site does not support data centers mend denial because
(sidebar). they believe more infor-
. C .. . mation from the devel-
* Elected officials have exempted individual data centers from local require-  gher is needed before a
ments intended to mitigate negative impacts on residents. For example, decision should be made.

Loudoun’s board of supervisors allowed Aligned Energy’s Relocation Drive — Other times staff may
recommend denial be-

cause the proposed use is
not compatible with the
areas. proposed site or there are
not sufficient mitigations

oy e o o | d to ad tel
Some localities have taken steps to minimize P rotect nearby residents.

residential impacts, though success of these efforts
rests with elected officials

project to exceed the zone’s maximum height and square footage, despite
staff recommending against the exemption because of nearby residential

Residents’ opposition to data centers has grown in recent years, especially in Loudoun
and Prince William. While data center projects rarely generated citizen opposition in
the past, it is now more common for individuals and organized groups to speak against
data center proposals at local planning commission and board of supervisor meetings.
Some grassroots groups have been created to fight specific proposals for new data
centers, joined by existing organizations such as regional environmental groups. These
local groups often also advocate for more government restrictions on allowable loca-
tions for data centers.

Opposition to data center proposals has also emerged outside of the main Northern
Virginia markets. For example, local groups contested recent proposals in Henrico
County and the Town of Warrenton. However, some locations such as Mecklenburg
have not encountered significant resident opposition.

Several Virginia localities are making or considering zoning ordinance
changes to reduce the risk of residential impacts

Most of the Virginia localities with sizable data center markets have taken or are con-
sidering steps to better manage future data center development. Since 2019, elected
officials in the three localities with the most data centers (Loudoun, Prince William,
and Fairfax) have taken some steps to address residential concerns (Appendix L). For
example,

e All three localities have increased the requirements for data centers to im-
prove their appearance or reduce their visibility, for example, increasing set-
back requirements, requiring specific design standards for the building fa-
cade, or screening external mechanical equipment.
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e Loudoun and Fairfax have reduced the number of zones allowing data cen-
ters by right.

e All three localities have taken steps to address noise, such as requiring
sound studies for new projects, requiring proactive sound measuring for ex-
isting data centers, and eliminating a partial exemption in the local noise or-
dinance for nighttime noise from businesses (including data centers).

e All three localities recently initiated studies of their data center policies to
better manage development. Fairfax’s study concluded with elected officials
amending their ordinances in fall 2024. Loudoun and Prince William are re-
viewing potential changes to their long-term comprehensive plans as part
of their studies and tentatively plan to vote on study proposals in 2025.

In several of the Virginia localities that are considering or expecting their first data
center projects, elected officials have proactively implemented planning and zoning
changes to promote appropriate industry development. The goals of these changes
are to avoid the types of residential impacts that have occurred in established data
center markets. For example, in 2023, Stafford County added data center principles to
its comprehensive plan, prohibited data centers in several commercial and light indus-
trial zones, and established industry-specific standards. Culpeper County also coordi-
nated amending its comprehensive plan and zoning ordinance relevant to data centers.
Culpeper allows data centers in multiple industrial zones but provides tax incentives
to encourage development in a newly designated Technology Zone with more strin-
gent design requirements.

Localities generally have adequate expertise to make data center
decisions

For the most part, local government staff possess sufficient expertise to support the
review and approval of data center projects. Data centers are one of many types of
development that local planning, permitting, and other staff evaluate. Evaluating
whether a data center project is in an allowable location, has appropriate setbacks and
building height, or is proposing effective landscape screening is similar to evaluating
other large commercial or industrial developments. The one exception is noise, a topic
where staff from several localities would like more expertise. For example, planning
staff from a locality with data center experience are uncertain whether their recently
revised ordinances are the right way to prevent data center noise impacts.

Data center applications can be challenging, however, for smaller counties with less
experience with the industry, given the complexity, size, and scale of data center pro-
jects. These localities have addressed challenges by reaching out to staff in other local-
ities with more industry experience and by contracting for tasks where their expertise
may be lacking, such as assessing economic impacts. For some functions, such as re-
views of stormwater management plans, the Department of Environmental Quality
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may perform the review instead of the locality. Larger counties have sometimes used
consultants as well, such as Prince William for a noise study.

Effectiveness of local efforts to minimize residential impacts
ultimately depends on elected officials

The effectiveness of local efforts to minimize the residential impacts from data center
development ultimately depends on elected officials. Local staff can propose well-de-
signed zoning ordinance changes and provide sound advice on whether a special per-
mit or rezoning request should be approved based on local development standards
and the locality’s comprehensive plan, but elected officials make the final decisions. As
described above, elected officials in Fairfax, Loudoun, and Prince William have re-
cently taken actions to minimize residential impacts of data centers, and several local-
ities considering data center projects are taking actions proactively. While these actions
do not guarantee elected officials will always make the “right” decisions to address
impacts, they do indicate that elected officials are actively responding to residents’ con-
cerns.

State intervention does not appear warranted, but
localities should consider using key practices in data
center ordinances and decisions

Land use decisions are traditionally a local responsibility in Virginia, because they di-
rectly affect local residents. Land use decisions are also very site specific, and local
governments are better positioned than the state to evaluate what is appropriate for a
given site.

Nature of data center impacts does not appear to merit state
intervention, and localities appear to be taking needed actions

Although some stakeholders have advocated for greater state involvement in land use
decisions, there is not currently a compelling reason for a state role in setting local
requirements for data centers or intervening in local approval decisions. State inter-
vention should be considered only if local policies are causing significant threats to
residents’ health and safety or other significant harm, but that is not the case with data
centers.

Furthermore, only a minority of data centers in Virginia have been reported to impose
negative impacts on residents. While some localities have allowed data centers to be
built in areas incompatible with residential uses, those localities now appear to be tak-
ing actions to avoid future impacts by reviewing and changing local zoning ordinances.
Other localities that have not experienced negative impacts on residents yet appear to
be taking proactive action to minimize impacts.
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Localities should implement several practices to minimize residential
impacts
Localities should implement several practices to protect residents and ensure data cen-

ter development proceeds appropriately and with minimal impacts. Namely, localities
should:

e classify data centers as an industrial use in their zoning ordinances;

e review the locations of zones allowing data centers by right, and adjust the
zoning map if needed, considering proximity to residential areas;

e cnsure that minimum requirements in the zoning ordinance adequately mit-
igate negative impacts on residential or other sensitive areas (e.g;, setbacks,
building heights), and add requirements specific to data centers as needed;

e identify optimal areas for data center development in the locality, including
locations that are suitable from the county’s perspective (e.g., far from resi-
dential areas) as well as the industry’s perspective (e.g., large parcels, access
to transmission);

e reduce the likelihood of noisy data centers (including through limiting al-
lowable locations and requiring sound modeling) and prohibit the constant
low-frequency noise of data centers from reaching residential areas; and

e require commitments from data centers making zoning requests to suffi-
ciently mitigate negative impacts on any nearby residential areas.

Localities can take steps to mitigate data center noise, but some are
unsure of authority to do so

Although only a few data centers have caused impacts to residential areas, noise is
reported to be one of the most disruptive problems for residents, and data center
noise concerns can be difficult to resolve. Noise impacts can be reduced by siting data
centers away from residential areas and by modeling data centers’ potential noise im-
pact before they are built. Localities also need to be able to address noise that occurs
after data centers are operational.

Noise concerns can be reduced by modeling data center sound impacts before a
data center is built

In addition to having zoning ordinances that prevent data centers from being located
close to residential areas, localities should require sound modeling for data centers
proposed close to residential areas. Sound modeling predicts the sound a facility will
generate once operational and provides an opportunity for building designers to assess
the need for, and effectiveness of, sound reduction strategies. Localities could review
study results to determine if any further action, such as sound barrier construction,
should be required before approving a development project.
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Sound modeling studies can also be used to establish the baseline level of noise already
occurring around the proposed data center site, which can later be used to determine
whether a data center has contributed to noise in the area. Many data center companies
are now doing sound modeling studies for all or some of their projects, and companies
explained that sound modeling prior to construction is worthwhile because reducing
noise after a building is operational can be difficult and expensive.

Some localities were unsure whether Virginia law allows them to require sound mod-
eling studies. Given this uncertainty, the Code of Virginia should be amended to clarify
that local governments have the authority to require sound modeling studies by data
center developers and to review and consider the results in their land use decisions.

RECOMMENDATION 7

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to require sound modeling studies for data center
development projects prior to project approval.

The state could incentivize sound modeling by making eligibility for the sales and use
tax exemption contingent on this work being performed for any new data center de-
velopments proposed near residential areas. For example, the General Assembly could
amend the law to require any data center company with a data center that is proposed
to be constructed in 2026 or later near a residential area or area zoned for residential
development perform a sound modeling study and provide the results to the appro-
priate locality in order to qualify for the exemption.

POLICY OPTION 7

The General Assembly could amend the Code of Virginia to require that, as a condi-
tion for receiving the sales and use tax exemption, data center companies conduct a
sound modeling study prior to the development of a proposed data center that is to
be located within a certain distance of a residential development or area zoned for

residential development and provide the study findings to the appropriate locality. “Decibels” are a pure

unit of measurement of
sound’s volume. When

. . measuring sound, differ-
center is operational ent modifications can be

Localities also need the ability to address noise issues that occur once a data

used to account for vari-
ous frequencies. For ex-
ample, "A-weighted” dec-
cerns. Most local noise limits are defined using “A-weighted” decibels (sidebar). This ibels prioritize

Localities also need to be able to address data centers’ noise once they are operational,
but local ordinances have been largely ineffective at addressing data center noise con-

metric is designed to target excessively loud noise from sources such as parties and frequencies perceived
loudest by humans and

. . . . L therefore reduce particu-
weighted” decibels. Therefore, data center noise rarely exceeds the allowable limits set larly low frequencies. “C

barking dogs. The lower frequency noise data centers emit is not fully captured in “A-
in ordinances, despite the constancy of the sound being problematic for residents. To weighted” decibel meas-

effectively address data center sounds that cause resident complaints, localities could urements account more
for low frequencies.
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develop a supplemental noise limit defined using a metric that better accounts for low
frequency sounds, such as “C-weighted” decibels.

Another challenge is that most localities address excessive noise in #oise ordinances, and
state law limits civil penalties for noise ordinance violations to $500 after the first of-
fense. Stakeholders have expressed concern that this small penalty is not sufficient to
affect the behavior of the large companies that own data centers. Addressing noise
limits through localities’ goning ordinances would allow localities to better address data
center noise. For example, the zoning ordinance could prescribe a process for meas-
uring potential noise violations and penalties for not addressing them.

Some localities were unsure whether state law allows them to (i) establish maximum
sound levels in alternative low frequency sound metrics and (ii) set noise rules and
enforcement mechanisms in their zoning ordinances. The state should clarify that local
governments have the authority to use these approaches to address data center noise.

RECOMMENDATION 8

The General Assembly may wish to consider amending the Code of Virginia to ex-
pressly authorize local governments to establish and enforce maximum allowable
sound levels for data center facilities, including (i) using alternative low frequency noise
metrics and (ii) setting noise rules and enforcement mechanisms in their zoning ordi-
nances, separate from existing noise ordinances.
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7 Potential Changes to Data Center Sales Tax
Exemption to Address Policy Concerns

Virginia’s data center retail sales and use tax exemption is a valuable incentive to data
centers (providing $928 million in savings in FY23), and about 90 percent of the in-
dustry (as measured by megawatts of power) uses the exemption. The General As-
sembly could therefore use the exemption to incentivize the industry to take actions
that help address many of the concerns discussed throughout this report.

If consideration is given to amending the exemption, two factors should be consid-
ered. The exemption was adopted primarily to attract data centers to Virginia for eco-
nomic development purposes, so any changes to advance other policy goals could
make it a less effective economic development tool. The exemption is also consistent
with tax policy principles that generally exempt businesses’ production-related inputs
(in this case computer and related equipment) and therefore provides equitable tax
treatment with other capital-intensive industries that have business input exemptions.

Exemption changes could encourage continued data
center growth, reduced energy demand, or a
balance of these priorities

The data center industry provides positive economic benefits to Virginia (Chapter 2).
However, a primary concern about the growing industry is the immense increase in
energy demand it will require (Chapter 3), which could increase costs to other custom-
ers (Chapter 4). The state could consider changes to the exemption to maintain data
center industry growth, reduce energy demand by reducing industry growth, or at-
tempt to balance these two competing priorities.

Extending the exemption could help Virginia maintain industry
growth and associated economic and local tax revenue benefits

The data center industry provides moderate economic benefits to Virginia and can
provide localities that have them with substantial tax revenues. While economic bene-
fits are concentrated in Northern Virginia, other regions of the state also benefit. For
example, data center construction benefits equipment manufacturers and material sup-
pliers in Tidewater, Southwest, and Southside Virginia. While historically only a few
localities have benefited from data center tax revenues, the industry is rapidly growing;
Data center projects are under development in at least 15 localities, most of which did
not previously have data centers. Therefore, from an economic development perspec-
tive, the state may want to continue attracting the industry and maintain Virginia’s po-
sition as a top global data center market.
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The 2023 General As-
sembly passed a special
data center sales tax ex-
emption extension to
2040 or 2050 for com-
panies that create 1,000
or 2,500 jobs (100 of
which must meet above
average wage require-
ments) and make a capi-
tal investment of at least
$35 billion or $100 bil-
lion, respectively. So far,
this extension applies to
only one data center
company, but several
others may be interested
in qualifying for this ex-
tension.

Chapter 7: Potential Changes to Data Center Sales Tax Exemption to Address Policy Concerns

The state’s data center sales tax exemption is scheduled to expire in 2035, and data
center representatives unanimously reported that expiration of the exemption would
have a negative impact on the state’s ability to attract new data centers and keep exist-
ing ones. Some companies indicated the expiration date could start to affect site selec-
tion and expansion decisions made in the next few years, because companies typically
consider the costs of data center ownership over a 15- to 20-year period when making
location decisions. Companies indicated that, without the exemption, the total cost of
data center ownership and operation would significantly increase. Virginia is currently
competing for new data center development with several other primary U.S. markets,
almost all of which have data center exemptions. Without an exemption, data center
representatives indicated any new development in Virginia would be limited to only
what is “absolutely necessary,” and development would likely shift to other markets.

To help Virginia remain competitive, the state could extend the exemption’s expiration
date. To influence future site selection decisions, an extension would need to be in
place well before 2035. A reasonable new expiration year would be 2050, which would
match the special extension that has already been created for companies that meet
certain additional criteria (sidebar). The exemption should continue to have an expira-
tion date, because this is considered an effective practice to ensure periodic scrutiny
of its need and effectiveness.

POLICY OPTION 8
The General Assembly could amend the Code of Virginia to extend the expiration
date for the state’s sales and use tax exemption for data centers from 2035 to 2050.

Extending the expiration date for the exemption, without making any other changes
to it, would not address one structural issue with the exemption. Most of the economic
benefits of the exemption occur during data center construction, but the exemption
provides companies with substantial tax benefits in subsequent years after economic
benefits have declined.

Allowing the exemption to expire could help reduce industry growth
and associated energy demand

Virginia’s utilities have historically been able to keep up with energy demand, but even
if data center energy use grows at only half the forecasted rate, the state will need to
make enormous investments in energy infrastructure. While data centers will incur
much of the cost of new infrastructure investments, energy rates for all users are likely
to increase. Growing energy demand could also make it more difficult for the state to
meet goals set forth in the Virginia Clean Economy Act.

If the General Assembly wishes to slow down the data center industry’s growth in
Virginia because it determines that energy concerns outweigh the industry’s economic
benefits, it could allow the sales tax exemption to expire in 2035. While it is difficult
to gauge the exact effect this would have, it is likely industry growth would slow and
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could eventually stop or even contract. If the industry contracts, it would reduce the
Outside of the Northern
- . Virginia planning dis-

energy costs paid by other ratepayers, who would have to share a larger portion of ¢+ data center projects

need for future generation and transmission infrastructure but would actually increase

current systemwide costs. While the state could allow the exemption to expire only in are currently under de-
certain localities or regions, like Northern Virginia, that approach would be less effec- velopment in the coun-
ties of Caroline, Chester-
field, Culpeper, Fauquier,
> Hanover, Henrico,

so allowing the exemption to expire in Northern Virgina while extending it elsewhere Louisa, Mecklenburg,

tive in reducing overall growth in energy demand. Industry growth is occurring in
several counties outside of the Northern Virginia region and is expected to continue

would not address the energy impacts where much of the future industry growth is Pittsylvania, Powhatan,
Spotsylvania, and Staf-

ford. Dominion Energy
If the General Assembly allowed the exemption to expire in 2035, it would need to expects the Stafford area
to “become another su-
per large market” like

. . ) . ] Loudoun and Prince Wil-
Services, but other companies may be interested in developing agreements to use the |jam counties.

likely to occur (sidebar).

determine how to treat the large subset of data centers that will likely qualify for the
special 2040 or 2050 extension. This extension currently pertains only to Amazon Web

extension. Disallowing Amazon Web Services from using the extension would likely
affect its custom performance grant agreement with the state to develop multiple data
center facilities throughout Virginia, which was negotiated under the assumption the
company would receive the extension, and could be subject to legal challenges.

POLICY OPTION 9
The General Assembly could allow the sales and use tax exemption for data centers to
expire in 2035.

Exemption could be changed to balance industry growth with energy
impacts

By either extending the exemption or allowing it to expire, the state would be choosing
cither economic benefits or reduced energy impacts. An alternative approach is to try
and balance these competing objectives. The state could do this by allowing the fu//
exemption to expire in 2035 (or ending it before then) and applying a partial tax ex-
emption to 2050.

The size of a partial exemption could depend on whether the state wants to emphasize

economic benefits or reduced energy impacts. For example, under the current exemp-
The statewide retail

sales and use tax in-
cludes a 4.3 percent state
state share, a partial exemption could require qualifying companies to pay a 1 percent share, a 1 percent local

tion, qualifying companies are exempt from paying the full 4.3 percent state share of
the retail sales and use tax and local and regional portions (sidebar). Focusing on the

sales tax, which would keep much of the exemption’ value intact and would likely option share, and an ad-
ditional 0.7 percent to

1.7 percent regional
share, depending on the
percent sales tax, which would likely be less effective at promoting industry growth region.

remain somewhat effective at promoting industry growth (but would do less to reduce
energy use). Alternatively, qualifying companies could be required to pay a higher 3

and so would reduce future energy use more. By choosing a higher partial tax rate, the
state could risk losing some of its existing data centers, particularly in Northern
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Virginia, although this risk may be diminished by the region’s many attributes that
make it so attractive to the industry.

The state would need to determine if the partial exemption would apply to data cen-
ters that qualify for the existing special 2040 or 2050 extension. This extension cur-
rently pertains only to Amazon Web Services, but other companies may be interested
in developing agreements to use the extension. To be most effective at addressing
energy impacts, and to maintain a level playing field for competitors, the same or a
similar partial exemption could also be applied to these data centers.

POLICY OPTION 10
The General Assembly could amend the Code of Virginia to extend a partial sales and
use tax exemption for data centers from 2035 to 2050.

Virginia's sales tax ex-
emption currently re-
quires...

50 new jobs located at
the data center, associ-
ated with operations or
maintenance.

Jobs pay at least 150%
of the prevailing annual
average wage of the lo-
cality where the data
center is located.

$150 million in capital
investment.

Requirements are lower
for data centers in eco-
nomically distressed lo-
calities (10 jobs and $75
million capital invest-
ment).

A partial exemption would also better align the economic benefits the state receives
with the exemption’s value. Most economic benefits occur during construction, and
switching to a partial exemption in 2035 would reduce the value of the exemption in
later years when the economic impacts of current and planned data centers could be
expected to slow. A partial exemption would also generate more revenue for the
state. For example, a 1 percent partial sales tax would have generated approximately
$160 million in state tax revenue in FY23.

Exemption changes could address other policy
concerns related to the data center industry

If the decision is made to extend the exemption, this report provides several options
the General Assembly could enact to modify it and address concerns in specific policy
areas (Table 7-1). These policy options would add new requirements, in addition to the
existing requirements, for data centers to be eligible to receive the exemption (sidebar).
These options could be phased in gradually to give data center companies enough time
to implement them, and the General Assembly could decide to enact some but not
others.

The General Assembly will need to determine its primary policy goals for the industry
to determine whether to add new requirements to the exemption. If some or all of
these policy options were adopted, it would likely make the exemption harder to use
and more complex to administer. Alternatively, the General Assembly could pass leg-
islation requiring the industry to take these actions, regardless of whether they qualify
for the exemption, but this approach could lead to some data centers choosing to
either shut down or operate in violation of the law.

The policy options in Table 7-1 would require changes to the Memoranda of Under-
standing (MOU ) all data center companies are required to enter into with the Virginia
Economic Development Partnership (VEDP) to receive the exemption. Current law
allows all of a company’s data centers in a specific locality to collectively qualify for
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the exemption. Therefore, the company reports data to VEDP for all of its data cen-
ters in each locality where it operates rather than by each individual data center. Policy
options that apply only to new data centers might require changing MOUs to apply to
each individual data center or to have addenda to the MOU s that identify the individual
eligible data centers. VEDP would need to determine exactly how MOUs would need
to be restructured.

VEDP would also need to determine the evidence data center companies would need
to provide to qualify for the exemption, which would likely add to the complexity of
administering the exemption. For example, companies could be required to provide
appropriate documentation before a new data center becomes operational to qualify
for the exemption. Alternatively, companies could be allowed to self-certify under the
condition that documentation must be provided if requested by VEDP or Virginia
Tax. VEDP would need to develop guidelines for how to implement any new compli-
ance requirements and set forth new terms in the MOUs.

TABLE 7-1
General Assembly could modify the sales tax exemption to address energy,
natural resource, historic resource, and residential impacts

Change Issue Addressed Policy option

Options that could apply to all Virginia data center operations

Implement ISO-50001 Energy Management standard ~ Energy impacts and costs 1
or equivalent

Implement I1SO-14001 Environmental Management Natural resource impacts 5
Systems standard or equivalent

Options that could apply to new data centers built after a certain date

No Tier 2 diesel generators in Northern Virginia Natural resource impacts 4
Ozone Non-Attainment area without SCR systems

Phase 1 historic resources study required, viewshed Historic resource impacts 6
study required if near registered historic site

Sound modeling (noise) study required Residential impacts 8

SOURCE: JLARC staff analysis.
NOTE: ISO = International Organization for Standardization. SCR = Selective Catalytic Reduction systems that re-
duce emissions of nitrogen oxides, a major contributor to smog-forming ozone, and other harmful emissions.
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Appendix A: Study resolution

Resolution of the Joint Legislative Audit and Review Commission directing
staff to review data centers

Authorized by the Commission on December 11, 2023

WHEREAS, there has been substantial growth in the data center industry in Virginia,
particularly Northern Virginia which has the largest concentration of data centers in
the world, Southern Virginia, the Greater Fredericksburg region, and the Greater Rich-
mond region; and

WHEREAS, growth in the data center industry is expected to continue with increasing
demand from deployment of advanced and innovative technologies used by individu-
als, business of all sizes across all industries, government agencies, and other organi-
zations that require the digital infrastructure that data centers provide; and

WHEREAS, data centers can bring economic benefits to localities because they can
create significant economic activity during construction, they can increase property tax
revenue for local governments without placing high demands on government services
like schools, and the clustering of data centers can make a region more attractive to
other high tech businesses and help support ecosystems of vendors, service providers,
and suppliers; and

WHEREAS, concerns exist over data centers because they require large amounts of
energy, which can affect the broader energy market; they may have impacts on natural,
historical, and cultural resources; and some citizens have expressed opposition to hav-
ing data centers located near residential areas due to concerns over issues such as noise
and the adverse visual impact: and

WHEREAS, the data center sales tax exemption is Virginia’s largest economic devel-
opment incentive, and JLARC conducted an in-depth review of the exemption in
2019; now, therefore, be it

RESOLVED by the Joint Legislative Audit and Review Commission that staff be di-
rected to review the overall impacts of the data center industry in Virginia and state
and local policies regarding the industry. In conducting its study staff shall (i) research
recent and expected trends in factors impacting data center industry growth and fore-
cast future growth of Virginia’s data center industry, taking into account how various
factors may affect these projections; (i) assess impacts of the data center industry on
Virginia’s natural resources, as well as historic and cultural resources, and identify po-
tential technologies that could reduce their impacts on these resources; (iii) assess the
impacts of the data center industry on current and forecasted energy demand and
supply in Virginia, including how data centers will likely affect future energy infrastruc-
ture needs, energy rates paid by customer classes and whether cost allocation methods
ensure no single customer class is unreasonably subsidized by other customer classes,
and the state’s ability to transition from fossil fuels to renewable energy sources; (iv)
estimate the impact of the data center industry on local revenue and assess how local
tax policies may affect data centers; (v) identify how data centers may impact local
residents, including concerns such as noise pollution, decreasing property values, and
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the adverse visual impact; (vi) identify considerations around the construction and sit-
ing of data centers, and review how zoning and regulatory restrictions and require-
ments can affect data center deployment; (vii) identify guidance and assistance state
agencies could provide to local governments for use in making decisions about the
location and expansion of data centers; (viii) assess whether more geographically di-
verse data center industry growth would provide greater economic benefits to the
Commonwealth, and if so, identify obstacles to attracting data centers to other areas,
particularly economically distressed or rural regions of the state, and policy changes
that could increase geographic diversity, such as changes in electricity policy, tax policy,
and broadband infrastructure policy; (ix) compare Virginia’s competitiveness in attract-
ing data centers with other states; and (x) determine if Virginia’s data center tax ex-
emption could be improved, including whether the exemption could be better targeted,
the level of benefit is appropriate given the cost, or other changes should be consid-
ered.

JLARC may make recommendations as necessary and may review other issues as war-
ranted.

All agencies of the Commonwealth, including the Virginia Department of Energy, the
Virginia Department of Environmental Quality, the State Corporation Commission,
the Virginia Economic Development Partnership Authority, the Virginia Department
of Taxation, and Virginia local governments shall provide assistance, information, and
data to JLARC for this study, upon request. JLARC may use consultants as necessary
to complete the study. JLARC staff shall have access to all information in the posses-
sion of agencies pursuant to § 30-59 and § 30-69 of the Code of Virginia. No provi-
sion of the Code of Virginia shall be interpreted as limiting or restricting the access
of JLARC staff to information pursuant to its statutory authority.
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Appendix B: Research activities and methods

Key research activities performed by JLLARC staff for this study included:

e structured interviews with local residents and stakeholder groups, data center companies
and developers, state and local officials, electric and water utility companies, and subject-
matter experts;

e contracts with consultants to produce an independent energy demand forecast for Virginia
and its utilities, and model how future data center growth in Virginia is likely to impact en-
ergy supply, demand, emissions, and cost;

e site visits to data centers and nearby communities;

e development of inventories of (i) operational and (ii) planned data centers;

e cconomic impact analysis of the data center industry (see Appendix D);

e data collection and analysis, including on data center water usage, emissions, capital ex-
penditures, employment and tax benefits amongst users of the data center tax exemption,
and data center proximity to residential areas;

e review of state and local laws, ordinances, reports, and policies relevant to energy, natural
and historic resources, land use, and noise;

e review of research literature relevant to data centers, energy, natural and historic resources,
and noise; and

e review of other documents, literature, and media sources.

Structured interviews

Structured interviews were a key research method for this report. JLARC staff conducted over 250
interviews with 165 different stakeholders.

Residents and stakeholder groups

JLARC staff conducted interviews with nearly 20 local residents and resident stakeholder groups, such
as neighborhood associations, including those in Fairfax, Fauquier, Henrico, Loudoun, and Prince
William counties. These interviews focused on the impact of data centers on local residents and com-
munities, such as viewshed and noise issues.

JLARC staff also conducted roughly 20 interviews with state and regional stakeholders groups, in-
cluding those that represent data center companies, electric cooperatives, construction tradespeople,
land conversation and preservation, battlefield preservation, sustainability and the environment, and
local and tribal interests. Staff interviewed the American Battlefield Trust, Clean Virginia, Cultural
Heritage Partners, Data Center Coalition, Friends of the Rappahannock, Northern Virginia Technol-
ogy Council, Preservation Virginia, Sierra Club, Southern Environmental Law Center, Virginia Asso-
ciation of Counties, Virginia Association of Soil and Water Conservation Districts, Virginia Chapter
of the American Planning Association, Virginia Clinicians for Climate Action, Council of Virginia
Archaeologists, Virginia Data Center Reform Coalition, Virginia Farm Bureau Federation, and Vir-
ginia, and Maryland & Delaware Association of Electric Cooperatives. Staff also interviewed
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representatives of the Pamunkey tribe. These interviews covered a range of topics related to the im-
pact of data centers.

Data center companies and developers

JLARC staff conducted nearly 40 interviews with 12 data center companies and developers. These
companies operate colocation and hyperscale data centers in Virginia and include industry leaders.
These interviews covered a range of topics, including their data center operations in Virginia, the
economic impact of data centers, data center site selection, energy issues and sustainability, and the
impact of data centers on natural and historic resources, local planning, and community impacts.

State agency staff

JLARC staff conducted more than 30 interviews with state agency staff, including staff from the
Virginia Department of Environmental Quality (DEQ), State Corporation Commission, Virginia
Economic Development Partnership, Virginia Department of Taxation, Virginia Department of Con-
servation and Recreation, Virginia Department of Historic Resources, Virginia Department of For-
estry, Virginia Department of Agriculture and Consumer Services, Virginia Department of Energy,
Virginia Department of Housing and Community Development, and Virginia Department of General
Services. These interviews covered a range of topics related to the impact of data centers, including
energy issues, issues related to natural and historic resources, and economic development.

Local government staff

JLARC staff conducted more than 50 interviews with local government staff and elected officials in
Caroline, Chesterfield, Culpeper, Fairfax, Fauquier, Frederick, Henrico, Loudoun, Mecklenburg,
Prince William, Stafford, and Wise counties, and the town of Warrenton. These interviews covered a
range of topics, including planning and zoning, economic development, environmental services, pub-
lic works, historic resources, and local tax and revenue impacts.

Federal government staff

JLARC staff conducted interviews with staff at the U.S. Army Corps of Engineers, U.S. Department
of Agriculture, and U.S. Environmental Protection Agency. These interviews generally focused on the
impact of data centers on natural resources.

Electric companies and cooperatives in Virginia and Virginia's regional transmission organiza-
tion

JLARC staff conducted more than 20 interviews with electric companies and cooperatives in Virginia,
including Dominion Energy, Appalachian Power Company, and the Central Virginia, Mecklenburg,
Old Dominion, Northern Virginia, and Rappahannock electric cooperatives. These interviews focused
on the impact of data centers on energy demand, supply, and rates. Interviews with Dominion Energy
also focused on energy transmission and generation issues.

JLARC staff also interviewed the PJM regional transmission organization, which serves Virginia.
These interviews focused on energy transmission and generation in the region, as well as the impact
of data centers on energy demand and supply.
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Water utilities

JLARC staff conducted 15 interviews with local water utilities, including those in Caroline, Fairfax,
Fauquier, Henrico, Loudoun, Mecklenburg, Prince William, Stafford, and Wise counties. These inter-
views focused on the impact of data centers on water utilities, planning, and availability.

Subject-matter experts

JLARC staff conducted more than 25 interviews with subject-matter experts across a range of topics
related to data centers. These experts included researchers at the Cooling Technologies Research Cen-
ter at Purdue University, Lawrence Berkeley National Laboratory, National Renewable Energy Labor-
atory, Occoquan Watershed Monitoring Laboratory, and Rutgers Noise Technical Assistance Center;
experts at engineering, law, and real estate firms with experience working with data centers; and leading
data center construction materials and equipment manufacturers, such as a steel fabricator and gener-
ator manufacturer.

Contracts with consultants

JLARC contracted with faculty from the Weldon Cooper Center for Public Service at the University
of Virginia (Weldon Cooper Center) to develop an independent energy demand forecast for Virginia
and its utilities. JLARC also contracted with consulting firm Energy + Environmental Economics
(E3) to model how data center growth in Virginia is likely to affect future generation and transmission
needs and whether the associated costs of system changes could be passed on to residential ratepayers.
E3’ work was divided into two projects: (1) grid modeling and (2) cost of service and rate impacts.

Additionally, JLARC contracted with Terance Rephann and Joao Ferreira, regional economists at the
Weldon Cooper Center, to assist in the economic impact analysis. The methods used for the economic
impact analysis are described in Appendix D.

Weldon Cooper Center energy demand forecast

WCC was contracted to develop an independent energy demand forecast for Virginia that accounts
for the expected growth of the data center industry. WCC collected data on historical retail energy
sales for Dominion Energy, Appalachian Power Company (APCO), and utilities serving the rest of
Virginia. WCC collected additional data on retail energy sales to data center customers for the utilities
that currently serve most of the Virginia data center industry: Dominion, Northern Virginia Electric
Cooperative (NOVEC), and Mecklenburg Electric Cooperative (MEC). WCC also collected data on
metered load forecasts for data center customers in the Rappahannock Electric Cooperative (REC).
REC does not currently have any operational data center customers, but a substantial number of new,
large data center campuses are planned to be built in REC’s distribution service territory.

Using historical energy sales data, WCC applied advanced statistical methods to develop an #ncon-
strained energy demand forecast for Virgina. The unconstrained demand forecast shows what demand
would be before accounting for constraints like the ability to build enough energy infrastructure to
meet demand. WCC also developed a forecast for half of unconstrained demand to provide a lower-growth
scenario for analysis purposes. Finally, WCC developed a no new data center demand forecast so that the
effects of the industry on energy demand could be isolated for analysis purposes. WCC’s forecast
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made several projections, including baseload demand growth from all non-data center customers, de-
mand growth from data center customers, and demand growth from electric vehicles. Additional de-
tails on the data and statistical methods used to develop the forecast are detailed in WCC’s final report
to JLARC staff.

WCC’s forecasts cover the period from 2025 to 2050, because VCEA requires carbon emitting gener-
ation owned by Dominion and APCO to be retired by 2045 and for the utilities to have all energy
from non-carbon emitting sources by 2045 (Dominion) or 2050 (APCO). However, because forecasts
become more speculative the farther out they go, this report shows energy demand forecasts up to
2040. The energy demand forecasts for later years are detailed in WCC’s final report to JLARC staff.

One of the limitations of the WCC forecasts is that historical data does not fully capture some of the
trends that are likely to drive future data center growth, such as how artificial intelligence (AI) will be
developed and deployed. However, the unconstrained demand forecast is within the bounds of what
can be expected in the next five-plus years based on the electric service and construction agreements
that utilities report having in place with data center customers. It is important to note that because
forecasts were developed using actual, historical energy sales, they are not subject to distortion by
speculative capacity requests from developers or data center companies.

Energy + Environmental Economics grid modeling (project 1)

E3 developed a model of the regional PJM generation and transmission grid. E3 then converted the
WCC energy demand forecasts into peak load demand forecasts that estimate the highest overall power
demand that would be placed on the grid each year, under different scenarios. The peak load forecast
considered daily and seasonal energy use trends and weather patterns. E3 then modeled three main
demand scenarios. For each of the demand scenarios, the model considered the most feasible and
economical approaches to meeting infrastructure needs with and without the requirements of the
Virginia Clean Economy Act (VCEA).

e Scenario 1: unconstrained demand, with and without VCEA. E3 also modeled variations
where unconstrained demand and VCEA requirements could be met by using high levels
of nuclear and renewable generation or by better regional coordination across PJM.

e Scenario 2: half of unconstrained demand, with and without VCEA.

e Scenario 3: no new data center demand, with and without VCEA.

E3% modeling used industry standard approaches and tools used for electric utility and state energy
planning purposes. The model applied constraints on the amounts of infrastructure that could be built
by 2030 using historical build rates, relaxed those constraints for 2035, and removed most constraints
for 2040 and following years. Modeling was based on state and federal laws and regulations in place
in 2024. For VCEA scenarios, the model followed the “letter of the law” and assumed that certain
requirements—such as the Renewable Portfolio Standards and associated Renewable Energy Certifi-
cate requirements for investor-owned utilities—would not apply to electric cooperatives. This assump-
tion has a significant impact because a majority of future data center growth is expected to occur in
the electric cooperatives’ distribution service territories. Societal costs, such as the social cost of car-
bon, were not explicitly included in the model. Additional details on the exact methods and assump-
tions used to develop the model are detailed in E3’ final report to JLARC staff.
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For each scenario, the model predicted the mix of generation and transmission capacity that would be
needed to meet demand, the resulting mix of generation energy sources (including energy imports),
and their associated emissions. Outcomes were developed for the Dominion transmission zone, Vir-
ginia, and the PJM region. The model also predicted system costs for the Dominion transmission
zone, where most data center growth is expected to occur. Each scenario outcome was tested to ensure
that the system being built would be functional and meet industry standard reliability requirements.

E3’% grid modeling covers the period from 2025 to 2050 because VCEA requires all carbon emitting
generation owned by Dominion and APCO to be retired by 2045 and for the utilities to have all energy
from non-carbon emitting sources by 2045 (Dominion) or 2050 (APCO). However, because energy
demand forecasts and generation options become more speculative in further out years, this report
only shows model results up to 2040. The model’s results for later years are detailed in E3’s final report
to JLARC staff.

Energy + Environmental Economics cost of service and rate impact analysis (project 2)

For the cost-of-service analysis, E3 examined how costs were being incurred and allocated to different
customer classes under the rate structures in place at Dominion Energy, NOVEC, and MEC. The
purpose of this analysis was to determine if the current rate structures were wholly recovering costs
from the customers who are incurring those costs. E3’s cost-of-service analysis was done using indus-
try standard approaches and tools for electric utility planning purposes. Additional details on the exact
methods and assumptions used in this analysis are detailed in E3’s final report to JLARC staff.

For the rate impacts analysis, E3 focused on how changing demand could affect generation and trans-
mission costs for residential ratepayers in Dominion’s distribution service territory. Dominion was
chosen because of its large size and concentration of data centers. Residential rate changes were a key
focus because they show how Virginia households could be affected by growing data center demand
and are indicative of how other customers, such as businesses, might be affected.

E3’ analysis of rate impacts followed three steps. First, E3 estimated total costs that would be at-
tributable to the Dominion transmission zone, under the different energy demand scenarios discussed
above, using its grid model. Second, for the Dominion distribution service territory, E3 estimated how
costs would be allocated to residential customers, assuming that the company regularly reallocated
costs to its different customer classes using current state- and federally approved allocation method-
ologies. Third, E3 translated these costs into the incremental cost per kilowatt-hour that would be
passed on to residential ratepayers.

E3’ rate impact analysis was limited to generation and transmission cost increases that could be at-
tributed to growing data center demand. The analysis captures the cost of transmission needed to
increase capacity into the Dominion transmission zone (interzonal transmission) and to interconnect
with new generation sources. A significant portion of potential future transmission costs, associated
with transmission projects within the Dominion transmission zone (intrazonal transmission), were not
captured because these projects and their costs cannot easily be predicted. The analysis did not con-
sider potential changes to distribution rates because most increases in distribution costs from the data
center industry are effectively allocated to and recovered from these customers. E3’ analysis also did
not consider how Dominion’s allowable profit margin would factor into rate impacts.
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JLARC staff converted E3’s rate impact data to show how a typical residential customer, using 1,000
kilowatt-hours of energy per month, could be affected. JLARC staff’s conversion included an adjust-
ment to account for Dominion’s allowable profit margin but did not incorporate several other costs
that affect the total residential bill. Consequently, Dominion’s total residential bill projections, from its
integrated resource plan, show much larger overall increases than the numbers presented in this report.
Dominion’s projections apply to the whole residential bill and include several costs that are not cap-
tured in JLARC’s analysis, such as distribution costs and the cost of some additional transmission and
generation projects that may not be solely attributable to data centers. Dominion’s residential bill pro-
jections are also in nominal dollars that have been adjusted upward using an inflation assumption
whereas JLARC’s are held in constant (or real) 2024 dollars to show the real growth of costs that
consumers will experience, independent of inflation. The demand forecast that Dominion uses in its
rate projections is similar to the WCC unconstrained demand forecast but substantially higher than
the half of unconstrained demand forecast.

Site visits

JLARC staff conducted site visits to two operational data centers in Virginia, including one in
Loudoun and one in Henrico. Staff conducted these site visits to better understand how data centers
are designed and operated. For example, staff observed the data halls, power and cooling systems, and
backup generators, and listened to noise levels throughout the facilities. Staff also spoke with a variety
of personnel at the data centers, including facility operations managers and operational and mainte-
nance staff.

Additionally, JLARC conducted multiple site visits to observe areas with data center development and
neighborhoods with nearby data centers. Two of these site visits were led by stakeholder groups with
extensive participation in local zoning processes and studies of data centers. JLARC visited eight
neighborhoods close to operational data centers or data centers in various stages of development. At
all but one of those locations, JLLARC staff spoke with residents about their perspectives on the data
centers. Additionally, JLARC visited a commonly used trail adjacent to a data center and visited land
within Manassas National Battlefield next to property rezoned for a data center.

Data center inventories

JLARC staff developed an inventory of the operational data centers in Virginia. This inventory was
used to map the presence of the industry in Virginia. The inventory was based on data provided by
DEQ listing data center sites with active air emissions permits (which all Virginia data centers have
for their diesel generators). This data was as of August 2024. Staff used the address field in this data
to search county real estate assessment records, using these records to (1) confirm the address was
associated with a data center and (ii) identify the size of the site (in terms of acres), the number of
buildings on the site, when they were built, and their size (in terms of square feet). In a few instances,
county records did not list the size of the building. In these instances, JLARC staff estimated the size
of the building(s) on the site based on the total capacity (megawatts) of the generators permitted by
DEQ.

Staff cross-referenced this information where possible, using publicly available information from data
center company websites, the Existing and Proposed Data Centers map developed by the Piedmont
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Environmental Council, and other websites that track the data center industry, such as Datacenter-
Hawk. From this cross-referencing, JLARC staff identified a few sites that appeared to be data centers
but were not associated with a DEQ permit. In these instances, JLARC staff estimated the capacity
of the site (megawatts) based on the size of the building(s) listed on the site’s real estate assessment
record.

JLARC staff also developed a list of data center sites currently under construction, planned, or pro-
posed in Virginia. This information was used to assess where data center growth is expected to occur
in the state. To develop this inventory, staff monitored media articles announcing new and proposed
data center development, such as those published by Data Center Dynamics and local news outlets.
Staff also identified information about proposed data center sites by reviewing local data center-re-
lated zoning and permitting requests.

Data collection and analysis

Local data center tax revenue

JLARC staff calculated the proportion of local revenue that comes from data centers by collecting
data center tax revenue from localities and comparing it to their total local revenue reported in the
Auditor of Public Accounts’ Comparative Report of Local Government Revenues and Expenditures
for FY23.

Data center generator permit, emissions, and violations data

DEQ provided JLARC staff air permit data for Virginia data centers (who were identified by DEQ),
including data center permitted generator numbers and energy capacities, maximum allowed annual
emissions, and actual emissions from 2015-2023. Additionally, JLARC staff used DEQ annual point
source emission data, enforcement action data (including notices or violations and any charges as-
sessed), and National Emissions Inventory data for Northern Virginia in 2017 and 2020.

JLARC staff created summary statistics of data center permit information (such as generator numbers
and maximum allowed emission) and actual emissions and examined trends across time, regions, and
localities. Using a map generated through JLARC’s data center inventory, JLARC staff also examined
clusters of data centers and cumulative local emissions from data centets.

To understand how data center emissions compare to other industries and contribute to overall emis-
sions, JLARC staff compared data center emission and violation data to that of other Virginia air
permit holder groups from 2015-2023. Additionally, JLARC staff estimated the current and potential
portion of Northern Virginia air emissions resulting from data centers using 2020 National Emissions
Inventory data.

Data center water use

JLARC staff received 2023 data center water usage information from water utilities serving Fairfax,
Henrico, Loudoun, Mecklenburg, and Prince William counties as well as the town of Wise. Usage was
typically reported for anonymous, individual data center buildings. However, one utility shared com-
bined data for all of their data centers buildings, and one shared all water meter data for data center
companies but did not combine use by building. (Some data centers have multiple water lines.) Reclaim
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water use amounts were identified in the data. Two utilities shared annual usage data; three shared
monthly usage data; and one shared daily usage data. Five utilities were able to share some amount of
information related to data center water use trends since 2019 or later. All utilities shared their total
annual customer base water usage for 2023.

JLARC staff used this data to calculate individual and cumulative data center water usage amounts,
including the portion of a local utility’s water that goes to data centers. JLARC also examined data
center water usage seasonal trends and trends in recent years. JLARC analyzed data center water usage
relative to other industries and water users in Virginia based on DEQ’s 2023 Annual Water Resources
reports; non-agricultural, non-public utility withdrawal data shared by DEQ; and the U.S. Energy In-
formation Administration’s 2012 Commercial Buildings Energy Consumption Survey water use sta-
tistics.

Land conversion due to data centers

JLARC estimates of land conversion due to data centers are based on data center development land
area summary statistics calculated in JLARC’ data center inventory. These land area amounts were
compared to statewide and locality natural land losses recorded in the U.S. Department of Agricul-
ture’s 2022 Census of Agriculture state-level data and the federal Multi-Resolution Land Characteris-
tics Consortium’s National Land Cover Database Enhanced Visualization and Analysis tool.

Proximity of data centers to residential zones

JLARC staff analyzed the distance between operational Virginia data center sites and residential zon-
ing. This analysis was limited to eight localities that account for the vast majority (93 percent) of data
center sites in the state. JLARC measured the distance between each operational data center site and
the nearest residential zoning using the interactive maps on localities’ websites. This measurement
indicates the distance between property lines, but the distance between data center buildings and
homes is greater because data center buildings tend to be located away from the property line. JLARC
staff captured the smallest distance to residential zoning across the multiple parcels that comprise a
single data center site. JLARC focused on residential zoning because the zoning classification reflects
uses of a property permissible under current local ordinances. However, this approach sometimes
overstates the distance between a data center site and residences in situations where land is zoned resi-
dential but contains no homes. The reverse is also true; this approach sometimes wnderstates the dis-
tance between data center sites and residences in situations where land contains homes but is not
zoned residential. JLARC summarized the proportion of data center sites very close to residential
zoning (defined as within 200 feet, which is approximately half the length of a football field) and
somewhat close to residential zoning (defined as within 500 feet, which is approximately 1 "2 times
the length of a football field) (Table B-1).

JLARC also analyzed the change over time in the proportion of data center sites near residential zon-
ing. For each data center site in the analysis, JLARC identified whether the site existed in 2015 using
annual DEQ data about air emission permits, which Virginia data center sites have for their diesel
generators. For the group of data center sites with any generators reported to DEQ in 2015, JLARC
calculated the proportion within 200 and 500 feet of residential zoning. JLARC then compared those

102



Appendixes

proportions to the proportions of all data center sites within those specified distances to examine
whether data center proximity to residential zoning has increased over time.

TABLE B-1
Proportion of data center sites near residential zoning varies by Virginia locality

Proportion of data center sites within
specified distance of residential zoning  Total data

Locality 200 feet 500 feet center sites
Loudoun 24% 34% 71

Prince William 21% 21% 24

Fairfax 55% 70% 20

Henrico 38% 38% 8
Chesterfield, Culpeper, Fauquier, Virginia Beach @ 25% 38% 8

Total 29% 37% 131

SOURCE: JLARC analysis of localities interactive map websites and JLARC inventory of operational data centers.
NOTE: Six data center sites were excluded from the analysis because data on proximity to residential zoning was not available or reliable.

@ These four localities are combined because the number of data center sites in each locality is very small.

Document and research literature review

JLARC staff reviewed numerous documents and literature pertaining to data centers, such as:

e Virginia state laws, regulations, and policies relevant to energy, natural and historic re-
sources, land use, and noise;

e studies, reports, data, and other information on data center market size and forecasting
data center industry growth;

e reports, presentations, and regulatory filings from Dominion Energy, electric cooperatives,
and the PJM regional transmission organization, including those related to energy load,
load forecasts, and transmission, generation, and distribution projects;

e research literature and stakeholder reports on natural and historic resources; data center
backup power and cooling technologies; and data center, other land use, and technology
impacts on natural and historic resources;

e federal, state, and local government reports, assessments, webpages, and other documents
on natural and historic resources, data center, other land use, and technology impacts on
these resources, land use best practices;

e local comprehensive plans, ordinances, and policies relevant to land use and noise;

e local government presentations and reports relating to data centers including documents
prepared by staff, consultants, and workgroups;

e summaries of local approaches to data center regulation and recommended practices;

e documents and journal articles describing the science of sound waves, sound modeling
processes, ways to reduce sound levels, and government approaches to regulating sound;
and

e local, national, and international news media coverage of the data center industry.
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Review of local ordinances and specific data center requests

JLARC staff conducted an in-depth examination of the way nine localities in Virginia govern data
centers. The review included localities with the most existing data centers in Virginia (Loudoun, Prince
William, Fairfax, Henrico, Mecklenburg), as well as several localities that have recently approved their
first data centers (Caroline, Fauquier, Stafford, Warrenton). JLARC staff searched for ordinances spe-
cific to data centers, as well as other ordinances applicable to data centers due to their location or use
category. The review focused on local rules regarding density (e.g., height, lot coverage), architecture
(e.g., building materials), site layout (e.g., building setbacks), landscaping, and equipment screening;
When specific to data centers, local rules related to environmental, water use or cooling systems, and
electricity infrastructure were also identified.

Additionally, JLARC reviewed staff reports for 19 specific data center requests to local elected offi-
cials. These reports provided elected officials with information about requests for rezonings, special
permits, and exceptions to local ordinances. JLARC staff reviewed reports from Caroline, Fairfax
Henrico, Loudoun, and Prince William counties and the town of Warrenton. The purpose of review-
ing these staff reports included learning about the types of potential positive and negative impacts
from data centers, the types of conditions beyond minimum requirements that developers committed
to, the standards against which local staff evaluated data centers, the frequency of data center devel-
opment that was not by right, and the alighment between staff recommendations and the decision of
elected officials.
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Appendix C: Agency responses

As part of an extensive validation process, the state agencies and other entities that are subject to a
JLARC assessment are given the opportunity to comment on an exposure draft of the report. JLARC
staff sent relevant portions of the exposure draft to the State Corporation Commission (SCC), Vir-
ginia Economic Development Partnership (VEDP), Virginia Department of Environmental Quality,
Virginia Department of Historic Resources, Dominion Energy, Northern Virginia Electric Coopera-
tive, and Rappahannock Electric Cooperative.

Appropriate corrections resulting from technical and substantive comments are incorporated in this
version of the report. This appendix includes response letters from SCC and VEDP.
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STATE CORPORATION COMMISSION

November 22, 2024

Mr. Hal E. Greer, Director

Joint Legislative Audit and Review Commission (JLARC)
919 East Main Street, Suite 2101

Richmond, VA 23219

Dear Mr. Greer:
The State Corporation Commission appreciates the opportunity to review the draft of relevant
portions! of the JLARC report, Data Centers in Virginia provided to Staff on November 13, 2024.

The Commission Staff provided its high level feedback to JLARC Staff during a meeting held on
Friday, November 22, 2024.

Please let us know if we may be of further assistance.
Respectfully submitted,

’ Jehmal T. Hudson
Chalrman State Corporation Commission

! Sections 3 and 4, and Appendices F, G, I, and I.
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VEDP

November 21, 2024

Mr. Hal E. Greer, Director

Joint Legislative Audit & Review Commission
919 East Main Street, Suite 2101

Richmond, VA 23219

Re: VEDP response to the draft JLARC report, Data Centers in Virginia
Dear Mr. Greer:

Thank you for providing an opportunity for us to review relevant sections of chapters 1, 2 and 7
of the Joint Legislative Audit & Review Commission’s (JLARC’s) draft report, Data Centers in
Virginia.

The content we reviewed provides a helpful overview of the data center industry and its
importance to the Commonwealth. As the report highlights, data centers are key hubs of the
world's digital infrastructure, and their concentration in Virginia has helped establish the
Commonwealth as a global tech hub. We particularly appreciate your meticulous survey of the
data center industry’s presence in Virginia, which accounts for over 63 million square feet of
data center space across 150 sites and directly employs more than 8,000 people, in addition to
supporting tens of thousands of additional jobs.

Since your last comprehensive review of the industry in 2019, the geographic distribution of
data centers across Virginia has changed considerably. Although many of the legacy assets
are still concentrated in Northern Virginia, the industry has become an important opportunity for
the entire Commonwealth. This expansion, particularly into rural areas, has been facilitated by
technologies such as Artificial Intelligence, which are less constrained by latency requirements
compared to other applications. Reflecting this trend, seven localities that previously lacked
data centers have either approved new campuses or have pending applications, including
several rural and "distressed" areas. VEDP’s current project pipeline suggests that the spread
of data centers across more localities is expected to continue, provided that Virginia continues
to offer a competitive sales and use tax exemption.

Your report also demonstrates the significant and far-reaching impact of the data center
industry. Notably, the analysis estimates that the data center industry supports an impressive
74,000 jobs, $5.5 billion in labor income, and $9.1 billion in Virginia GDP overall to the state
economy annually. In particular, we appreciate that your report shines a spotlight on the
significant knock-on effects of the industry that extend to virtually every corner of the
Commonwealth.

VEDP strongly agrees with the report’s finding that the sales and use tax exemption has been
an important part of the industry’s growth and continues to drive site selection and expansion

901 E. Cary Street, Suite 900
Richmond, Virginia 23219
VEDP.org



Mr. Hal E. Greer
November 21, 2024
Page 2 of 2

decisions. VEDP has responsibility for administering, in cooperation with the Department of
Taxation, this important program on behalf of the Commonwealth and is pleased to see that
new data collected by VEDP is serving to strengthen transparency. Your analysis adeptly
leverages this data to demonstrate the significant state and local tax revenues generated by
the industry.

This valuable report comes at a critical juncture for the data center industry. Coming on the
heels of significant growth in recent years, the industry is expected to see continued, strong
growth driven by demand for digital services and the emergence of new technologies, like
Artificial Intelligence. These trends raise important questions about the implications of this
growth.

Your report underlines various considerations that legislators will need to balance as they think
about the future of the state’s support for the data center industry. You correctly point out that
sustaining the growth of the industry and its critical contribution to Virginia’s economy will
require action on the current 2035 sunset of the data center sales and use tax exemption.
Allowing the existing exemption to sunset would result in development shifting to competing
markets, and those effects are likely already beginning to be felt given the long timeframes the
industry uses to analyze their investments.

Nonetheless, VEDP recognizes that balancing competing interests may prompt legislators to
seek out a new paradigm for support that navigates a challenging middle ground. The report is
helpful in providing a number of different policy options for them to consider. In the context of
thinking about these different options, we strongly agree with the report’s warning that saddling
an incentive program with competing policy priorities is not sound economic development
practice. Furthermore, VEDP would caution against any action that could constitute a legal or
moral failure to deliver on commitments to companies that have chosen to invest in Virginia
and have entered into performance agreements or memoranda of understanding with the
Commonwealth. This could expose the Commonwealth to legal risks and seriously undermine
our credibility with prospective investors in the future.

As always, we appreciate the professionalism and engagement of JLARC staff during the
project and compliment your team on its insightful analysis and reporting.

Sincerely,

J\\w o Y

Jason El Koubi
President & CEO
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Appendix D: Economic impact modeling of the data center
industry

Weldon Cooper Center staff conducted economic impact analyses of Virginia’s data center industry
using IMPLAN (IMpact analysis for PLANning) software. IMPLLAN has been used in many economic
impact studies and is one of the most common tools used in economic impact analysis. Models here
were built using 2022 IMPLAN Pro data released in November 2023 that utilizes a 546-sector IM-
PLAN sector scheme (IMPLAN® model. n.d.). Tables were customized for Virginia and two of its
regions using the software.

Input-output analysis using the model produces industry-specific multipliers that indicate how eco-
nomic activity in one sector of the economy affects the overall state or regional economy. For this
study, we were interested in how changes in the data center industry affect the state and regional
economy. Outcome variables examined include total employment, state GDP, and labor income.

For estimating the impact of the industry net of the state data center exemption, the opportunity cost
of state funds was accounted for by increasing government spending, equivalent to the exemption
amount.

Analysis included customization of IMPLAN sector for data centers to better
reflect nature of the industry

Tracking the size and growth of the data center industry is challenging because of the absence of a
specific industrial classification in government statistics. Data center activity often appears merged
with the primary business operations of their parent firms, making their identification difficult’.

The North American Industrial Classification System (NAICS) code 518210—Data Processing, Host-
ing, and Related Services—is typically used as a proxy for data centers, but this approach introduces
what is usually referred to as “aggregation bias,” as this category encompasses various unrelated ac-
tivities that have a far higher representation in the sector than only data centers. For instance, an
analysis of Virginia’s 2016 employment data for that sector (518210) reveals that only 15 percent of
the total employment in the sector was data center employment, with other data centers, cloud com-
puting, and cybersecurity-related support services making up perhaps 2—5 percent more. Indeed, most
employment in this sector involves other I'T services, such as document scanning and software devel-
opment, particularly in federal I'T contracting in Northern Virginia. (See Data Centers and Manufacturing
Incentives, JLARC 2019).

Data center employment is also dispersed across other industries. An examination showed that only
41 percent of data center jobs were classified under data processing, hosting, and related services.
Significant portions were found in sectors like “wired telecommunications carriers” (30 percent), “tel-
ecommunications resellers” (10 percent), and “all other telecommunications carriers” (4 percent). This
analysis excluded many enterprise data centers and colocated firms, whose employment is often re-
ported under other business functions, further complicating efforts to track the industry accurately.

The IMPLAN sector for data centers that corresponds to the 518210 NAICS code for data centers is
“436 - Data processing, hosting, and related services.” However, using this sector introduces signifi-
cant bias, as data centers represent only a small portion of its total activity. More importantly, the
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expenditure patterns of this IMPLAN sector do not reflect the specific characteristics of data center
operations. Because of this, there is a substantial mismatch between the commodity demand and
value-added characteristics of the IMPLLAN sector 436 and what we know of data center expenditure
patterns. For instance, in 2020, IMPLLAN data showed that less than 1 percent of gross output is spent
on “electricity transmission and distribution” (0.68 percent) and water, sewage, and other systems
(0.02 percent) even though data center industry reports estimate that electricity alone accounts for 40
percent of data center operating expenditures”. Data center representatives also estimated energy ac-
counts for about 40 percent of their operating costs during structured interviews. Similarly, employee
compensation is overestimated in the IMPLAN model, accounting for 24 percent of output compared
with 15 percent in industry-specific studies. This may lead to an inflation of induced economic impacts
by overstating the income distributed to households.

In income distribution, little is known about other aspects of data center value added that are im-
portant for estimating activity impact, such as profit generation, distribution, and taxes paid. Indeed,
data centers have the potential to contribute to local economies through tax payments, which are then
reinvested via local government spending. However, IMPLAN’s tax estimation methodology is quite
generic and may not accurately reflect county- and state-level tax structures and exemptions. There-
fore, modeling alternative tax scenarios with more realistic assumptions can help better estimate the
local economic impacts of data centers.

The reliance on conventional and standardized IMPLAN sectors, particularly when key inputs are
significantly misrepresented, leads to biased results in economic impact studies. Best practices in eco-
nomic analysis suggest customizing expenditure patterns to more accurately reflect the unique char-
acteristics of data center operations. Therefore, the expenditure patterns for IMPLAN sector 436
regarding electricity were increased to 40 percent and employee compensation was reduced to 15 per-
cent. Sensitivity analysis was performed to see how changing these percentages affected results. For
operational impacts, for example, customizing the IMPLAN sector to include 40 percent of electricity
consumption lowers the employment multiplier for data center operations approximately 20 percent.

Analysis includes two modeling phases

This analysis was split into two phases, the construction phase (capital spending for initial develop-
ment of the data center) and the operations phase (ongoing) to help policymakers better understand
the industry’s short-term and long-term impacts. The construction phase corresponds to the initial
years of data center development and what must be put in place before a data center “works.” The
operations phase accounts for the impact of all the expenditures after the data center opens independ-
ent of whether they are considered capital or operational expenditures in their budget.

Construction phase

Information collected by VEDP from data centers using the exemption was used to determine
amounts of capital spending by data centers to include in the analysis (Table D-1). The percentages
of spending by capital spending category are consistent with other research™.
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TABLE D-1
Initial capital spending of data centers using the exemption (by year)
Building and site Exempt equipment
Year Land acquisition improvements or software Other
2021 $865 M $3,927 M $14,333 M $940 M
2022 1,030 2,264 9,614 1,615
2023 1,689 5,309 16,009 1,002
Total $3,585 M $11,501 M $39,957 M $3,557 M
% 6.1% 19.6% 68.2% 6.1%

SOURCE: VEDP.

The VEDP data includes only data centers that benefited from the tax exemption. These data centers
correspond to 92 percent of the data center activity in Virginia, according to DEQ records and JLARC
staff analysis of locality real estate records to obtain data center square footage. Statewide, 8 percent
of data centers were not included in those numbers. By region, it is estimated that only 5.45 percent
of the data centers in Northern Virginia are nonexempt (94.55 percent are exempt) and 21 percent in
other regions of Virginia are nonexempt. Capital spending was increased to account for the nonex-

empt data centers, and this new amount was assumed to be the direct impact of the industry (Table
D-2).

TABLE D-2
Initial capital spending of data centers using the exemption (by region)
Building and site Exempt equipment
Year Land acquisition improvements or software Other
Northern Virginia $3,316 M $10,638 M $36,955 M $3,290 M
Other regions 632 2,027 7,041 627
Virginia total $3,948 M $12,664 M $43,997 M $3,917 M

SOURCE: Weldon Cooper Center.

However, not all of this spending affects Virginia’s economy, and a critical assumption of economic
impact analysis is the share of capital expenditures that are generated locally. Land acquisition is not
traditionally included in impact models since this represents a monetary flow or transfer of funds that
will not necessarily translate into a shock in local production. The acquisition of computer and related
IT equipment is not necessarily done locally, so it should be assumed that part of this equipment
comes from outside the region. This is even more true as we examine smaller geographical areas that
might not include the entities associated with wholesale, transportation, and production of this type
of equipment. Only building and site improvements (construction) should be included as local pro-
duction. To estimate the indirect impacts, the model included 100 percent of the building and site
improvements as construction (specifically IMPLAN industry sector “51 — construction of new man-
ufacturing structures”) and 25 percent of the exempt equipment and software expenditures.

The assumptions described above were used to generate indirect and induced impacts of data center
capital investment in Virginia, according to average annual capital investment between FY21 and FY23
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(Table D-3). Impact estimates were also produced for Northern Virginia and other regions of the
state. Analysis of the results indicates that most of the impacts are construction-related (for example
80 percent of the direct employment is construction-related) rather than from manufacturing and
installation of IT equipment.

TABLE D-3

Impacts of initial capital investment in Virginia and by region, annual average FY21-FY23
Impact Employment Labor income Virginia GDP Total output
Statewide
Direct 35,110 $2,646.6 M $3,342.1 M $7,887.7 M
Indirect 9,945 843.8 1,504.2 2,806.8
Induced 13,992 791.9 1,570.9 2,596.8
Total 59,047 $4,282.4 M $6,417.2 M $13,291.3 M
Northern Virginia
Direct 27,703 $2,3685M $2,957.6 M $6,625.6 M
Indirect 5577 585.4 1,30.1 1,733.3
Induced 7,510 490.3 963.7 1,488.2
Total 40,790 $3,4442 M $4,951.4 M $9,847.0 M
Other regions of the state
Direct 5761 $406.5 M $517.0 M $1,262.5 M
Indirect 1,584 116.6 2125 418.0
Induced 2,106 107.3 219.6 3734
Total 9,451 $630.4 M $949.2 M $2,053.9 M

SOURCE: Weldon Cooper Center economic impact analysis using IMPLAN.

The statewide results do not match the sum of the results for Northern Virginia and other regions of
Virginia because, for the sake of simplicity, a multi-regional input-output model was not used. Data
center investment in other regions of the state affects Northern Virginia, and vice versa, but they are
not accounted for because the model accounts for the impacts in one region only.

Operation phase

As explained above, to accurately describe the impacts of the ongoing operation, the model was cus-
tomized to include a better perspective of energy and labor costs. For this analysis, the model assumed
that 40 percent of operational expenditures are associated with electricity consumption, and that 15
percent of the industry spending was direct labor costs.

Several adjustments were made to VEDP employment information collected from data centers. The
employment information VEDP collected from data centers was used to estimate data center direct
employment, statewide, in Northern Virginia, and in other Virginia regions. This number was adjusted
in several ways. First, the employment number was reduced by half because the VEDP information
on employment tends to boost the number of jobs as data centers can account for the jobs associated
with contractors or the employees of contractors in addition to data center employees. In input-output
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terminology, this is an indirect impact of the industry. Several data center representatives stated that
50 percent of their jobs were associated with third-party hiring and the other 50 percent with direct
jobs. Because the jobs reported by VEDP were all full time (or full-time equivalents), a factor was
applied to transform these jobs to full-time and part-time employment as required by the model. Like
for capital spending, employment was increased to account for the nonexempt data centers. This new
amount was assumed to be the direct impact of the industry (Table D-4).

TABLE D-4

Model was adjusted to incorporate data center operating characteristics
Region Employment Labor income Total output
Northern Virginia 3,426 $3574 M $2,382.7 M
Other regions of Virginia 947 62.0 413.1
Virginia statewide 4,373 $419.4 M $2,795.8 M

SOURCE: Weldon Cooper.

The results obtained for the impacts of ongoing operation for Virginia are far less than the impacts
of capital spending (Table D-5). For example, total employment impacts from a year of data center
operations are estimated to be 14,817 jobs compared with total employment impacts of 59,047 jobs
for a year of initial capital spending.

TABLE D-5

Impacts of data center operations in Virginia and by region, annual average FY21-FY23
Impact Employment Labor income Virginia GDP Total output
Statewide
Direct 4373 $419.4 M $1,051.1 M $2,795.8 M
Indirect 6,615 552.2 1217.8 2,188.1
Induced 3,830 216.8 4302 711.1
Total 14,817 $1,188.4 M $2,699.0 M $5,695.0 M
Northern Virginia
Direct 3,426 $3574 M $956.2 M $2,382.8 M
Indirect 4,333 441.8 963.9 1,552.5
Induced 1,966 128.4 252.5 3899
Total 9,725 $927.6 M $2,172.5 M $4,325.1 M
Other regions of the state
Direct 947 $62.0 M $116.5 M $413.1 M
Indirect 1,106 78.3 185.6 356.9
Induced 556 28.3 58.0 98.6
Total 2,609 $168.6 M $360.0 M $868.5 M

SOURCE: Weldon Cooper Center economic impact analysis using IMPLAN.
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Data center industry impact

Mostly because of the impact associated with initial capital expenditures, data centers in Virginia gen-
erate 73,864 jobs per year, corresponding to almost $5,471 million of labor income, $9,166 million of
Virginia GDP, and an increase in output of $18,986 million (Table D-0).

TABLE D-6
Summary of initial capital spending and operations impact statewide, annual average FY21-
FY23

Impact Employment Labor income Virginia GDP Total output
Direct 39,483 $3,066 M $4,393 M $10,684 M
Indirect 16,560 1,396 2,722 4,995
Induced 17,822 1,009 2,001 3,308
Total 73,864 $5.471 M $9,116 M $18,986 M

SOURCE: Weldon Cooper Center economic impact analysis using IMPLAN.

Another aspect is that the state government could also opt to spend the exemption money on alter-
native sources. The alternative scenario was modeled to estimate impacts if the state would use the
annual average exemption amount between FY21 and FY23 ($573 million per year) in alternative ex-
penditures (Table D-7). These impacts were used to determine the impact of the industry accounting
for the cost of the exemption. Accounting for this alternative use of the exemption amount (or op-
portunity cost), reduces additional jobs by about 5,000 (to 69,000 additional jobs on net) and reduces
additional income and Virginia GDP by $0.4 billion and $0.5 billion, respectively, which are a small
fraction of their total impacts (Table D-0).

TABLE D-7
Impacts to the state if the exemption amount was used instead for alternative government
expenditures, annual average FY21-FY23

Impact Employment Labor income Virginia GDP Total output
Direct 3,534 $277.4 M $359.1 M $448.0 M
Indirect 403 27.7 483 88.5
Induced 1,197 67.8 134.5 222.4
5,134 $372.9 M $542.0 M $758.9 M

SOURCE: Weldon Cooper Center economic impact analysis using IMPLAN.

1 Byrne, David, Carol Cotrado, and Daniel E. Sichel. 2018. The rise of cloud computing: Minding yout p's, q's and k's. NBER Work-
ing Paper 25188.

i Day, Tim and Nam D. Pham. 2017. Data centers: Jobs and opportunities in communities nationwide. U.S. Chamber of Commerce Technology
Engagement Center.

iit Day, Tim and Nam D. Pham. 2017. Data centers: Jobs and opportunities in communities nationwide. U.S. Chamber of Commerce Technol-
ogy Engagement Center.
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Appendix E: States with data center sales tax exemptions

Most states either have a sales tax exemption for data centers (34) or do not have a sales tax (Figure
E-1). All states bordering Virginia provide a sales tax exemption to data centers.

FIGURE E-1
Nearly all states offer a sales tax exemption for data centers (2024)

B Have exemption [[] Nosalestax [ | No exemption

SOURCE: State Tax Notes and JLARC staff review of state websites.
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Appendix F: Energy infrastructure project impacts and
regulation

Construction of new generation and transmission infrastructure can affect the communities and en-
vironments where they are built. The extent of any impacts will vary substantially for generation and
transmission projects. State and local governments regulate these projects, through review and ap-
proval processes. Regulatory processes seek to minimize negative impacts but do not necessarily avoid
them altogether. Utilities can implement several grid enhancing technologies to help reduce the need
for major new generation and transmission projects, but this does not eliminate the need for new
projects.

Construction of new generation and transmission infrastructure can have
environmental impacts and is often opposed by local communities

On the generation side, a significant portion of new generation is expected to be solar, and solar
facilities have large land demands that can have widespread impacts. For example, a modest 100 MW
solar facility would require about 5,000 to 1,000 acres of land in Viriginia. (The rule of thumb is that
five to 10 acres of solar can generate up to 1 MW of power.) Because of the large land demands, most
solar facilities are built in rural areas. Constructing solar facilities typically involves clearing forest land
or converting agricultural land to this use, which can have several environmental impacts from habitat
loss to affecting stormwater runoff.

Some communities in rural Virginia have been increasingly opposed to new solar facilities, with several
counties placing restrictions on solar development or outright denying projects. Community oppo-
nents site environmental concerns, impacts on local agriculture, and the effects of solar facilities’ in-
dustrial appearance on the rural character of their counties. Opponents also often assert that solar
facilities do not offer significant economic or other benefits to their communities.

The extent to which a solar project affects the environment and generates community opposition
depends on the project. For example, a project that involves clearing 5,000 acres of forest land with
multiple streams would have a more substantial environmental impact than a project that is installed
on 2,000 acres of fallow pastureland. Similarly, a development located near a residential area or that is
visible from the surrounding area could generate more community opposition than one that is hidden
from view.

On the transmission side, new transmission lines can fragment forest habitats, create water quality
risks at stream and wetland crossings, and reduce scenic quality of nearby historic and recreational
resources. Communities are sometimes opposed to new or expanded transmission lines for these rea-
sons. Communities also sometimes oppose new transmission lines because of their undesirable ap-
pearance, effect on the use of private properties that are under or adjacent to the lines, effect on the
value of nearby properties, and health concerns.

Similar to the generation side, the potential environmental and community impacts of a transmission
project can vary greatly from one project to the next. Generally, a “green field” project that involves
acquisition of new right-of-way and construction of transmission lines where none currently exist is
going to have the highest impact. A project where new lines are built in or adjacent to an existing
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transmission line will be less impactful, and a project where an existing line is “wrecked and rebuilt”
would be the least impactful.

State and local regulation is intended to minimize the impacts of new generation
and transmission projects on communities and the environment

Construction of major new generation and transmission facilities is regulated by the state to mini-
mize impacts. Many of these projects are approved by the SCC through a formal case process to de-
termine if a Certificate of Public Convenience and Necessity (CPCN) should be granted. The SCC
considers several factors before approving a project and granting a CPCN. These factors include the
potential impacts of the project on property owners, the environment, and cultural and historic re-
sources (Table F-1). While these impacts may not be completely avoided, the process encourages the
selection of projects and options that best minimize impacts without placing large cost burdens on

ratepayers.

Smaller renewable generation projects (<150 MW) can be reviewed and approved by the Depart-
ment of Environmental Quality through a separate “Permit by Rule” process. While this is not a liti-
gated case process like an SCC approval, projects are reviewed to ensure they conform with the

state’s requirements.

Localities have some authority over generation projects and transmission and distribution substations
but minimal authority over transmission lines. Generation facilities and substations are subject to the
same types of local zoning processes as other land uses. Local zoning ordinances specify which zoning
districts allow them, whether they require a special permit from elected officials, and whether any
design standards (such as landscaping) apply. Additionally, state law requires local reviews of certain
entities—including substations—before development to evaluate their alignment with the local com-
prehensive plan. For transmission lines, CPCN approval deems the transmission line to be in compli-
ance with local comprehensive plans and ordinances. In effect, this means localities do not have any
direct authority over most transmission line project approvals or routes. (Although localities can play
a role in approving 138 kilovolt transmission lines, which exist in a few parts of the state.)

Solar and similar projects are required to attempt to coordinate an agreement with their host locality.
State law requires applicants for solar or energy storage projects to notify localities of their intent to
develop and to meet with the locality to negotiate a “siting agreement.” This siting agreement can
include conditions such as mitigating negative impacts, and if created, must receive a public hearing,
However, there is no requirement for this process to culminate in a siting agreement. Failure to achieve
a siting agreement does not prevent a developer from initiating the usual local zoning processes for
new developments.

Localities do not have approval authority over transmission line projects but can participate in SCC
cases either as respondents or public witnesses. As a public witness, a locality can submit written
comments, or local representatives can provide comments in person at commission hearings. As a
respondent, a locality becomes a participant in the case and can take several additional actions, such
as filing for discovery (e.g, to obtain copies of utility analysis or documents supporting the application
for a project), filing briefs, providing expert witnesses, and participating in cross examination of

117



Appendixes
witnesses (e.g;, utility staff). No matter which approach is followed, the SCC is required to hear and
weigh all evidence equally.

TABLE F-1
Criteria that the SCC must evaluate before approving a project and granting a CPCN

Criteria that must be met

e s not against the public interest @
e  Will have no material adverse effect on system reliability
e  Will have no material adverse effect on rates
e  For transmission projects,
a. theline is needed, ®
b. proposed method of installation is justified,
¢.  will avoid or minimize adverse impact on (a) scenic assets, (b) historic and cultural resources, (c) the
environment, and (d) human health and safety, and
d. why existing rights-of-way cannot adequately serve the need (presumably only applies when an
expanded or new right-of-way acquisition is being requested as part of the project)

Criteria that must be considered

e  Environmental impacts

e Human health and safety impacts

e  Historical and cultural resource impacts
e  Economic impacts, including job creation
e Improvement to service reliability

e  Environmental justice considerations

Criteria that are considered, if requested

e  Conformance with local comprehensive plans (locality must request)
e Costs, economic benefits, and effect on construction timeline of undergrounding transmission lines (locality
must request)

SOURCE: The Code of Virginia § 2.2-235, § 56-265.2, § 56-580, and § 56-46.1.

NOTE: SCC regulations provide additional information on what must be submitted to meet requirements and details what must be pro-
vided for transmission projects. SCC guidance also includes a planning and design attachment that provides detailed guidelines to appli-
cants on how to ensure facilities protect natural and historic resources. SCC guidance provides additional information on when a trans-
mission project requires a CPCN, based on specific characteristics. SCC guidance notes that certain transmission projects, such as
reconductoring, do not require a CPCN.

2 This is a general criterion that can be interpreted as the cumulation of all the other criteria weighed against each other. The Code de-
clares some projects meet this goal—such as small renewable generation projects and projects in VCEA—and so do not require SCC to
make a determination.

® Based on applicant's load flow modeling, contingency analysis, and presented reliability needs.

¢ Localities are explicitly granted right to present evidence that shows existing corridors, as designated in the comprehensive plan, can
serve the identified need.

Localities also have three additional authorities under Code. First, localities can request that the SCC
consider the costs, economic benefits, and effects on construction timelines of undergrounding
transmission lines. Second, localities can establish transmission corridors in their comprehensive
plans and provide evidence that new lines should be within those corridors, but it appears this latter
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authority has been rarely (if ever) used. Third, localities can establish special tax districts that pay for
the additional costs of undergrounding transmission lines, although it appears this authority has

never been used.

Some stakeholders have said that local governments should have more authority to determine trans-
mission routes and, especially, when transmission lines should be buried underground. While this
would make transmission projects more responsive to local needs, undergrounding transmission
lines is substantially more expensive and those added costs are currently spread across all utility rate-
payers. Any changes to give localities more authority to require undergrounding of transmission lines
would need to be accompanied by a change in how costs are allocated to prevent local government
decisions from affecting rates paid by customers who do not benefit from undergrounding projects.

Utilities can use grid enhancing technologies to help reduce the need for new
generation and transmission infrastructure

Utilities use grid enhancing technologies (GETs), such as reconductoring existing transmission lines,
to increase capacity of the transmission system and more effectively use existing generation. For ex-
ample, Dominion reports that it uses advanced conductors for all its 230 kV reconductor and new
build projects, which can increase line capacity by 50 percent. Dominion reported adding or replacing
800 miles of line with advanced conductors as of the end of 2023. Dominion also reports deploying
and piloting several other GETSs to improve system stability and efficiency. Utilities have an economic
incentive to deploy GETs so that they can provide enough transmission capacity to serve fast-growing
demand.

SCC staff indicated that, before approving a new transmission line project, they consider whether a
quicker and lower-cost approach, such as reconductoring, could be used instead. Staff make this de-
termination by looking at the project proposal, the state need, and whether reconductoring will ad-
dress the need. SCC staff carry out their own power flow studies and verify thermal issues, voltage

issues, and generator deliverability (if applicable).
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Appendix G: Virginia Clean Economy Act

The Virginia Clean Economy Act (VCEA) was enacted in 2020 and was intended to drive investment
in renewable resources and phase out carbon-emitting generation in the state by 2050. VCEA was
passed when energy demand in Virginia was projected to remain relatively flat. Now that demand is
growing, largely because of data centers, it will be more challenging to meet these goals than originally
contemplated.

The main way VCEA intends to decarbonize generation is by requiring an increasing share of energy
sold by Dominion and APCO to come from renewable sources. The share of generation from renew-
ables—the Renewable Portfolio Standard (RPS) requirement—increases each year until it reaches 100
percent (Table G-1). The utilities can meet the RPS requirement by directly building and claiming
credit for new renewable generation facilities (mainly solar and wind) and entering into power pur-
chasing agreements with third parties that operate renewable facilities. Utilities receive Renewable En-
ergy Certificates (RECs) for energy from these sources, which are then credited toward their RPS
requirement. Utilities can also purchase RECs from the PJM market and use purchased RECs to offset
energy produced through carbon generation. Starting in 2025, 75 percent of Dominion’s RECs must
be from in-state generation sources. VCEA financially penalizes utilities that do not comply with in-
state renewables requirements by levying deficiency payments, but in practice utilities may choose to
pay those deficiency payments if it is more economical or feasible than securing new renewable gen-
eration. The cost of deficiency payments is recovered from utility customers. VCEA sets aside nuclear
power as a third category of generation, which in effect can be used to reduce the total amount of
renewable energy required.

TABLE G-1
VCEA requires growing share of energy sold in Virginia to come from renewable generation
sources, with full decarbonization by 2050

Percentage of total power sold required to come
from renewables (excluding nuclear)

Dominion APCO
2021 (year one) 14% 6%
2025 26 14
2030 41 30
2035 59 45
2040 79 65
2045 100 80
2050 - 100%

SOURCE: The Code of Virginia § 56-585.5.

NOTE: Percentages are the RPS program requirements for selected years; statute sets a percentage for every year. Nuclear power is ex-
cluded from the RPS calculation. For example, if one-third of Dominion power is nuclear, then the RPS percentage applies only to the
remaining two-thirds of power that is not nuclear. Renewable energy is credited toward meeting RPS requirements through the pur-
chase and retirement of Renewable Energy Certificates (RECs). RECs can be used to offset carbon emissions.

120



Appendixes

The VCEA’s RPS requirements, and their associated REC requirements, do not apply to electric co-
operatives (co-ops). This has significant implications because a majority of future energy demand
growth is expected to occur in the co-ops’ service territories, where many new data center campuses
are expected to be built. (This is based on JLARC’s consultant forecasts, and is corroborated with
utility forecasts, utility construction and service agreements, and JLLARC staff’s review of data center
projects that are actively under development). Unlike Dominion and APCO, state law allows co-ops
to secure energy to meet their growing demand from non-renewable and out-of-state generation
sources.

VCEA directs the Virginia Air Pollution Control Board to develop regulations to gradually reduce
carbon emissions. VCEA states the board “may establish, implement, and manage an auction pro-
gram” or “utilize an existing multistate trading system” to achieve this purpose. Initially the state en-
tered into the Regional Greenhouse Gas Initiative (RGGI) to reduce carbon emissions. The state has
since withdrawn from RGGI, although the legality of that withdrawal is being challenged in court. A
recent state circuit court decision ruled that the regulatory actions the state took to remove Virginia
from RGGI were unlawful, but this decision could be appealed to a higher court.

Finally, VCEA requires carbon-emitting generation in Virginia owned by Dominion and APCO to be
retired by 2045. However, VCEA allows these utilities to continue operating carbon-emitting genera-
tion plants in Virginia past 2045 if taking the plant off-line “would threaten the reliability or security
of electric service to customers.” Utility decisions to keep plants operating past 2045 must be approved
by SCC.

VCEA also has a presumption against the SCC approving new carbon-emitting generation plants,
which applies to investor-owned utilities and co-ops. However, new carbon-emitting plants can be
built if SCC determines they are needed to address threats to the reliability or security of electric
service to the utility’s customers.
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Appendix H: Grid modeling generation capacity and energy
source results

JLARC staff commissioned Energy + Environmental Economics (E3) to develop an independent
grid model and project the future generation and transmission infrastructure that would be needed to
meet three different demand scenarios. For each of the demand scenarios, the model considered the
most feasible and economical approaches to meeting infrastructure needs with and without the re-
quirements of the Virginia Clean Economy Act (VCEA).

e Scenario 1: unconstrained demand, with and without VCEA. E3 also modeled variations
where unconstrained demand and VCEA requirements could be met by using high levels
of nuclear and renewable generation or by better regional coordination across PJM (not
shown in this report).

e Scenario 2: half of unconstrained demand, with and without VCEA.

e Scenario 3: no new data center demand, with and without VCEA.

This appendix provides E3’s grid modeling Virginia-level results for the (a) in-state generation capacity
that would be needed to meet each demand scenario, by type of generation source and (b) the amount
of energy that would be used from each type of generation source. Generation capacity is given in
megawatts (MW) of nameplate capacity that would be needed, which can be significantly higher than
the firm amount of capacity available from a resource. For example, Virginia solar facilities produce
around 25 percent of nameplate capacity. Generation energy is given in annual tera-watt hours (TWh)
of energy used. E3% grid model assumes natural gas plants would be converted to hydrogen fuel in
each scenario when VCEA compliance is assumed, starting in 2045. The model assumes that new
nuclear generation will not be available until 2035. For additional discussion of E3’s grid modeling
methodology, see Appendix B.

Results begin on next page.
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FIGURE H-1
Generation capacity required 2025 to 2050
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TABLE H-1
Generation capacity required 2025 to 2050, Scenario 1: Unconstrained demand (MW)

No VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,141 9,391 15,891 25,149 25,937 25,937
Gas peaker 10,499 10,499 10,499 10,499 10,499 10,499
Oil peaker 813 813 813 813 813 813
Biomass 765 765 765 765 765 765
Coal 3,230 3,230 3,230 3,230 3,230 3,230
Nuclear 3,708 3,708 3,708 6,388 8,532 13,356
Hydro 929 929 929 929 929 929
Solar 7,596 8,673 13,939 27,503 33,880 33,880
Offshore/onshore wind - 5,580 8,656 8,756 8,856 8,956
Battery storage 116 1,608 3,835 3,835 4,008 4,008
Pumped storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,393 49,792 66,861 92,462 102,043 106,967
VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,141 9,391 15,891 19,945 19,945 19,945
Gas peaker 10,499 10,499 10,499 11,976 11,342 10,863
Oil peaker 813 813 813 813 316 -

Biomass 765 765 765 765 15 -

Coal 3,230 3,230 3,230 3,230 630 -

Nuclear 3,708 3,708 3,708 6,388 8,532 13,356
Hydro 929 929 929 929 929 929
Solar 7,596 8,673 13,939 29,622 53,880 53,880
Offshore/onshore wind - 5,580 8,656 8,756 9,216 9,316
Battery storage 116 1,667 4,014 7,645 13,511 13,511
Pumped storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,393 49,851 67,040 94,665 122,911 126,394

SOURCE: E3 grid modeling analysis.
NOTE: Capacity shown is nameplate capacity.
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TABLE H-2
Generation capacity required 2025 to 2050, Scenario 2: Half of unconstrained demand (MW)

No VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,141 9,391 14,626 18,021 18,021 18,605
Gas peaker 10,499 10,499 10,499 10,499 10,499 10,499
Oil peaker 813 813 813 813 813 813

Biomass 765 765 765 765 765 765

Coal 3,230 3,230 3,230 3,230 3,230 3,230
Nuclear 3,708 3,708 3,708 6,388 8,532 9,119
Hydro 929 929 929 929 929 929

Solar 7,596 8,673 13,939 17,340 27,589 27,589
Offshore/onshore wind - 2,940 6,016 6,116 6,216 6,316
Battery storage 116 494 494 892 3,375 3,375
Pumped storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,393 46,038 59,615 69,589 84,565 85,835

VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,141 9,391 12,856 12,856 12,856 12,856
Gas Peaker 10,499 10,499 10,499 13,709 15,013 14,534
Oil Peaker 813 813 813 813 316 -

Biomass 765 765 765 765 15 -

Coal 3,230 3,230 3,230 3,230 630 -

Nuclear 3,708 3,708 3,708 6,388 8,532 11,854
Hydro 929 929 929 929 929 929
Solar 7,596 8,673 13,939 17,883 33,880 33,880
Offshore/onshore Wind - 2,940 8,576 8,676 8,776 8,876
Battery Storage 116 878 3,216 3,231 5,590 5,590
Pumped Storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand Response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,393 46,422 63,126 73,075 91,132 93,114

SOURCE: E3 grid modeling analysis.
NOTE: Capacity shown is nameplate capacity.
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TABLE H-3
Generation capacity required 2025 to 2050, Scenario 3: No new data center demand (MW)

No VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,042 6,042 6,759 7,728 8,016 8,642
Gas peaker 10,499 10,499 10,499 10,499 10,499 10,499
Oil peaker 813 813 813 813 813 813
Biomass 765 765 765 765 765 765
Coal 3,230 3,230 3,230 3,230 3,230 3,230
Nuclear 3,708 3,708 3,708 3,708 3,708 3,708
Hydro 929 929 929 929 929 929
Solar 7,596 8,673 13,939 17,733 22,340 22,340
Offshore/onshore wind - 2,940 6,016 6,116 6,216 6,316
Battery storage 116 116 116 609 3,583 3,583
Pumped storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,293 42,310 51,369 56,725 64,695 65,421
VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 6,042 6,042 6,042 6,042 6,042 6,042
Gas peaker 10,499 10,499 10,499 10,499 9,865 9,386
Oil peaker 813 813 813 813 316 -
Biomass 765 765 765 765 15 -
Coal 3,230 3,230 3,230 3,230 630 -
Nuclear 3,708 3,708 3,708 3,708 8,532 8,532
Hydro 929 929 929 929 929 929
Solar 7,596 8,673 11,092 17,783 24,669 24,669
Offshore/onshore wind - 2,940 8,576 8,676 8,776 8,876
Battery storage 116 116 3,216 3,216 4,313 4,313
Pumped storage 3,241 3,241 3,241 3,241 3,241 3,241
Demand response 1,354 1,354 1,354 1,354 1,354 1,354
Total 38,293 42,310 53,465 60,256 68,682 67,341

SOURCE: E3 grid modeling analysis.
NOTE: Capacity shown is nameplate capacity.
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FIGURE H-2
Energy sources 2025 to 2050

SCENARIO 1: UNCONSTRAINED DEMAND (IN TWH)
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SOURCE: E3 grid modeling analysis.
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TABLE H-4

Energy sources 2025 to 2050, Scenario 1: Unconstrained demand (TWh)

No VCEA
Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 31 40 65 96 98 96
Gas peaker 14 20 27 23 21 16
Qil peaker - - - - - -
Biomass 3 3 3 3 3 3
Coal 18 19 26 24 22 21
Nuclear 32 32 32 56 74 116
Hydro 3 3 3 3 3 3
Solar 13 14 25 52 66 66
Offshore/onshore wind - 21 32 32 32 33
Battery storage (0) (0) (0) (0) ) (1)
Pumped storage (0) (0) (0) (0) (0) (0)
DR 0 0 0 0 0 0
Net Imports 50 77 97 112 105 90
Total 163 230 309 401 423 442

VCEA
Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 31 40 65 77 16 8
Gas peaker 14 20 27 27 1 -
Oil peaker - - - - - -
Biomass 3 3 3 3 -
Coal 18 19 26 24 -
Nuclear 32 32 32 56 73 114
Hydro 3 3 3 3 3 3
Solar 13 14 25 57 105 106
Offshore/onshore wind - 21 32 32 33 33
Battery storage (0) (0) (0) (1) (2) (1)
Pumped storage (0) (0) (0) (1) (3) 3)
DR 0 0 0 0 0 0
Net imports 50 77 97 123 194 183
Total 163 230 309 401 423 442

SOURCE: E3 grid modeling analysis.
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TABLE H-5
Energy sources 2025 to 2050, Scenario 2: Half of unconstrained demand (TWh)

No VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 30 37 55 66 64 67
Gas peaker 13 14 15 13 7 11
Qil peaker - - - - - -
Biomass 3 3 3 3 3 3
Coal 17 18 23 22 19 20
Nuclear 32 32 32 56 74 79
Hydro 3 3 3 3 3 3
Solar 13 14 25 32 53 53
Offshore/onshore wind - 11 22 22 23 23
Battery storage (0) (0) (0) (0) ) (1)
Pumped storage (0) (0) (0) (0) (1) (1)
DR 0 0 0 0 0 0
Net imports 44 57 54 67 56 56
Total 154 189 232 284 300 314
VCEA

Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 30 37 48 47 4 2
Gas peaker 13 14 15 22 1 -
Oil peaker - - - - - -
Biomass 3 3 3 3 0 -
Coal 17 18 23 22 3 -
Nuclear 32 32 32 56 73 101
Hydro 3 3 3 3 3 3
Solar 13 14 25 33 66 66
Offshore/onshore wind - 11 32 32 32 32
Battery storage (0) (0) (0) (0) (1) (1)
Pumped storage (0) (0) (0) (0) (1) (1)
DR 0 0 0 0 0 0
Net imports 44 58 53 68 123 112
Total 154 189 232 284 300 314

SOURCE: E3 grid modeling analysis.
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TABLE H-6

Energy sources 2025 to 2050, Scenario 3: No new data center demand (TWh)

No VCEA
Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 29 23 23 26 26 30
Gas peaker 11 10 9 10 7 8
Qil peaker - - - - - -
Biomass 3 3 3 3 3 3
Coal 16 14 16 19 18 18
Nuclear 32 32 32 32 32 32
Hydro 3 3 3 3 3 3
Solar 13 14 25 33 43 43
Offshore/onshore wind - 11 22 22 22 22
Battery storage - (0) (0) (0) (1) (1)
Pumped storage (0) (0) (0) (0) (1) (1)
DR 0 0 0 0 0 0
Net imports 38 38 23 21 24 24
Total 145 149 156 167 176 182

VCEA
Resource 2025 2030 2035 2040 2045 2050
Gas CCGT 29 23 21 20 0 0
Gas peaker 11 10 11 10 0 0
Oil peaker - - - - - -
Biomass 3 3 3 3 0 -
Coal 16 14 17 18 2 -
Nuclear 32 32 32 32 71 72
Hydro 3 3 3 3 3 3
Solar 13 14 19 33 47 47
Offshore/onshore wind - 11 32 32 32 32
Battery storage - (0) (0) (0) (1) (1)
Pumped storage (0) (0) (0) (0) (1) (1)
DR 0 0 0 0 0 0
Net imports 38 38 19 19 23 29
Total 145 149 156 167 176 182

SOURCE: E3 grid modeling analysis.
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Appendix I: Data center on-site generation

Instead of relying on utilities, many data center companies are looking at ways to generate their own
power using on-site power generation. On-site generation can take a variety of forms, including util-
ity-owned generation on or adjacent to a data center site, “behind the meter” generation that is
owned by the data center, or a “microgrid” where the site operates its own generation and may not
be connected to the larger grid. Of the current technologies available, only natural gas appears viable
for on-site generation, and it can be deployed only close to pipeline infrastructure that has sufficient
capacity to serve generation needs. Other technologies, such as small modular nuclear reactors, are
being actively pursued by the industry as a potential future power source, but most stakeholders be-
lieve these will not realistically be available until 2035.

On-site generation is most likely to be used at new data center sites, where they can be incorporated
into the site design. It appears unlikely existing sites, especially those that are fully built out, could be
switched to on-site generation because of space constraints and financial considerations. Addition-
ally, data center companies may have regulatory and public relation challenges trying to place some
technologies, such as nuclear reactors, in suburban localities like Loudoun and Prince William.

On-site generation could help solve data center companies’ power problems, but they may not sub-
stantially reduce generation and transmission infrastructure needs. Several data center companies in-
dicated that they were pursuing on-site generation as a primary power source but planned to rely on
the main grid for backup. Because electric utilities have an obligation to serve all customers in their
service territory, they would still need to build the infrastructure necessary to provide power to these
sites, even if they are only serving in a backup capacity.

On-site generation could also shift new infrastructure costs to other customers, because infrastruc-
ture costs are recaptured through utility billings, and a data center using an on-site generation would
not be regularly billed for services. It is possible that utilities could reach agreements with data center
companies to provide reduced or non-firm levels of service if only serving in a backup capacity,
which would reduce the need for additional utility infrastructure and cost impacts on other custom-
ers. However, it is not clear whether data centers would enter into such agreements. State law could
be changed to address the potential issue of stranded costs from data centers that use on-site genera-
tion, but as of today, this is not occurring and only one data center site in Virginia appears to actively
rely on on-site generation for a substantial share of its energy needs.
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Appendix J: Power usage effectiveness (PUE) ratios

The efficiency of cooling and other building systems in data centers is commonly measured using a
Power Usage Effectiveness (PUE) ratio. For example, a PUE of 1.3 indicates that 1.0 of energy is
used for computing activity, and 0.3 is used for all other building systems. A PUE of 1.0 would indicate
perfect efficiency, where all energy is used for computing activity, and none is used for any other
purpose. Importantly, PUE does not measure how energy efficient a data center’s computing is, be-
cause energy used for computing is always set equal to 1.0. Consequently, a lower PUE does not
indicate if a data center is energy efficient as a whole. PUE only measures the efficiency of cooling
and other building systems that support facility operations.

The data center industry has a strong market incentive to be energy efficient because energy is one of
data centers’ largest operating costs. Data centers regularly upgrade their computing equipment to take
advantage of newer, more powerful and energy-efficient computer chips. Computer chips’ perfor-
mance per watt has improved annually for decades. Data centers have also made big efficiency gains
with their building systems. As recently as 10 years ago, PUEs of 1.9 or above were common across
smaller enterprise and colocation data centers. With the consolidation of the industry into large
hyperscale facilities, large companies now report fleetwide average PUEs of 1.1 to 1.4. However, some
companies may continue to have less efficient building systems because there are also strong market
incentives to avoid changes that could disrupt operations, such as installing more efficient cooling
systems.

Atleast one European country, Germany, has passed legislation requiring data centers to achieve lower
PUE in the near future (1.2 to 1.3, depending on when the data center was constructed), and similar
legislation has been proposed in Virginia. A PUE requirement could have two unintended conse-
quences: (1) it could encourage more water use by the industry, because water-dependent cooling uses
less energy, and could make it harder for companies that use dry cooling systems to comply, and (2)
companies that operate colocation data centers may be less able to comply because they do not control
operational decisions that can affect PUE calculations, such as how much computing space tenants
use. A PUE requirement for existing data centers would also create fairness issues, because companies
that have chosen to use cooling systems that are more water efficient but less energy efficient may be
unable to comply with the requirement, solely based on the type of cooling they chose before a PUE
requirement was established.
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Appendix K: Additional natural resource considerations

Additional concerns about data center operations’ impacts on natural resources, including their
wastewater discharges, disposal of electronic waste, and diesel fuel carbon footprint, have also been
raised. While significant adverse impacts to Virginia’s natural resources may not occur from these, an
environmental management standard, such as ISO 14001, could encourage data centers to reduce their
impacts where possible. (See Chapter 5 for more information on environmental management stand-

ards.)

Because of existing regulations, data center wastewater discharges do not appear
to pose ecological harms

Data centers that use water in their cooling systems typically discharge only a small portion of it, but
when discharges do occur, the discharges may contain relatively large concentrations of salts, other
dissolved solids, and chemical additives. Some stakeholders expressed concern that data centers
and/or wastewater treatment plants do not filter out the salts and any other chemicals before discharg-
ing the water to a Virginia surface water source, contributing to the degradation of water quality.

Federal and state wastewater regulations appear to protect against these risks. DEQ requires permits
for wastewater discharges from utilities and other large dischargers. These permits set limitations on
the contents of discharges and require water quality monitoring to ensure that discharges do not de-
grade water sources. Some data centers have their own discharge permits, but most send their dis-
charges to a wastewater utility. In either case, the permit holder must ensure any wastewater is appro-
priately treated before discharging it into a water source. If a wastewater utility is not capable of
adequately treating discharge from a data center customer, the utility can require the data center to
pretreat its discharges.

Some stakeholders were concerned that existing wastewater regulations were not sufficient to protect
water resources, but any potential shortcomings would be true for other development types, so data
center-specific standards are not necessary. However, a certification to ISO 14001, which requires
companies to meet all environmental regulations, may encourage additional voluntary commitments
from data centers to reduce any wastewater impacts.

Electronic waste faces little regulation, but existing practices divert some servers
from landfills

Data centers are packed full of thousands of servers, and these servers are replaced every three to five
years. Servers can contain rare and toxic materials. The process to procure these materials for use in
servers can be environmentally harmful, as can improper disposal of the toxic materials. The reuse or
recycling of servers and server parts can minimize environmental impacts.

Data centers, like other businesses, are not required by federal or state law to reuse or recycle electronic
waste, but existing practices divert some servers from Virginia landfills. Many data center companies
have sustainability goals related to electronic waste, including reusing, recycling, or donating old serv-
ers or old server parts. Additionally, not all local waste management services and landfills in Virginia
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accept commercial waste and/or electronic waste, which would force data centers to seek other altet-
natives to dispose of their old servers.

Requiring data centers to meet an environmental management standard, such as ISO 14001, would
require data centers to consider any environmental impacts caused by their waste generation. This
could complement existing practices and discourage disposal of data center servers in Virginia land-
fills, if, and where, it does occut.

Few data centers currently use diesel fuel alternatives because of supply
limitations

Use of diesel fuel—the fuel commonly found in data centers’ backup generators—Ieads to greenhouse
gas emissions. Data center operators are interested in expanding the data center industry’s use of
alternative fuels, such as hydrotreated vegetable oil (HVO), to lower data centers’ carbon footprints.
These alternatives can be used in most existing diesel generators. However, while these fuel alternatives
are available for and used by data centers in Europe and California, the East Coast does not have a
supply chain for these fuels. This makes it more expensive and logistically challenging for Virginia data
centers to use these fuel alternatives.

Some data center companies are making efforts to expand the use of alternative fuels. For instance,
some have requested DEQ permit approval to use HVO in their generators—as DEQ approval of
fuel choice is needed as part of emission regulations—and the industry has reached out to the Virginia
Economic Development Partnership about exploring ways to attract the fuel alternative industry to
Virginia to increase local availability. While a requirement to use a fuel alternative may not currently
be feasible, an ISO 14001 requirement could further encourage industry efforts to review and seek
opportunities to limit their carbon footprints where possible.
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Appendix L: Data center planning and zoning changes in
Fairfax, Loudoun, and Prince William

In recent years, the three Virginia localities with the most data centers have revised their approaches
to regulating the industry and initiated studies to consider additional changes. Sites in Loudoun, Prince
William, and Fairfax account for 80 percent of data centers in the state. Since 2019, all three localities
have adopted changes to their ordinances or other policies relating to data centers. For example, all
three localities added minimum requirements for data centers to their zoning ordinances. Additionally,
all three localities began official studies of their data center policies, with Loudoun and Prince William
planning votes in 2026 by their boards of supervisors in response to study findings. Table L.-1 sum-
marizes key changes by Fairfax, Loudoun, and Prince William related to data center planning and

zoning processes since 2019.

TABLE L-1

Fairfax, Loudoun, and Prince William have updated data center policies since 2019

Locality Planning and zoning actions

Fairfax =~ Comprehensive zoning update with changes specific to data centers (effective 7/1/2021)

Recognized data centers as distinct use instead of being considered a type of telecommunica-
tions facility

Prohibited data centers in residential and certain commercial zones; requires special permit in
certain commercial and industrial zones if exceeds specified size

Established county's first design standard specific to data centers: requiring enclosure of equip-
ment in certain zones

Data center study (initiated 5/9/23)

Process included public meetings and stakeholder interviews
Produced two staff reports and a consultant report

Zoning changes (effective 9/11/24)
Board of Supervisors considered study’s recommendations and implemented several rules to better
manage data center development

Prohibited data centers in additional zone; converted several zones from allowing data centers
by right to allowing by special permit; expanded requirement for special permit if exceeding
specified size to another industrial zone

Required 200 feet between data center building and residential property; required 300 feet (or
a building) between equipment and residential property

Required 1 mile between data center and Metro station

Required sound studies at two stages of new projects

Required several architectural standards (e.g., facade differentiation) of by right development,
with more flexibility but the same goals for special permit developments

Loudoun Rewrite of comprehensive plan (adopted 6/20/2019)
Items for priority future action included performance standards for data centers

Series of meetings about data center policies by legislative committee (2022)

Initiated to review county staff research and develop process for considering changes to data center policies

Comprehensive zoning update includes changes specific to data centers (effective 12/13/2023) 2
Goal to align zoning ordinances relevant to data centers with comprehensive plan
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e  Converted two zones from allowing data centers by right to allowing by special permit; permit-
ted data center in an additional industrial zone

e Expanded applicability of data center standards (e.g., facade architecture, screening of mechan-
ical equipment) from four zones to all locations

e  Created standards for data centers regardless of location including windows, main entrance
features, loading bay location, and proactive sound measuring

e  Created standards for data centers adjacent to residential areas including separation of me-
chanical equipment, minimum 200-foot setback between buildings and property border, park-
ing setbacks, time limits on generator testing, and acoustic barriers around mechanical equip-
ment

Study of potential changes to comprehensive plan and zoning ordinances for data centers and substa-
tions (initiated 2/6/2024)
e  First phase focusing on appropriate locations for data centers per the comprehensive plan and
zoning ordinance, expected to conclude early 2025
e Second phase to focus on policies and zoning ordinances to implement data center standards
(e.g., aesthetics, natural resources), expected to conclude 2026

Prince Additional standards required in data center overlay district (adopted 6/18/2019)

William e Created requirements for data centers in the data center overlay district, including for building fa-
cade and fence design, screening mechanical equipment and substations near residential areas and
certain roads, and buffer yards of data centers near residential areas

e To encourage data center development in the overlay, increased density allowed by right within the
overlay
e Adjusted borders of data center overlay on map

Comprehensive review of data center overlay (initiated 3/2/2021)
e Scope included zoning ordinance, comprehensive plan, and other formal county policies
e Products included reports by county's economic development office and two consultants regarding
data center industry trends, appropriate land in Prince William, and recommended standards for
development
e Process included public meetings and stakeholder interviews

Data center ordinance advisory workgroup (created 2/28/2023)

Responsible for continuing review of county’s data center policies. Draft timeline includes Board of Supervi-
sors vote on noise ordinance amendments in spring 2025 and vote on policy changes relevant to other topics
later in 2025.

Expanded noise ordinance applicability to data centers (adopted 2/28/2023)
e Limited exemption for nighttime cooling systems to residential homes
e  Originally planned to sunset in a year but extended to provide time to “assess the noise impacts as-
sociated with data centers”

SOURCE: JLARC review of local ordinances, review of planning and zoning department documents, and interviews with local staff.

NOTE: Table describes significant changes since 2019 and is not a summary of current ordinances. Table focuses on planning and zoning
processes and excludes changes to economic development and tax policy. Table excludes requirements limited to particular projects
(e.g., rezoning commitments). “Special permit” is used for consistency, but the terminology for this process depends on the locality.

2 Updates do not apply to certain parts of the county, which are administered under an older zoning ordinance.
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Kopinski, Sara

From: Iwicki, Brad

Sent: Wednesday, October 29, 2025 12:13 PM

To: Kopinski, Sara

Subject: FW: Opposition to Proposed Data Center — Case DEV-0057-2025 (Karis Critical Data Centers)

FYI - POD Data Center public comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napetrvilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Steve Jarvisi
Sent: Wednesday, October 29, 2025 11:40 AM

To: Planning <Planning@naperville.il.us>; Derek.Naperville@gmail.com
Cc: Holzhauer, lan <lan.Holzhauer@naperville.il.us>
Subject: Opposition to Proposed Data Center — Case DEV-0057-2025 (Karis Critical Data Centers)

You don't often get email froj i I L c2rn why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

To the Naperville Planning and Zoning Commission:

My name is Steve Jarvis, and | am a resident of the Naper Commons community. | am writing to urge you
not to recommend approval of the proposed Karis Critical Data Center (Case DEV-0057-2025), which is

1



scheduled for discussion at the November 5th meeting.

Naper Commons is a relatively new and vibrant community that embodies the spirit of Naperville which
is safe, welcoming, and family-oriented. Our neighborhood has quickly developed a close-knit feel, with
families regularly walking along the city sidewalks, children playing at Naper Commons Park, and
residents enjoying the quiet suburban environment. | invite you to drive through our community to see
firsthand how peaceful and active itis.

The proposed data center would fundamentally alter that environment. Residents purchased their
homes with the understanding that nearby developments would be consistent with the surrounding
residential character, not an industrial-scale facility housing 24 diesel backup generators.

Although the proposal claims that the generators would only operate periodically for testing, the recent
power outage on Monday, October 27th, lasting several hours, raises legitimate concerns. In such an
event, all 24 generators would be running simultaneously, creating significant noise pollution and
airborne emissions from diesel exhaust. These conditions pose potential health risks to residents,
particularly children and older adults, and would severely impact the neighborhood’s air quality and
livability.

As a father of a 4'2-year-old boy, | am especially concerned about the impact this facility could have on
the health and safety of our children. Families moved to Naper Commons to give their kids a safe, quiet
place to grow up—not to live next to heavy industrial operations and diesel fumes.

Beyond the environmental and health implications, a large data center would increase traffic, require
heavy infrastructure, and visually dominate the area—eroding the character of a community that was

built for families, not industrial development.

| ask you to consider whether you would want such a facility operating just beyond your backyard,
affecting the peace, safety, and quality of life for your family.

Please stand with your fellow Naperville residents and recommend against approval of this project.

Steve Jarvis



Kopinski, Sara

From: |

Sent: Wednesday, October 29, 2025 1:06 PM

To: Kopinski, Sara

Subject: Fwd: DEV-0057-2025 — Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers)

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Hi Sara,
I didn’t receive a confirmation that the below email was received, so just wanted to check in... will the
below email be included in the agenda packet/be forwarded to PZC?

Thank You!

---------- Forwarded message ---------

From:| n—

Date: Tue, Oct 28, 2025 at 10:15 PM

Subject: DEV-0057-2025 - Public Hearing for 1960 Lucent Lane (Karis Critical Data Centers)
To: <planning@naperville.il.us>

Good Evening,

Karis Critical is running paid advertisements on social media promoting their proposed development at
1960 Lucent Lane.

The advertisement includes materially false claims, including the following:

¢ The property has "40 acres of land that has sat vacant for the past 25 years"
o They appear to have confused the date that the building was completed with the date
that the building was vacated. Construction of the building wasn’t completed until 2000,
which makes itimpossible to have sat vacant for 25 years since it was occupied soon after
completion.
o Source: Chicago Tribune October 11, 2000:
https://www.chicagotribune.com/2000/10/11/lucent-in-the-limelight/

e The project will “create and sustain 341 jobs”
o Asyou know from their sworn testimony during the public hearing, it’s a false claim that
they anticipate that 341 jobs will be sustained.




The advertisement also contains a direct link which requests signature of a pre-authored letter to City
Councilin support of the project.

It’s deeply disturbing that the petitioner is deceiving individuals and then using their signature in
furtherance of their goals.

The petitioner has already called their credibility into question by choosing a weekend over spring break
for their sound study, and by omitting “unusually loud” sound readings, and | think this further
demonstrates the nature of the petitioner for this project... approval at all costs. This nature should be
taken into account when evaluating what other promises that they are making as you are weighing your
decisions.

For your reference, here is a link to the petition which is attached to their advertisement:
https://napervilledatacenter.com/take-action/#

Thank You,
]

**** Please redact my name and email from publication ****



Kopinski, Sara

From: Iwicki, Brad

Sent: Wednesday, October 29, 2025 4:17 PM

To: Kopinski, Sara

Subject: FW: Public Comment Regarding Karis Critical Data Center Campus 1960 Lucent Lane

POD - Data Center Public Comment

Brad Iwicki

Assistant Planner | Planning & Development — TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 305-7021 | iwickib@naperville.il.us

The City’s online Civic Access portal is now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home. All
development invoices are now sent through the Civic Access portal. If you have any questions regarding
your invoice, please contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may
be confidential. If you are not the intended recipient or received this message by mistake, be advised that
any use, dissemination, forwarding, printing or copying of this email or any attached material is
prohibited. If you have received this e-mail in error, please notify the sender by e-mail and delete all
copies of this message and any attachments immediately.

From: Callie Sharp I
Sent: Wednesday, October 29, 2025 2:16 PM

To: Planning <Planning@naperville.il.us>
Subject: Public Comment Regarding Karis Critical Data Center Campus 1960 Lucent Lane

You don't often get email from | <2 why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Good afternoon,

My name is Callie Sharp, and | am a resident of the Danada Woods subdivision in Naperville, right near the
proposed site for the Karis Critical data center campus at 1960 Lucent Lane. | submit this comment in my
capacity as a private citizen ahead of the Nov. 5 Planning and Zoning Commission meeting. | staunchly oppose
the petition for development approval and any associated zoning changes/variances:



Perhaps the best part of my home is that it abuts what could be classified as a small wetland and is near the
Danada Forest Preserve. Every day, | enjoy looking out my window and watching the insects, birds, and other
animals that are abundant in the area, including a family of sandhill cranes that love to peer through my
backdoor. This area is praised for its wildlife and trails. If the data center campus is permitted, these areas will
experience increased heat, noise, light, and air pollution. Once these habitats are disturbed, it is incredibly
difficult if not impossible to restore them. There have not been sufficient studies completed on the
environmental impact of this proposal. The health and stability of our environment are at a critical point
across the country — now is not the time to jeopardize them in Naperville.

| am also concerned about the impacts the proposed data center campus will have on my health and on the
health of my neighbors, including many children. Threats to our health stem from noise (as explained during
the last public meeting), light pollution, increased emissions, diesel exhaust, and more.

| further reiterate and incorporate the arguments of many other residents and health/environmental
advocates about impacts to the grid, water and environmental concerns, public health threats, and economic
issues via their written and oral comments for the previous public meetings. The “modifications” made to the
proposal are insufficient to address the above concerns. It is foreseeable that Karis Critical intends to seek
later approval for Phase 2 of the data center campus in the future. Splitting this project into two phases with
two approval processes does nothing to alleviate the environmental, utility, health, and economic issues that
it will cause. Further, Karis Critical's proposed "pledge" at the last public meeting amounts to nothing more
than an unenforceable promise — these alleged assurances cannot be considered as a basis for approval.

To put it simply, the costs of this data center far outweigh any alleged benefits. This industrial facility is not a
public necessity. | strongly urge you to listen to residents, to protect Naperville’s public health and natural
resources, and to deny this proposal outright.

Please confirm your receipt of this public comment.

Thank you,

Callie Sharp



Kopinski, Sara

From: Egner, Therese

Sent: Thursday, October 30, 2025 9:05 AM

To: Kopinski, Sara

Subject: FW: Karis Data Center Proposal DEV-0057-2025
FYI

Therese Egner

Community Planner | Planning & Development - TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 420-4179 | egnert@naperville.il.us

The City’s online Civic Access portalis now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home All development
invoices are now sent through the Civic Access portal. If you have any questions regarding your invoice, please
contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If you
are not the intended recipient or received this message by mistake, be advised that any use, dissemination, forwarding,
printing or copying of this email or any attached material is prohibited. If you have received this e-mail in error, please notify
the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Katie Toolan <}l

Sent: Wednesday, October 29, 2025 4:40 PM

To: Planning <Planning@naperville.il.us>

Subject: Karis Data Center Proposal DEV-0057-2025

You don't often get email from | . L.c2rn why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

My name is Katie Toolan and | am a resident of Naperville. | am writing to express my concerns regarding
the proposed data center. My home is not in the immediate vicinity of the proposed project but | believe it
will have huge implications for all Naperville residents. Many other towns that have welcomed these data
centers are now rethinking, if not completed regretting this decision. Lessons should be learned from
what is happening in Aurora. How is Kavis going to ensure the same fate will not be suffered by
Naperville. A pledge? A pledge is not legally binding and essentially amounts to a pinky promise in the
eyes of the law. | request this decision be reserved until more information and research can be obtained
to ensure an educated decision can be made. Naperville carries the title as one of the best places to live
in the country. Lets keep it that way.

Thank you for your consideration.



Kopinski, Sara

From: Egner, Therese

Sent: Thursday, October 30, 2025 9:05 AM

To: Kopinski, Sara

Subject: FW: Public Input for the November PZC Hearing for Karis Critical Data Centers (DEV-0057-2025)
FYI

Therese Egner

Community Planner | Planning & Development - TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 420-4179 | egnert@naperville.il.us

The City’s online Civic Access portalis now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home All development
invoices are now sent through the Civic Access portal. If you have any questions regarding your invoice, please
contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If you
are not the intended recipient or received this message by mistake, be advised that any use, dissemination, forwarding,
printing or copying of this email or any attached material is prohibited. If you have received this e-mail in error, please notify
the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Marilyn L Schweitzer | NN

Sent: Wednesday, October 29, 2025 4:53 PM

To: Planning <Planning@naperville.il.us>

Cc: Webhrli, Scott NG Holzhauer, lan N\ hite, Benny
I <elly, Patrick [N S\<d, Ashfac I '\ cBroom,
Josh I \Vilson, Nate [N Gibson, Mary
I 2 in, Supna I

Subject: Public Input for the November PZC Hearing for Karis Critical Data Centers (DEV-0057-2025)

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Planning & Zoning Commissioners,

Please do not recommend this Data Center to built at 1960 Lucent Lane:
e A Data Center of this scale is inappropriate to be in such close proximity to residential areas.
e A Data Center of this scale inconsistent with the 2022 Land Use Plan for this area to be Medium Density
Residential.
e Approving a Data Center at this location is premature given the 2025 Naperville I-88 Corridor Strategy
recommendations.




The noise, environmental impact, and impact of the electric power consumption of a Data Center of this scale
are largely uncertain at this time.

Please consider the following:

A place type of Medium Density Residential, as stated in the 2022 Land Use Plan, means uses compatible with
R2 and R3 zoning. Conditional uses for R2 and R3 zoning do not include Data Centers as either permitted or a
conditional use. Data Centers are only permitted as a conditional use in the two most intensive zoning
designations: Office, Research, and Light Industrial (ORI) and Industrial (I). Conditional use for a Data center is
in conflict with the adopted comprehensive master plan.

The 2025 Naperville I-88 Corridor Strategy states residential demand as an opportunity for the 1-88 corridor.
This parcel, along with Naper Commons and the remaining Nokia property, is the only area along the 1-88
Corridor in the 2022 Land Use Plan with the future designated Land Use of Medium Density Residential. The
rest of the 1-88 Corridor that was studied was designated either as a Regional Center or Employment Center.
Approving a Data Center in what has been proceeding to become residential will make it more difficult to
include residential components along the 1-88 Corridor. It will sow community, business owner, and developer
mistrust. It is highly likely to diminish and impair property values in the neighborhood and potential
residential property values anywhere else in the I-88 corridor. A Data Center at this location is complete
opposite of “the City and NDP’s goal of a more vibrant, walkable, mixed-use, ‘live-work-play’ environment along
I-88”. (Note, a further 1-88 Corridor Study to establish place types and achieve other recommendations for the
corridor is under budget considerations for 2026.)

Approving Phase | of the Data Center when staff cannot yet recommend approval of Phase Il is poor planning.
Phase Il has not been dropped from the overall plan. Phase Il is merely not yet being asked for at the moment.
(Pve been told the development needs Phase Il to ultimately become profitable.) Even if Phase Il were to be
totally dropped, what would go in there remaining acreage? There doesn’t seem to be any proposal except to get
Phase | approved now and request Phase Il in the future. This approach is putting camel's nose under the tent.
Conditional Use for a Data Center willimpede the normal and orderly development and improvement of
the adjacent property, e.g the remaining 20 acres and the future of the remaining Nokia property which is also
has a place type of Medium Density Residential.

For comparison, the electrical usage for Phase | is like concentrating half of the entire 2011 electrical usage at
Fermilab into a single building on roughly 20 acres and only 1/4 mile from residences. If Phase Il were to be built
it would be similar to concentrating all of the 2011 electrical usage at Fermilab in only 2 buildings, on roughly 40
acres, and only about 300 ft from residences. (2011 was the peak year of electrical usage from 2008 to 2021 as
stated in the 2021 Fermilab Site Sustainability Plan.)

Naperville is struggling planning for our future power needs. The choice has pretty much been to accept an
open-ended contract or proceed in a new direction. We do not need the unknowns of this data center or other
data centers to complicate the risk at least at this time.

This Data Center should not be recommended or approved. Data Centers along the I-88 corridor should not be
approved until the noise/environmental/power are better understood and until further [-88 Corridor studies as
recommended are complete.

Thank you for your consideration.

Marilyn L. Schweitzer
Naperville/IL



Kopinski, Sara

From: Egner, Therese

Sent: Thursday, October 30, 2025 9:06 AM
To: Kopinski, Sara

Subject: FW:

FYI

Therese Egner

Community Planner | Planning & Development - TED Business Group
City of Naperville | 400 S. Eagle St. Naperville, IL 60540

(630) 420-4179 | egnert@naperville.il.us

The City’s online Civic Access portalis now live! Please use the following link to submit and manage your
development cases: https://napervilleil-energovweb.tylerhost.net/apps/SelfService#/home All development
invoices are now sent through the Civic Access portal. If you have any questions regarding your invoice, please
contact your project manager.

The content of this email, including any attachments, is intended for the designated recipients and may be confidential. If you
are not the intended recipient or received this message by mistake, be advised that any use, dissemination, forwarding,
printing or copying of this email or any attached material is prohibited. If you have received this e-mail in error, please notify
the sender by e-mail and delete all copies of this message and any attachments immediately.

From: Eric Ploch <
Sent: Wednesday, October 29, 2025 4:54 PM
To: Planning <Planning@naperville.il.us>
Subject:

You don't often get email from | Lc2rn why this is important

CAUTION: This e-mail originated outside of the City of Naperville (@naperville.il.us).

DO NOT click links or open attachments unless you confirm the incoming address of the sender and
know the content is safe.

Naperville Planning and Zoning Commission,

My name is Eric Ploch, and | am a resident of the Naper Commons community. | am writing to strongly
urge you not to recommend approval of the proposed Karis Critical Data Center (Case DEV-0057-2025),
which is scheduled for discussion at the November 5th meeting.

Our community at Naper Commons is relatively new but hasn’t wasted any time establishing ourselves
in the spirit of Naperville. Much like the city that you love, our neighbors have established a community
that is safe, welcoming, and family-oriented. Surrounded by not only growing families, we have plenty of
wildlife friends, considering the surrounding forrest preserve.

1



You can understand our concerns when we learned about the proposed data center, which if approved,
would not only impact our tight-knit community but Naperville as a whole.

The long terms impacts of data centers are unknown and Naperville, and more specifically, Naper
Commons, isn’t the community where its members should become the test dummies for long-term and
widespread impacts. In a growingly competitive space in the suburbs, neighboring towns have taken
action to at least pause data center projects and/or hearings. Known as one of the premier suburbs in the
United States, it would be counterintuitive to the goals of Naperville and its image, to approve this
project.

Going beyond the optics of this project for the city, the environmental concerns (as we know them) are
impossible to deny. Look no further than the recent power outage on Monday, October 27th, lasting
several hours. In such an event, all 24 generators would be running simultaneously, creating significant
noise pollution and airborne emissions from diesel exhaust. These conditions pose potential health risks
to residents, particularly children and older adults, and would severely impact the neighborhood’s air
quality and livability. While nothing is worth it when it comes to potential harm to the community, the fact
that few jobs would be added and tax revenue wouldn’t even go back to our schools (our community is
mapped to Wheaton schools), the juice certainly isn’t worth the squeeze.

As a father of a 2-year-old girl and 6-month-old boy, | can’t fathom a project liking this being in their
backyard. My wife and | moved from Chicago in 2023 to Naperville to give our kids a safe, quiet place to
grow up—not to live next to heavy industrial operations and diesel fumes.

Most importantly, | ask you to consider what you would want if in our shoes. Beyond that, if approved,
can you look in the mirror years down the road should unknown or unintended consequences be found

from this project that negatively impact the youth of our community?

Please stand with your fellow Naperville residents and recommend against approval of this project.

Thank you!
The Ploch Family



