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▪ 2,100 square miles, or 1.2 million acres

▪ 41 towns containing 18 villages

▪ 104,000 residents, 50 people per square 

mile

Tug Hill Region 

Facts and Figures
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Proudly founded in the Adirondacks in 1999. 

Meet the nation's only full-service economic development and lead 

generation consulting firm. 
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By the end of this webinar, 

participants will be able to:

• Understand why data center interest is increasing in rural counties 

and smaller communities. 

• Identify the key factors data center developers and operators 

consider when evaluating locations. 

• Recognize how the data center industry is evolving and what 

trends may influence future development. 

• Understand how to evaluate data center proposals based on your 

community, and where the Tug Hill Commission can support.

• Identify 5 proactive planning and preparedness actions your 

community can take today.
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Which best describes your community's 

current experience with data centers? 
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Which best describes your 

experience with land use and zoning 

codes in New York State?
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Defining Data Centers 



Data centers 

function as... 

• Large scale data repositories

• Computational power for 

processing and analyzing data

• Hosts for networking infrastructure 

• Security and compliance for 

sensitive or classified materials 

• A backup or replication source for 

data 

How you may have 

interacted with a data 

center today

• Communication – email, Zoom/Teams, 

text, social media 

• Navigation – maps, ride share apps, flight 

information 

• Health and education – checking medical 

records, online course, accessing a 

school system

• Banking and shopping – mobile banking, 

online shopping





Categories 

of Data 

Centers 

Enterprise Data 

Centers 
Typically located on 

corporate campuses and 

tailored to serve internal 

users. 2,000-5,000 servers.

Managed 

Services 

Data Centers 
Managed by a third 

party on behalf of a 

company.

Colocation Data 

Centers 
A company rents space 

within a data center owned 

by others and located off the 

company’s premises.

Edge Data Centers 
Smaller, decentralized facility 

located closer to end users and 

devices.

Cloud Data 

Centers 
Data is hosted by a cloud 

services provider such as 

Amazon Web Services 

(AWS).

Hyperscale
Data centers built by 

companies that deploy 

internet services and 

platforms at massive scale.

5,000-100k+ servers.  

Source: Data Center Demand and What it Means for Your 

Community, Camoin Associates, April 2026 and 2024 United 

States Data Center Energy Usage Report, Energy Analysis 

and Environmental Impacts Division, Lawrence Berkeley 

National Laboratory, 



Driving 

Forces of 

Demand 

• AI growth creates demand as 

large models require significant 

computational power 

continuously. 

• Cloud-based services expand 

across healthcare, finance, 

entertainment, and social 

media. 

• IoT integrates digital 

technology with robotics, 

vehicles, drones, and 

machinery. 

• These forces create 

exponentially surging 

infrastructure and data 

movement demands.



Both AI and non-AI workloads will be key drivers of 

global data center capacity demand growth through 

2030

Estimated global data center capacity demand, ‘continued momentum’ 

scenario, gigawatts



Virginia, Texas, and California lead in number of data 

centers
Number of Data Centers, by market 



Current 

Status in 

NYS 

• As of June 24th – Senate 

and Assembly signed a 1-

year moratorium, has not 

yet gone to Gov’s desk.

• Municipalities have taken 

action in some cases. 

Genesee County – 

500 MW 

Onondaga County 

Ranalli Lysander 

data center, 6-

month moratorium 

Town of Perth 

(Fulton Co.) – 1 

year moratorium 

Erie County – 300 

MW at the 

Tonawanda Coke 

Corp

St. Lawrence County – 

635 MW at former Reynolds 

site 

Albany County – 

180 MW at former 

school site

Select Activity in NYS (Proposed)



Site Selection Factors



$3.57 B
AMOUNT SPENT IN DECEMBER 2025 ON DATA CENTER 
DEVELOPMENT IN THE US

“U.S. SPENDING ON DATA CENTER CONSTRUCTION SURPASSED 
OFFICE CONSTRUCTION FOR THE FIRST TIME IN LATE 2025”
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Source: Bloomberg



Digital 

Infrastructure 

Water Energy

“Speed to power” 

Community 

Support 

Land 

Labor 

Capacity 



Community Concerns 

Noise 
Cooling towers, air handling 

units, air-cooled chillers, 

server, back-up generators

Water
Drawing from natural 

resources, quantity and 

quality, potential 

contaminants 

Energy
Massive pressures on 

energy systems, how/if 

taxpayers are on the hook

Pushback against AI
Question on long-term 

implications and economic 

stability 

Decommission and 

closure 
Planning for future site 

reuse, if necessary 

Economic impact + 

jobs/ tax base 

Construction vs. long-

term jobs

Land use pressures
Compatibility with ag lands 

and other industries  



Real Estate 

Assets

Industrial Land in Tug Hill

~ 285 acres (2 sites)

50 – 150 acres

0 – 50 acres

Source: CoStar, Esri



Evolving US Policy Landscape

• Community Benefit 

Agreements vs. 

Incentives

• Moratoriums

• Studies on impacts 

• Infrastructure 

investment 

• Public involvement 

Map of States that Offer Data Center Incentives, 

as of April 2026 

Offers incentives 

(38) 

Does not offer incentives 

(12) 

Source: National Conference of State Legislatures



Industry Innovation 

Energy Solutions 
Geothermal, bridge-to-grid options, hydrogen, battery solutions, fuel cell 

technology, biomass, bring your own energy

Water Reduction Strategies  
Immersion-cooling technology, air-cooled chillers (use no water, but use more 

energy) 

Community Benefit Conversations 
Legally binding document, provides community-centered benefits for hosts 

communities: jobs, taxes, renewable energy resources, educational 

opportunities 



Now what?



Now what?

Can you answer this 

question for your 

community…



Does data center development 

align with our economic 

development goals and/or the 

vision in our comprehensive 
plan?



5 Steps for 

Communities to Plan 

for Data Centers



#2 Build internal decision-making capacity 
Know what questions to ask developers and investors, understand 

application of tax incentives, PILOTs, and other incentive structures, 

coordinate regionally with neighboring communities, develop standard 

review process 

Seek support from: Tug Hill Commission, Industrial Development 

Agencies, County Planning Departments, local municipalities

#1 Establish and document  community 

priorities 
Hold public conversations on the trade-offs around large-scale 

developments, what infrastructure improvements matter the most, what 

benefits are expected, how environmental considerations must be 

addressed, and how your community’s stance aligns with state priorities  

Seek support from: Public engagement, local officials, County Planning 

Departments, Tug Hill Commission 



#3 Update land use and zoning codes 
Define data centers, determine what zone they match with, address setbacks, 

buffering, noise, height, and expectations as a community 

Seek support from: Tug Hill Commission, County Planning Departments, 

Regional Planning Boards, Department of State, specialized consultants 



UPDATING LAND USE AND ZONING 

CODES

• MORATORIA

• COMPREHENSIVE PLANS

• ZONING

• Site plan review

• Special use permit review

30



MORATORIA

• Adopted as local law

• Prohibits development of 

certain defined land use 

projects for a set period of 

time

• 6 to 12 months is common
31



COMPREHENSIVE 

PLANS

• The materials, written and/or graphic, 

including but not limited to maps, 

charts, studies, resolutions, reports 

and other descriptive material that 

identify the goals, objectives, 

principles, guidelines, policies, 

standards, devices and instruments for 

the immediate and long-range 

protection, enhancement, growth and 

development of the municipality.
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ZONING

• Protects public health, safety, and welfare

• Regulates use, density, placement of structures 

on lots

• In NYS, zoning is administered by local 

governments – towns, villages, and cities 

• NO COUNTY ZONING

33



MODEL ZONING 

LANGUAGE

• Models available online

• Help available from county planning 

departments, regional planning 

agencies, private consultants

• We urge municipalities to ask for 

help incorporating!
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WHERE CAN THEY GO?  

35

• Districts (ex. 

Industrial)

• Overlay zones

• Floating zones

• Avoid prime ag land



DIMENSIONAL STANDARDS

36

Limits on number of DCs per district ex. 1 per district

Minimum lot size    ex. 2 acres/5 acres

Maximum square footage of building ex. 5,000 sq. ft.

Setback from property lines  100 feet (1,000 feet from residences)

Maximum height restrictions  ex. 35 feet/60 feet



SITING/DESIGN STANDARDS
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Noise limits   ex. Maximum 40-60 decibels at the property             

   line

Architectural controls ex. No blank walls / multiple textures or colors 

   required

Screening   ex. Mechanical equipment must be screened

Landscaping  ex. Vegetation or berms required



OTHER REQUIREMENTS
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Proof of power availability/impacts 

study

Water availability/impacts study

Thermal/heat impact study

Fire department consultation/training

Decommissioning



TOTAL PROHIBITION OF USE?
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Document reasoning in comprehensive plan 

and zoning law.

Make the case that the use is detrimental to 

the public welfare based on circumstances 

within the community and prohibiting is in 

reasonable relation to the police power.



SPECIAL USE PERMIT REVIEW

• An authorization of a particular land use which is permitted in a zoning 

ordinance or local law, subject to requirements imposed by such zoning 

ordinance or local law to assure that the proposed use is in harmony with 

such zoning ordinance or local law and will not adversely affect the 

neighborhood if such requirements are met.

• Typically overseen by Planning Boards

• PUBLIC HEARING REQUIRED

• BOARD APPROVES, APPROVES WITH CONDITIONS, OR DISAPPROVES

40



COUNTY 239-m REVIEW

If the application involves property within 500 feet of the following 

geographic triggers, it is subject to county referral:

•   A municipal boundary

•   The boundary of a state or county park or recreation area

•   The right-of-way of a state or county road

•   The right-of-way of a county-owned stream or drainage channel

•   A boundary of state or county land on which a public building is 

located

•   A boundary of a farm operation that is located in a state 

agricultural district

41



SEQR –State Environmental Quality 

Review

42

SEQR requires all local, regional, and state government agencies to 

equally examine the environmental impacts along with the social and 

economic considerations for a certain project, or action, during their 

discretionary review.

Type I, II, or unlisted action

Short or Long EAF

Determination of Significance

NEGDEC or DRAFT ENVIRONMENTAL IMPACT STATEMENT 

required as part of complete application



#3 Update land use and zoning codes 
Define data centers, determine what zone they match with, address setbacks, 

buffering, noise, height, and expectations as a community 

Seek support from: County Planning Departments, Regional Planning Boards, 

Tug Hill Commission, Department of State, specialized consultants 

#4 Evaluate infrastructure capacity 
Water and wastewater planning, transportation impacts, broadband 

mapping, energy assessment 

Seek support from: County Planning Departments, Industrial 

Development Agencies, Regional Planning Boards, Utility Providers,  

#5 Identify and engage property owners 
Identify potential sites of interest, understand owners’ expectations and 

future land use goals, clarify community vision

Seek support from: Local municipalities, County Planning Departments, 

Industrial Development Agencies, Regional Planning Boards 



Questions?



Slides will be posted on the Tug Hill 

Commission website: 

https://tughill.org/

Stay tuned to their webpage for 

additional webinars and other 

events. 

More on Camoin Associates can be 

found here: 

https://camoinassociates.com/

Closing Remarks 

Thank you! Contact Information

JIM DAMICIS

jim@camoinassociates.com 

ALEX TRANMER

Alexandra@camoinassociates.com 

MATT JOHNSON

matt@tughill.org 

mailto:jim@camoinassociates.com
mailto:Alexandra@camoinassociates.com
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