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Executive Summary
What Is a Data Center?
A data center is a facility where electronic information is stored, processed, distributed, managed or accessed by means of computer servers, networking equipment, air conditioning and heating systems, electrical systems and security systems. Every cloud file, telemedicine consultation, financial transaction and artificial intelligence project operates on a data center. These facilities have different needs than traditional industrial sites, as they create relatively low volumes of traffic and odor generation. However, they have the ability consume significant amounts of energy and water resources and contain large quantities of mechanical equipment outside of their buildings. As a result, the sizes of these facilities can vary greatly. This document categorizes data centers into five tiers based on size. Requirements for review and specific standards are tailored to each of the tiers’ potential impacts.   

For purposes of Public Chapter 961 (2026), a 'data center' is defined as a building with an anticipated maximum peak electric load of fifty megawatts (50 MW) or greater. Facilities meeting that threshold are subject to additional state requirements regarding electrical infrastructure costs. These model regulations address the full spectrum of data center development regardless of the PC 961 threshold.
The Purpose and Need for the Ordinance Template
Data Center Development is Increasing Nationwide: In 2024, U.S. data centers accounted for approximately 4.7% of total national electricity usage. This number is expected to increase to 5.9 – 15.3% of total national electricity usage and to 33% of total energy load growth by 2030 (U.S. DOE / Lawrence Berkeley National Laboratory, 2026). Yet most local zoning codes never mention data centers, leaving them to be reviewed under generic industrial categories that do not address their defining impacts, including water consumption, mechanical noise, backup generators, and end-of-life decommissioning. 

The Tennessee General Assembly has initiated policy at the state level that is tied directly or indirectly to this type of development: Public Chapter 961 prohibits municipalities and electric utilities from absorbing costs associated with electrical infrastructure required for larger data centers and authorizes independent power providers to provide power to data centers. However, this policy does not provide land use guidance, meaning that, at this point, the existence and extent of data center regulations are subject to local discretion, within the framework of applicable statutory requirements. This template gives Tennessee municipalities a legally grounded, “ready-to-adapt and adopt” framework under the Municipal Zoning statute (T.C.A. § 13-7-201 et seq) covering districting and prohibited locations, pre-application conferences, infrastructure impact studies, acoustic studies, energy and water disclosure, performance standards, annual reporting, enforcement, and decommissioning security.
A Flexible, Modular Framework
The Center for Local Planning has designed this template to be deliberately comprehensive. Wherever brackets exist, you will insert local zoning district names, numeric thresholds, etc. Review bodies, penalties, and thresholds will need to match your community's existing processes. For jurisdictions without in-house planning personnel, we recommend consulting the UT Center for Local Planning, MTAS, or your designated Development District when customizing or implementing these model regulations. Additionally, jurisdictions should re-examine their zoning code in its entirety when adopting provisions of this document to ensure overall consistency.
Jurisdictions that have adopted a temporary moratorium on data center development may wish to modify and adopt these model regulations (or a locally customized version) prior to or concurrent with the expiration of the moratorium, to ensure a seamless transition from prohibition to regulated permitting. All jurisdictions should consult closely with legal counsel prior to proceeding with any data center regulations.

Note: This template is intended for use by municipalities which have adopted a set of zoning regulations for the areas under their jurisdiction. Municipalities that have not adopted zoning regulations may not lawfully implement distance or location-based regulations of facilities such as data centers per recent court rulings (see Tinsley Properties, LLC v. Grundy County (Tenn. Feb. 25, 2026, No. M2022-01562-SC-R11-CV). Municipalities should assume that any distance-based or location-based restriction on data centers must be adopted as a zoning amendment under T.C.A. § 13-7-203 and § 13-7-204.

Note: These regulations should be incorporated into the Municipality's Zoning Ordinance and not adopted as free-standing regulations. This template is drafted as an overlay district. Municipalities should work closely with their professional Planning staff, Development District staff, MTAS, or Center for Local Planning staff in incorporating these changes. All changes should be submitted to the Municipality's legal counsel for review prior to adoption. There are several options for how these regulations may be implemented:
1. Applicant-initiated overlay (reactive). The developer must obtain a Data Center Overlay District map amendment before filing a full application. See Section 1.06(D).
2. Municipality-initiated overlay (proactive). The Planning Commission and Governing Body map the DC-O District to appropriate areas in advance. See Section 1.06(E).
3. Amend each district. Alternatively, if the Municipality finds the application of the Zoning Overlay to be too cumbersome or confusing, the Zoning Ordinance and each individual zoning district may be amended to incorporate these standards directly. A Municipality electing this option must delete Section 1.06, revise Section 1.05 and the Section 3.01 table to remove the overlay condition and confirm that Section 5.01 is compatible with each district's dimensional standards.
Under any option, adoption is an amendment to the Municipal Zoning Ordinance and must follow the procedure in T.C.A. § 13-7-203 and § 13-7-204, including submission to and recommendation from the Planning Commission, published notice, a public hearing, and any reading requirements imposed by the Municipality's charter.

Note: The UT Center for Local Planning (CLP) and Municipal Technical Advisory Service (MTAS) provide technical assistance to Tennessee municipalities on zoning and planning matters. Cities without in-house planning staff are encouraged to contact their respective Development Districts, CLP or MTAS before and during the review of any data center application. Resources are available at clp.tennessee.edu.

Key Resources 
• Tenn. Public Chapter 961 (2026) — Data Center Infrastructure Usage
• Urban Land Institute, Local Guidelines for Data Center Development (ULI Americas Data Center Product Council)
• U.S. Dept. of Energy / Lawrence Berkeley National Laboratory, 2026 United States Data Center Energy Usage Report
• T.C.A. § 13-7-201 et seq. (Municipal Zoning Enabling Act)

































Preamble	
WHEREAS, the Municipality of [MUNICIPALITY NAME], Tennessee, acting pursuant to Tennessee Code Annotated § 13-7-201 et seq., is authorized to enact zoning ordinances for the purpose of promoting the public health, safety, morals, convenience, order, prosperity, and general welfare of the community; and
WHEREAS, data centers and digital infrastructure facilities represent a significant and growing form of large-scale industrial land use that presents unique impacts upon energy supply, water resources, environmental quality, agricultural lands, and community character which justify the implementation of specific standards; and
WHEREAS, the Municipality of [MUNICIPALITY NAME] desires to capture the economic benefits of this industry, including tax revenue, potential infrastructure improvements, and local employment, while protecting natural resources, existing land uses, and the long-term sustainability of the community; and
WHEREAS, the Tennessee General Assembly has recognized the importance of planning for large-scale industrial facilities through enabling statutes authorizing the regulation of land uses, site plan review, and the establishment of special exceptions and conditions designed to protect public health, safety, and welfare;
WHEREAS, the Municipality of [MUNICIPALITY NAME] has heretofore adopted a Zoning Ordinance and an Official Zoning Map pursuant to T.C.A. § 13-7-201 et seq., which Zoning Ordinance and Map remain in full force and effect except as expressly amended herein; and
WHEREAS, T.C.A. §§ 13-7-203 and 13-7-204 authorize the Governing Body to amend the Zoning Ordinance and the Official Zoning Map, including by the establishment of overlay districts imposing supplemental standards upon land within a designated area in addition to the standards of the underlying zoning district, following submission to and recommendation from the [MUNICIPALITY NAME] Planning Commission, published notice, and a public hearing;
NOW, THEREFORE, BE IT ORDAINED by the Governing Body of the Municipality of [MUNICIPALITY NAME], Tennessee, that the [MUNICIPALITY NAME] Zoning Ordinance is hereby amended by adding thereto a new Chapter [___], to read as follows; and that the Official Zoning Map of the Municipality of [MUNICIPALITY NAME] is hereby amended to reflect the Data Center Overlay District established herein:
Article I — General Provisions
Section 1.01 — Short Title, Effect and Construction
(A) This Chapter shall be known and may be cited as the "[MUNICIPALITY NAME] Data Center Overlay District Regulations."
(B) This Chapter is adopted as an amendment to the [MUNICIPALITY NAME] Zoning Ordinance. It is codified (or approved as Ordinance #) as Chapter [___] of the Zoning Ordinance and shall be construed and administered as an integral part thereof. 
(C) All provisions of the Zoning Ordinance not expressly amended by this Chapter remain in full force and effect. Where any term used in this Chapter is defined in the Zoning Ordinance, the definition in Article II of this Chapter shall control for purposes of data center review.
Section 1.02 — Purpose and Intent
The purpose of this Chapter is to:
· Amend the [MUNICIPALITY NAME] Zoning Ordinance to establish a Data Center Overlay District (DC-O) and to prescribe the districts in which, and the standards under which, data centers may be established within the Municipality's zoning jurisdiction;
· Establish a clear, predictable, and equitable permitting framework for data centers and digital infrastructure facilities within the Municipality of [MUNICIPALITY NAME];
· Protect the Municipality’s water supply, electrical grid, road network, and natural environment from unmitigated impacts of large-scale digital infrastructure;
· Promote environmental sustainability through requirements for energy and water efficiency, and low-impact site design;
· Prevent incompatible land uses adjacent to residential, agricultural, or environmentally sensitive areas; and
· Maintain consistency with the [MUNICIPALITY NAME] Comprehensive Plan [Note: if applicable], the [COUNTY] Comprehensive Growth Plan, and applicable state and federal environmental regulations.
Section 1.03 — Authority
This Chapter is enacted as an amendment to the [MUNICIPALITY NAME] Zoning Ordinance pursuant to the authority granted to municipalities of the State of Tennessee under T.C.A. §§ 13-7-201 through 13-7-210 (Municipal Zoning Enabling Act), and specifically pursuant to:
· T.C.A. § 13-7-201 and § 13-7-202, authorizing the division of the Municipality into districts and the regulation of the location, height, bulk, and use of buildings and land;
· T.C.A. § 13-7-203, governing the adoption and amendment of the Zoning Ordinance and the Official Zoning Map, including published notice and public hearing;
· T.C.A. § 13-7-204, requiring submission of any proposed amendment to the Municipal Planning Commission for its approval or disapproval prior to action by the Governing Body;
· T.C.A. §§ 13-7-205 through 13-7-207, governing the Board of Zoning Appeals and its authority over special exceptions, variances, and appeals; and
· T.C.A. § 13-4-101 et seq., governing the Municipal Planning Commission and site plan review.
Adoption of this Chapter and of any subsequent amendment to the Official Zoning Map applying the DC-O District shall follow the procedure required by T.C.A. §§ 13-7-203 and 13-7-204 and any reading or publication requirement imposed by the Municipality's charter.
Section 1.04 — Relationship to Other Regulations
This Chapter supplements and does not supersede any applicable provision of:
· Tennessee Code Annotated, Title 68, Chapter 2, related to Environmental Protection;
· The Tennessee Water Quality Control Act (TCA § 69-3-101 et seq.);
· Tennessee Department of Environment and Conservation (TDEC) regulations;
· Tennessee Valley Authority (TVA) transmission and service agreements;
· Applicable Federal Communications Commission (FCC) regulations;
· The Tennessee Right to Farm Act (TCA § 43-26-101 et seq.); and
· Local subdivision regulations, the [MUNICIPALITY NAME] Comprehensive Plan [Note: if applicable], and the [COUNTY NAME] Comprehensive Growth Plan.
In the event of any conflict, the more stringent standard shall apply to the extent permitted by state law. Building code and fire safety matters are subject to TCA § 68-120-101 et seq and applicable state fire marshal regulations.
Section 1.05 — Applicability
This Chapter applies to all data center development within the corporate limits of [MUNICIPALITY NAME], Tennessee, and, to the extent the Municipality lawfully exercises zoning jurisdiction beyond its corporate limits, within that jurisdiction. The standards of Articles II through VIII apply to property within the Data Center Overlay District as established under Section 1.06, except that Edge Computing Facilities are governed as provided in Sections 1.06(B) and 3.01. Data centers proposed on property outside the Municipality's zoning jurisdiction are subject to any applicable land use regulations adopted by the [COUNTY NAME], if any, and not this Chapter.
[AUTHOR’S NOTE: A Municipality that does not exercise zoning jurisdiction beyond its corporate limits should delete the second clause of the first sentence. Territory within the Municipality's urban growth boundary under T.C.A. § 6-58-101 et seq. that has not been annexed remains subject to the County Zoning Resolution until annexation; counsel should confirm the extent of the Municipality's planning and zoning jurisdiction under its charter and any interlocal or plan of services agreement.]
Section 1.06 — Establishment of the Data Center Overlay District (DC-O)
1.06(A) District Created
There is hereby created and established a zoning district to be known as the Data Center Overlay District, designated "DC-O," which is added to the list of zoning districts set forth in Chapter [___] of the [MUNICIPALITY NAME] Zoning Ordinance.

1.06(B) Nature of the Overlay
The DC-O District is an overlay district. It does not replace or remove the underlying zoning district classification of any property. All regulations of the underlying zoning district continue to apply to property within the DC-O District except as expressly modified by this Chapter. No Small, Medium, Large, or Hyperscale Data Center shall be established, constructed, or expanded except upon property that: 
· Lies within a zoning district in which such facility is listed as permitted or permitted by special exception under Section 3.01, and 
· Is within the boundaries of the DC-O District as shown on the Official Zoning Map.
· Note: Edge Computing Facilities as defined herein are exempt from the DC-O mapping requirement and are governed by the requirements of the underlying zoning district and Section 3.01.

1.06(C) Conflicts
Where a provision of this Chapter conflicts with a provision of the underlying zoning district or any other provision of the Zoning Ordinance, the more stringent provision shall control, except that the dimensional standards of Section 5.01 shall supersede the dimensional standards of the underlying district as provided therein.

1.06(D) Application of the Overlay — Applicant-Initiated (Reactive)
Any owner or authorized agent seeking to establish a data center on property not already within the DC-O District shall first apply for an amendment to the Official Zoning Map to apply the DC-O District to the subject property. Such application shall be filed, submitted to the [MUNICIPALITY NAME] Planning Commission for its recommendation, noticed, and heard by the Governing Body in accordance with T.C.A. § 13-7-203 and the procedures of the Zoning Ordinance and the Municipality’s charter. The map amendment shall be approved and effective before the applicant may submit a site plan or special exception application under Article IV of this Chapter. The pre-application conference required by Section 4.01 shall be held before submission of the map amendment application.
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1.06(E) Application of the Overlay — Municipality-Initiated (Proactive)
The [MUNICIPALITY NAME] Planning Commission or the Governing Body may, on its own initiative and in accordance with T.C.A. §§ 13-7-203 and 13-7-204, amend the Official Zoning Map to apply the DC-O District to one or more areas of the Municipality identified as appropriate for data center development. In identifying such areas, the Planning Commission and Governing Body should consider the [MUNICIPALITY NAME] Comprehensive Plan [Note: if applicable] and the [COUNTY NAME] Growth Plan, existing and planned electric transmission capacity, water and wastewater service capacity, the adequacy of the road network and designated haul routes, proximity to residential uses, and the prohibited locations identified in Section 3.02. Where the DC-O District has been applied proactively, an applicant proposing a data center within the mapped area may proceed directly to the application requirements of Article IV without a further map amendment.

1.06(F) Official Zoning Map
The boundaries of the DC-O District shall be shown on the Official Zoning Map of the Municipality of [MUNICIPALITY NAME]. The [Planning Director / designated official] shall cause the Official Zoning Map to be updated within 30 days of the effective date of any amendment applying or removing the DC-O District.

1.06(G) Lapse of Applicant-Initiated Overlay
Where the DC-O District has been applied at the request of an applicant under Section 1.06(D) and no site plan or special exception application has been approved within thirty-six (36) months of the effective date of the map amendment, the Governing Body may, following submission to the Planning Commission and public hearing under T.C.A. §§ 13-7-203 and 13-7-204, amend the Official Zoning Map to remove the DC-O District from the subject property.
Article II — Definitions
As used in this Chapter, the following terms shall have the meanings set forth below:
· Applicant: Any person, entity, corporation, partnership, or governmental body filing an application for a permit or approval under this Chapter.
· Colocation Facility: A data center in which multiple clients lease or license space for servers and equipment owned and operated by the client, rather than by the facility operator.
· Data Center: A facility or group of facilities used primarily for the housing, storage, processing, management, or distribution of electronic data, including servers, networking equipment, cooling infrastructure, and related power and security systems. The term includes hyperscale data centers, colocation facilities, edge computing facilities, and enterprise data centers, and the term also includes blockchain and cryptocurrency mining facilities. Specifically excluded from this definition are: telecommunications and broadband network facilities, server rooms and IT facilities accessory and incidental to a principal use on the same site, and facilities owned or operated by the State or a political subdivision. NOTE: For purposes of Public Chapter 961 (2026), a 'data center' is defined as a building with an anticipated maximum peak electric load of fifty megawatts (50 MW) or greater, and facilities meeting that threshold are subject to additional state requirements regarding electrical infrastructure costs. 
· Data Center Overlay District (DC-O): The overlay zoning district established by Section 1.06 of this Chapter, the boundaries of which are shown on the Official Zoning Map, within which data centers may be established subject to the standards of this Chapter in addition to the standards of the underlying zoning district.
· Edge Computing Facility: A small-scale data center less than or equal to 5,000 square feet, and that utilizes less than 2 megawatts (MW) of energy and is designed to process data at or near the point of use to reduce latency, as distinguished from large centralized data centers. Due to their limited impact, Edge Computing Facilities are exempt from data center overlay requirements as well as other requirements as specifically noted within this Chapter.
· Governing Body: The chief legislative body of [MUNICIPALITY NAME].
· Hyperscale Data Center: A data center facility that either exceeds 250,000 square feet of gross floor area or consumes more than 100.0 megawatts (MW) of electrical power at projected peak electric demand.
· IT Load: The amount of power, measured in kilowatts (kW) or megawatts (MW), consumed by the information technology equipment housed within a data center.
· Large Data Center: A data center facility that is between 100,001 and 250,000 square feet of gross floor area, or that consumes between >25.0 MW and 100.0 MW of electrical power at projected peak electric demand.
· Medium Data Center: A data center facility that is between 20,001 and 100,000 square feet of gross floor area, or that consumes between >10.0 MW and 25.0 MW of electrical power at projected peak electric demand.
· Overlay District: A zoning district that is superimposed upon one or more underlying zoning districts and that imposes standards supplemental to, and in addition to, those of the underlying district, without removing or replacing the underlying district classification.
· Permit Holder: The individual, property owner, or business entity named on an official local government authorization to use land, build structures, or conduct specific activities authorized by this Chapter.
· Planning Commission: The planning commission established under TCA § 13-4-101 et seq or TCA 13-3-101 et seq with jurisdiction over the planning region that includes [MUNICIPALITY NAME].
· Power Usage Effectiveness (PUE): The ratio of total facility energy consumption to IT equipment energy consumption, as defined by The Green Grid. A PUE of 1.0 is perfect efficiency; lower is better.
· Projected Peak Electric Demand: The demand documented in the electric service capacity confirmation required under Section 4.02(B), or the facility's projected peak electric demand during the first three (3) years of operation, whichever is greater.
· Renewable Energy: Energy generated from solar, wind, hydroelectric, geothermal, or other sources recognized under applicable federal standards or voluntary programs, including the Tennessee Valley Authority's green energy programs.
· Residentially Zoned Property: Any parcel zoned to allow residential uses per current adopted zoning standards.  
· Small Data Center: A data center facility that is between 5,001-20,000 square feet of gross floor area, or that consumes between 2.0-10.0 MW of electrical power at projected peak electric demand.
· Undevelopable Land: Designated Floodway Area, 100-year floodplains, wetlands, karst topography, existing easements, and slopes exceeding 15% grade change.
· Underlying Zoning District: The base zoning district classification applied to a parcel by the Official Zoning Map, exclusive of any overlay district.
· Utility District: An independent governmental entity created under TCA § 7-82-101 et seq. for the purpose of providing water, wastewater, gas, or other utility services within a defined service area.
· Water Usage Effectiveness (WUE): The ratio of annual site water usage to IT equipment energy consumption, measured in liters per kilowatt-hour (L/kWh), as defined by The Green Grid.
· Zoning Ordinance: The official zoning regulations of [Municipality Name].
Article III — Zoning Districts and Permitted Uses
Section 3.01 — Classification by Scale
For the purposes of this Chapter, data centers are classified as follows. With the exception of Edge Computing Facilities, a data center of a given classification may be established only upon property that lies within one of the underlying zoning districts specified below for that classification and that is within the Data Center Overlay District as provided in Section 1.06. The square footages below are inclusive of all structures utilized primarily for the housing, storage, processing, management, or distribution of electronic data, including servers, networking equipment, cooling infrastructure, and related power and security systems.  

	Standard
	Review Requirements
	Notes (ALL ZONING DESIGNATIONS FOR ILLUSTRATIVE PURPOSES ONLY)

	Edge Computing Facility (≤ 5,000 sq ft;  <2.0 MW)

	Planning Commission (PC) Site Plan Review

	Permitted in General Commercial (GC), Light Industrial (LI), and Business Zoning Districts. Planning Commission approval of a Site Plan required. Approval of Data Center Overlay not required.

	Small Data Center  
(5,001- 20,000 sq ft; 2.0-10.0 MW)
	PC Site Plan Review
	Permitted in Heavy Industrial (HI) District and Light Industrial (LI) District. Planning Commission Approval of a Site Plan Required.

	Medium Data Center (20,001–100,000 sq ft; >10.0–25.0 MW)
	Special Exception (LI) + PC Site Plan Review 
	Permitted in Heavy Industrial (HI) District by right and within the Light Industrial (LI) district with approval of a Special Exception by the Board of Zoning Appeals. Planning Commission approval of a Site Plan required.

	Large Data Center (≥100,001 -250,000 sq ft; >25.0-100.0 MW)
	Special Exception  (HI Only) + PC Site Plan Review
	Permitted in Heavy Industrial (HI) District with approval of a Special Exception by the Board of Zoning Appeals. Planning Commission approval of a Site Plan required.

	Hyperscale Data Center (>250,000 sq ft; >100.0 MW)
	Special Exception  (HI Only) + PC Site Plan Review
	Permitted in Heavy Industrial (HI) District with approval of a Special Exception by the Board of Zoning Appeals. Planning Commission approval of a Site Plan required.


Note: Where a data center meets the criteria for more than one classification based upon gross floor area or electrical load, the higher classification shall apply. For example, a 40,000 square foot data center utilizing 50 megawatts of electricity would be classified as a Large Data Center per the table above.
Author’s Note: All AFOREMENTIONED ZONING DESIGNATIONS USED FOR ILLUSTRATRIVE PURPOSES ONLY. Jurisdictions should substitute their own zoning district designations for the example districts shown in this table and should confirm that the districts listed are consistent with the district list contained in their Zoning Resolution.
Section 3.02 — Prohibited Locations
No data center structure of any classification shall be sited:
· Within any Zone A, Zone AO, or Zone AE floodplain or regulatory floodway as defined by current FEMA Flood Insurance Rate Maps (FIRMs);
· Within any area designated as a Scenic Overlay, Conservation District, or Historic District in the Municipal zoning ordinance; or
· Within 500 feet of any school, hospital, or licensed childcare center.
Section 3.03 — Agricultural Land Considerations
3.03 (A) Agricultural Soil Assessment
Each Data Center Application shall include an agricultural Soil Assessment, identifying all portions of subject site designated as prime farmland per USDA NRCS most recently published soil survey. The overall acreage of prime farmland that is to be converted to other uses as part of the development must be clearly identified upon the submitted development plan.  
Article IV — Application and Permitting Requirements
The following application and permitting requirements shall apply to all applications submitted pursuant to this chapter and shall constitute conditions precedent to any approval. The Planning Commission and/or Board of Zoning Appeals shall make a finding that all application and permitting requirements have been met prior to any approval.  
Section 4.01 — Pre-Application Conference
Not less than 30 days, and not more than 120 days prior to the formal submission of any map amendment, site plan, or special exception application, the applicant shall schedule and hold a pre-application conference with the Municipality’s Planning Director [or authorized municipal representative] and, for Large or Hyperscale facilities, the following departments and agencies:
· [MUNICIPALITY NAME] Public Works Department;
· [MUNICIPALITY NAME] Engineering Department
· [COUNTY] County Emergency Management Agency;
· Applicable electric utility service provider;
· Relevant Water and Wastewater Utility District(s).
· Tennessee Valley Authority (TVA)
· State Fire Marshal's Office (for municipalities without a professional fire department)
The pre-application conference is an informal consultation and does not constitute the filing of an application for purposes of any statutory review timeline. No vested rights accrue from participation in a pre-application conference. If a single joint conference is infeasible, the applicant shall meet separately with each listed agency and furnish written confirmation of those meetings at or before the pre-application conference.
Section 4.02 — Application Contents
A complete application for Special Exception or Site Plan Approval under this Chapter shall, at minimum, include all of the following:
1
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4.02(A) Site Plan Requirements
· Scaled Site Plan (minimum 1" = 100') showing all proposed structures, setbacks, impervious surfaces, landscaping, stormwater management features, vehicular access, parking, and final topography;
· Calculation of square footage of all proposed building areas that are included in the definition of “Data Center” as defined at Article II, as well as a proposed data center tier classification.
· Topographic survey prepared by a licensed Tennessee surveyor;
· Floodplain delineation and FEMA FIRM panel reference;
· Identification of all water features and Well heads within 1,000 feet of the subject property;
· Identification of surrounding land uses and distances to nearest property lines of properties currently utilized for residential uses;
· Grading Plan;
· Utility Plan showing electrical service entry points, water service connections, and wastewater discharge points; 
· Roadway improvements proposed onsite or offsite as part of the development; 
· Erosion Prevention and Sediment Control (EPSC) Plan, Stormwater Pollution Prevention Plan (SWPPP), and stormwater improvement plans, as required; 
· Photometric Lighting Plan / Lighting Study consistent with the requirements of Section 5.04;
· Screening and Buffering Plan consistent with the requirements of Section 5.04;
· Construction Vehicle Haul Route Plan Sheet depicting how construction vehicles will travel to and access the site; and
· Agricultural Soil Assessment as required by Section 3.03(A).
4.02(B) Infrastructure Impact Study
For all Data Center Classifications except Edge Computing Facilities, the applicant shall submit a Professional Engineer (PE)-certified Infrastructure Impact Study addressing:
· Projected electrical load at full build-out, phased by year if applicable, and documentation of utility service capacity confirmation from TVA or the applicable electric cooperative;
· Projected water consumption (gallons per day at full capacity) and documentation of water system capacity confirmation from the applicable utility;
· Projected wastewater generation and disposal method, including any discharge permits required from TDEC, and documentation of sewer system capacity availability confirmation from the applicable utility;
· For all projects that will generate in excess of 100 peak hour trips per day, traffic impact analysis prepared in accordance with ITE Trip Generation Manual standards; All Large and Hyperscale facilities shall be required to submit a Construction Traffic Management Plan containing proposed hours for construction traffic, routes, flagging, staging, wheel wash, daily trip estimates, and peak concurrent workforce.
· Assessment of impacts to local road infrastructure, including weight limits and pavement conditions on designated haul routes;
· Assessment of impacts to state routes along haul routes, with documentation of TDOT coordination where applicable;
· For any facility projected to have a peak electric demand of fifty (50) megawatts or more during the first three (3) years of operation, written documentation from the serving electric utility confirming that the cost of electrical infrastructure necessary to serve the facility will be borne by the owner or operator consistent with Tennessee Public Chapter 961 (2026), and identifying any portion of such cost allocated to general utility system improvements.
4.02(C) Energy and Sustainability Disclosure
· Projected annual energy consumption (kWh) at full capacity;
· Proposed Power Usage Effectiveness (PUE) target and methodology for achieving it;
· Source of electrical power supply and percentage of power to be derived from renewable sources; Renewable energy disclosures under this subsection are informational and do not constitute independent approval criteria;
· Water Usage Effectiveness (WUE) target and cooling system description; and
· Description of any on-site energy generation, battery storage, or backup power systems. Onsite energy generation is subject to additional approvals as indicated at Section 5.07.
 4.02(D) Acoustic (Noise) Study
· Baseline Ambient Sound Survey to show the sound levels of the Data Center project location prior to commencement of construction;
· Sound emitting equipment inventory to highlight what parts will be creating sound from the Data Center;
· Frequency Analysis to indicate how often noise will be released from the Data Center; 
· Sound mitigation plan to reduce noise pollution;
· The Acoustic Study shall demonstrate that the proposed facility will comply with the noise standards established in Section 5.04 of this Chapter;
· The study shall be prepared by a Tennessee licensed professional engineer with expertise in acoustical engineering. 
4.02(E) Emergency Response Plan
· Hazardous materials inventory and Safety Data Sheets (SDS) for all chemicals used in cooling and fire suppression systems;
· Fire suppression system specifications and coordination with [MUNICIPALITY NAME] Fire Department; and
· Spill prevention and emergency response contact information.
· For applications proposing on-site battery energy storage, potential concerns related to lithium-ion thermal runaway, off-gassing, and fire-service access shall be addressed.
Section 4.03 — Application Processing Timeline
Applications shall be reviewed according to the following timeline:
· Pre-application conference: the pre-application conference required by Section 4.01 must be held not less than 30 days nor more than 120 days of formal submittal of the application to the Municipality; 
· Application completeness determination: within 10 business days of submission;
· Staff comments provided to the developer: within 30 business days of submission; 
· Added to relevant review body agenda: within 60 business days of submission.
Section 4.04 — Fees
Application fees shall be established by resolution of the Governing Body and posted on the Municipality’s official website [if applicable] and shall be maintained in the office of the City Recorder. Fees shall be sufficient to recover the Municipality’s reasonable costs of review, including costs of independent technical review consultants retained by the Municipality at the applicant’s expense. The Municipality shall provide the applicant with an estimate of anticipated independent review costs prior to engagement of consultants.
Section 4.05 — Permit Duration and Vesting  
· All projects approved under this Chapter shall vest in accordance with T.C.A. § 13-4-310 (Tennessee Vested Property Rights Act). Vested rights attach upon submittal of a site plan or special exception application under Article IV that is in substantial compliance with these standards. “Substantial Compliance” means that the application submittal contains all materials required by Sections 4.02 and 4.04 of this Chapter. An application for an amendment to the Official Zoning Map under Section 1.06(D), is a legislative request and is not a development plan for purposes of T.C.A. § 13-4-310; no vested rights accrue upon its filing, upon its approval, or upon participation in the pre-application conference.
· A Site Plan approved under this Chapter shall expire unless a building permit is issued within 36 months of the Planning Commission’s approval of the Site Plan. 
· A Building Permit issued under this Chapter shall expire if construction has not commenced within twenty-four (24) months of the Planning Commission’s approval of the Site Plan. One extension of up to twelve (12) months may be granted by the Codes Director upon written request. 
· Permits that expire must be re-applied for under the standards in effect at the time of reapplication.
*Author’s Note: If this information is contained elsewhere within the zoning code, this section may not be applicable 
Section 4.06 — Phased Development
Applicants for Large or Hyperscale data centers may submit a phased development plan as part of the initial application. Each phase shall be identified on the site plan with projected timelines and infrastructure requirements. Subsequent phases may proceed under the original permit approval, subject to compliance with all conditions of approval and demonstration that cumulative impacts remain consistent with the approved Infrastructure Impact Study. If cumulative impacts, including total electrical load, water consumption, traffic generation, or impervious surface, exceed those projected in the original study, an amended permit application shall be required.
Section 4.07 — Duties of Administrative Bodies and Officials
It shall be the duty of the Planning Commission, Board of Zoning Appeals, and any professional staff charged with implementation of these regulations to ensure that the requirements of this Chapter are met. Any decisions made to approve any application submitted under this Chapter shall be based upon a finding that all applicable requirements have been met. Denied applicants shall be notified in writing of their right to appeal. The Governing Body may delegate approval of any Special Exception required by this Chapter to the Building Commissioner or other administrative official in accordance with the requirements of T.C.A. § 13-7-207. Amendment of the Zoning Ordinance or Zoning Map may only be accomplished via a majority vote of the Governing Body, upon recommendation of the Planning Commission. 
Article V — Development Standards
The following development standards shall apply to all applications submitted pursuant to this chapter, and shall constitute conditions precedent to any approval. The Planning Commission and/or Board of Zoning Appeals shall make a finding that all development standards have been met prior to any approval.  
Section 5.01 — Dimensional Standards
For Small Data Centers, Medium Data Centers, Large Data Centers, and Hyperscale Data Centers, the following dimensional standards shall apply and shall supersede any requirement of the subject property’s underlying zoning district. For Edge Computing Centers, the relevant zoning district standards of the subject property shall apply. 
AUTHOR’S NOTE: These Dimensional Standards are for illustrative purposes only and are not intended to be a recommendation. Communities must choose their own dimensional standards based on their own unique characteristics. 

	Standard
	Requirement
	Notes

	Minimum Lot Size — Small Data Center
	5 acres
	May be reduced by 20% for brownfield or previously developed sites.

	Minimum Lot Size — Medium Data Center
	20 acres
	—

	Minimum Lot Size — Large Data Center
	50 acres
	None

	Minimum Lot Size — Hyperscale Data Center
	100 acres
	None

	Minimum Front Building Setback
	150 feet
	From public right-of-way. Measured to nearest structural wall. If directly across public right of way from parcels currently zoned for residential or agricultural use: Hyperscale: 1,500 Feet; Large: 1,000 feet; Medium: 500 feet, Small: 250 Feet

	Minimum Side/Rear Building Setback
	75 feet
	Measured to nearest structural wall. If adjacent to parcels currently zoned for residential or agricultural use: Hyperscale: 1,500 Feet; Large: 1,000 feet; Medium: 500 feet, Small: 250 Feet

	Maximum Building Height
	65 feet
	—

	Maximum Lot Coverage (impervious)
	60%
	Regardless of lot coverage, all applicable stormwater requirements shall be met.

	Minimum Landscaped Area
	15% of gross lot area
	Includes any required on-site vegetative screening or buffers

	Minimum Generator Distance* (<2 MW)
	500 Feet
	Distance is measured from any on-site generator to the nearest residentially or agriculturally zoned property line.

	Minimum Generator Distance* (2-20 MW) 
	750 Feet
	Distance is measured from any on-site generator to the nearest residentially or agriculturally zoned property line.

	Minimum Generator Distance* (>20 MW)
	1,000 Feet
	Distance is measured from any on-site generator to the nearest residentially or agriculturally zoned property line.


Note 1: All minimum lot sizes indicated are gross lot sizes. 
Note 2: Undevelopable areas including designated floodway areas, 100-year floodplains, wetlands, karst topography, existing easements, and slopes exceeding 15%, may not constitute more than 25% of the actual lot area submitted for development.
*Note 3: Distances shall be measured based on lot lines in effect on the day of development plan approval by the relevant review body.
Section 5.02 — Energy Standards*
	Standard
	Requirement
	Notes

	Maximum Power Usage Effectiveness (PUE)
	≤ 1.5 (design target)
	Applicant must document PUE methodology. Annual reporting required per Section 6.02.

	Backup Generators
	Diesel ≤ 100 hours per year nonemergency operation
	Hydrogen fuel cells or battery storage encouraged. Subject to TDEC air quality permit requirements.

	On-Site Solar Readiness
	All roofs solar-ready
	Structural loading and conduit pathways designed for future PV installation.


*AUTHOR’S NOTE: This optional section is applicable only in jurisdictions that maintain a building department with code enforcement authority under TCA § 68-120-101 and/or operate a municipal electric utility.
Section 5.03 — Water Standards
	Standard
	Requirement
	Notes

	Maximum Water Usage Effectiveness (WUE)
	≤ 0.5 (design target)
	Applicant must document PUE methodology. Annual reporting required per Section 7.02.

	Cooling System 
	Air-cooled or closed-loop 
	Evaporative cooling systems are permissible, but shall comply with the WUE standards of this table and shall require documentation of water supply capacity confirmation from the relevant utility district, consistent with the Infrastructure Impact Study required under Section 4.02(B)

	Drought & Curtailment
	Written agreement with applicable water utility OR on-site storage/ alternative supply. 
	A written curtailment agreement with the utility district or a demonstration of on-site storage/alternative supply sufficient to maintain operations without drawing on the public system during a declared drought or system emergency required.

	Stormwater Management
	Zero net increase in peak runoff
	Stormwater plan subject to TDEC Construction General Permit for Stormwater Discharges.

	Groundwater Protection
	No discharge without TDEC Underground Injection Control (UIC) permit
	Cooling tower blowdown must be discharged to sanitary sewer or treated on-site.


AUTHOR’S NOTE: In Municipalities where water and wastewater service is provided by independent utility districts, the Municipality has no authority to compel districts to extend service or expand capacity. Applicants must independently secure service commitments from the applicable utility district(s). Nothing in this chapter shall be construed to require any utility district to modify its infrastructure or service area to accommodate data center development.
Section 5.04 — Screening and Buffering
· All mechanical equipment, cooling towers, generators, and utility infrastructure visible from a public right-of-way or adjacent residential or agricultural district shall be screened by a minimum 8-foot solid masonry wall or equivalent opaque fence, or elevated berm supplemented by a minimum 20-foot planted buffer of native vegetation;
· Screening of sufficient height and opacity shall be installed that mechanical equipment is not visible from the ground plane at any point on an adjoining residential or agricultural property line or public right-of-way, as demonstrated by cross-section drawings at not less than four locations.
· All exterior lighting shall be full cutoff fixtures directed downward and inward; no light trespass shall exceed 0.5 foot-candles at any property line adjacent to a residential or agricultural district or at any street right of way line;
· All utility connections (power, fiber, water) shall be installed underground within the site boundary. 
· Sound attributable to the facility, measured as a one-hour equivalent continuous sound level (Leq(1h)) at any point on an adjoining property line, shall not exceed: 
· 50 dBA between 7:00 a.m. and 10:00 p.m. and 45 dBA between 10:00 p.m. and 7:00 a.m. at any residential or agricultural property line; 
· Pure tones, which include single-frequency sounds such as whines, hums, whistles, and other vibrations shall not exceed 40 dBA at any residential or agricultural property line; 
· 65 dBA at any commercial property line; 
· 75 dBA at any industrial property line; and 
· Backup generator testing shall be limited to weekdays between 9:00 AM and 4:00 PM. Generator testing and usage during times of emergency shall not exceed 65 dBA at the nearest residential property line. 
Author’s Note: For consistency, these standards may also be adopted elsewhere in the zoning code and be made applicable to all industrial uses.
Section 5.05 — Transportation, Access & Parking
· Data centers shall not derive their sole access to a public road via a private easement through adjoining property;
· For emergency service, a minimum of two separate vehicular access points onto the public road network shall be provided for facilities exceeding 50,000 square feet;
· Construction vehicle haul routes shall be designated in the application and approved by the Municipal Public Works Director. The applicant shall execute a Road Use and Maintenance Agreement with the municipality prior to issuance of any building permit and may be required to post surety in order to ensure any damage to municipal streets will be repaired by the developer at no expense to the city;
· NOTE: Similar agreements may be required with TDOT for State maintained highways and any impacted city streets. Applicants are encouraged to engage with those entities as early in the process as possible; 
· All access roads within the facility site shall be paved with an asphaltic or concrete surface and shall be a minimum of 20 feet in width and designed to accommodate AASHTO HS-20 loading; and
· If the submitted traffic impact analysis determines that road improvements are warranted, the applicant shall fund or provide a proportionate share of improvements necessitated by the data center's traffic impact, as determined by the traffic impact analysis and consistent with the nexus and proportionality standards applicable to development conditions under Tennessee law.
· Data centers must provide a minimum parking of three spaces per thousand gross square feet of office space to be occupied within the development, OR one parking space for every one employee, based upon the maximum number of employees on site during the largest shift, whichever is lesser. 
Section 5.06 — Fire Safety
· All data centers shall be equipped with an automatic fire suppression system designed in compliance with any adopted building and fire codes. 
· An emergency access road meeting [MUNICIPALITY NAME] Fire Code standards shall be maintained around all structures.
· As appropriate, the applicant shall coordinate directly with the State Fire Marshal's Office for plan review and inspection of fire suppression systems. 
· The applicant shall coordinate directly with professional and/or volunteer local fire officials charged with providing fire protection services to the proposed development
Author’s Note: Additional training may be necessary for local fire agencies in order to prepare for the unique character of data center development. 
Section 5.07 — On-Site Electric Generation
· Electric generating facilities serving a data center, other than emergency standby generation, shall be reviewed as a separate principal use and shall require approval of a Special Exception by the Board of Zoning Appeals. The following conditions shall apply:
· All requirements of Article IV and Article V of this Chapter shall be met.
· Ongoing Compliance and Reporting requirements contained at Article VI shall apply. 
· Any structures utilized as part of the electric generating facility shall be counted toward overall lot coverage requirements for data centers contained within this article;
· All structures and other equipment incidental to the electric generation facility shall be separated by  not less than 1,500 feet from any residentially or agriculturally zoned property, school, hospital, or licensed childcare center.
· In addition to all materials contained at Article IV and Article V of this Chapter, applications shall include: 
· Documentation of all required TDEC air permits or a written determination that none are required; 
· Fuel type, delivery method, and on-site storage capacity; 
· Stack height and dispersion modeling analysis; stacks exceeding the maximum building heights established by this chapter may be approved as part of the Special Exception request if demonstrated to be necessary to protect air quality;
· Written documentation of any interconnection approval required from the applicable electric utility or TVA under Tenn. Public Chapter 961 (2026). 
Article VI — Ongoing Compliance and Reporting
Section 6.01 — Operations Commencement Notice
The permit holder shall notify the Planning Director [or designated municipal official] in writing within 30 days of commencing commercial operations, including the date operations commenced, current IT load (in megawatts), and initial measured PUE and WUE values.
Section 6.02 — Annual Operations Report  
By March 1 of each year following commencement of operations, the permit holder shall submit an Annual Operations Report to the Chief Executive Officer or Designee containing:
· Total energy consumed (kWh) in the prior calendar year and measured annual average PUE;
· Total water consumed (gallons) in the prior calendar year and measured annual average WUE;
· Percentage of energy derived from renewable sources;
· Any changes to cooling technology, backup power systems, or fire suppression systems;
· Any environmental incidents, spills, or regulatory violations occurring in the prior year; and
· Generator fuel consumption and hours of operation.
Annual reports shall be made available to the public on the Municipality’s official website [if applicable] within 30 days of receipt and shall be maintained in the office of the City Recorder. The permit holder may request to designate specific data within the Annual Operations Report as confidential business information, provided that a specific statutory exemption applies. The Municipal Attorney shall review any such designation and, to the extent permitted by the Tennessee Public Records Act (T.C.A. § 10-7-503 et seq.), may redact proprietary data from the publicly available version of the report. Aggregate performance metrics (PUE, WUE, renewable energy percentage) shall not be eligible for confidential designation.
Author’s Note: The above section should be construed as optional, should the jurisdiction wish to foster increased transparency surrounding data center development.
Section 6.03 — Inspections  
The Municipal Planning Director [or designated Municipal official] shall have the right to conduct annual compliance inspections upon reasonable notice (minimum 5 business days). The permit holder shall provide access to all areas relevant to verifying compliance with this Chapter. Inspections shall be limited to exterior areas, mechanical equipment areas, and areas related to the specific compliance standards established in this Chapter, including noise measurement points, screening/buffering, stormwater management features, and generator installations. If consent to inspect is withheld, the Planning Director [or designated Municipal official] may obtain an administrative warrant as recommended by the Municipal Attorney prior to any such inspection. Access to secure server rooms or areas containing client equipment shall not be required unless specifically authorized by the permit holder. Complaint driven inspections may occur at shorter intervals at the discretion of the Planning Director [or designated municipal official].
Section 6.04 — Permit Modification
Any material change increasing the facility’s size, energy consumption, water use, or imposed conditions shall, depending on the change requested, require Board of Zoning Appeals, and/or Planning Commission review utilizing the review process outlined at Section 3.01. 
Section 6.05 — Permit Transfer
Upon change of ownership or operator, the new owner or operator shall notify the Municipality within 60 days and acknowledge in writing that they assume all obligations under the existing permit approval. Any decommissioning bond or letter of credit shall be placed in the new owner or operator’s name within 60 days of the ownership or operatorship change.
Article VII — Enforcement and Penalties
Section 7.01 — Violations
Any person, entity, or operator who violates any provision of this Chapter or fails to comply with any condition of a permit or agreement issued hereunder shall be subject to:
· Written notice of violation from the Planning Director, requiring cure within 30 days;
· Enforcement as provided by T.C.A. § 13-7-208(a)(1), under which a violation of any ordinance enacted under Title 13, Chapter 7, Part 2 is a Class C misdemeanor, and a penalty up to fifty-dollars ($50.00). Each day a violation is allowed to continue shall constitute a separate offense.;
· Enforcement pursuant to T.C.A. § 13-7-208(a)(2) by the building commissioner, the Municipal Attorney, or other appropriate authority, or by any adjacent or neighboring property owner who would be specially damaged by the violation, including actions for injunction, mandamus, abatement, or other appropriate remedy in a court of competent jurisdiction; and
· Revocation of any applicable permits.
Nothing in this Section shall preclude the Municipality and the permit holder from entering into a consent order establishing a timeline and conditions for achieving compliance.
Section 7.02 — Appeals
Any enforcement or interpretation decision made by any administrative official charged with the implementation of these requirements may be appealed to the [MUNICIPALITY NAME] Board of Zoning Appeals consistent with T.C.A. §§ 13-7-206 and 13-7-207. Decisions of the Board of Zoning Appeals, Planning Commission, or Governing Body are subject to judicial review in accordance with the laws of the State of Tennessee.
Section 7.03 — Abandoned or Decommissioned Facilities
A facility that has ceased operations for 30 consecutive months shall be deemed abandoned. Upon such a finding, within (sixty) 60 Days, the permit holder shall:
· Restore and stabilize the site consistent with applicable environmental standards, including the adopted municipal stormwater ordinance.
Applicants for Large and Hyperscale facilities shall post a decommissioning bond or letter of credit sufficient to cover reasonable site restoration and stabilization costs prior to issuance of any building permit. Decommissioning surety shall be posted with the Municipal Planning Director [or designated Municipal official] prior to issuance of any building permit. Decommissioning surety shall auto-renew each year with no effort required by the Municipality. The issuing financial institution shall be located within the State of Tennessee. The Planning Director [or designated Municipal official] may require an independent cost estimate for any facility and may adjust the surety amount accordingly.

Article VIII — Severability, Amendments, And Effective Date
Section 8.01 — Severability
If any section, subsection, sentence, clause, or provision of this Chapter is held invalid or unconstitutional, such holding shall not affect the validity of any other provision, it being the intent of the Governing Body that this Chapter shall stand notwithstanding the invalidity of any part.
Section 8.02 — Amendments
This Chapter may be amended by the Governing Body following Planning Commission recommendation under T.C.A. § 13-7-204, public notice, and public hearing consistent with T.C.A. § 13-7-203. It is the policy of the Governing Body and the Planning Commission to review the standards established within this Chapter at intervals of not more than five years following adoption, and to update such standards as warranted by changes in technology, industry practice, and applicable state and federal law. Failure to conduct a scheduled review shall not affect the validity or enforceability of existing standards. Any amendment to this Chapter, and any amendment to the Official Zoning Map applying or removing the Data Center Overlay District, constitutes an amendment to the [MUNICIPALITY NAME] Zoning Ordinance and shall be adopted in accordance with T.C.A. §§ 13-7-203 and 13-7-204.
Section 8.03 — Effective Date
This Chapter shall take effect upon passage and publication as required by Tennessee law and shall apply to all applications submitted on or after the effective date.



Certification Of Adoption
The foregoing amendment to the [MUNICIPALITY NAME] Zoning Ordinance was submitted to the [MUNICIPALITY NAME] Planning Commission on the _____ day of ______________, 20___, and was recommended for [approval / disapproval] on the _____ day of ______________, 20___, as required by T.C.A. § 13-7-204.

_____________________________________________ Chair, [MUNICIPALITY NAME] Planning Commission

Notice of public hearing was published in [NEWSPAPER OF GENERAL CIRCULATION] on the _____ day of ______________, 20___, and a public hearing was held before the Governing Body on the _____ day of ______________, 20___, all as required by T.C.A. § 13-7-203.

The foregoing amendment to the [MUNICIPALITY NAME] Zoning Ordinance, and the corresponding amendment to the Official Zoning Map of the Municipality of [MUNICIPALITY NAME], passed first reading on the _____ day of ______________, 20___, and passed second and final reading, and were duly adopted by the Governing Body of the Municipality of [MUNICIPALITY NAME], Tennessee, at a regular meeting held on the _____ day of ______________, 20___.

AUTHOR’S NOTE: This certification should be tailored to the specific ordinance reading requirements of the Municipality’s charter.
_____________________________________________
Mayor, Municipality of [MUNICIPALITY NAME], Tennessee

_____________________________________________
Municipal Recorder / Municipal Clerk


APPROVED AS TO FORM:

_____________________________________________
Municipal Attorney

Date: _______________________________________
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