____________ COUNTY, SOUTH CAROLINA
STATE OF SOUTH CAROLINA

ORDINANCE NO. ______

AN ORDINANCE AMENDING THE ___________________ COUNTY ZONING ORDINANCE TO DEFINE AND ESTABLISH STANDARDS FOR DATA CENTERS AND CRYPTO MINING FACILITIES

WHEREAS, the ___________________ County Zoning Ordinance does not currently provide comprehensive standards specific to data center and crypto mining facility uses; and

WHEREAS, the establishment of use-specific standards is necessary to ensure compatibility with adjacent land uses and to mitigate potential impacts associated with such facilities, including but not limited to noise, water consumption, energy consumption, and visual impacts; and

WHEREAS, data center development represents a significant and growing economic sector that, if properly regulated, can provide substantial tax base and employment benefits to ___________________ County; and

WHEREAS, the ___________________ County Council finds it necessary and in the public interest to regulate the location, design, and operation of data centers and crypto mining facilities; and

WHEREAS, the ___________________ County Council has the power and authority granted by the Constitution of the State of South Carolina and the powers granted to the County by the General Assembly;

NOW, THEREFORE, BE IT ORDAINED by the ___________________ County Council that the ___________________ County Zoning Ordinance is hereby amended as follows:

ARTICLE I — DEFINITIONS

The following terms, when used in this Ordinance, shall have the meanings ascribed to them in this Article:

"Closed-Loop System" means a system that constantly reuses and recycles an initial load of water within its operation, significantly reducing the draw on external water sources and minimizing wastewater discharge. A closed-loop system shall not use evaporative cooling and may include air-cooled (dry) cooling, rear door heat exchanger cooling, hybrid dry economizer cooling, direct-to-chip cooling, or immersion cooling.

"Crypto Mining Center" (or "Crypto Mining Facility") means a specialized, industrial-scale facility containing a large number of high-powered computers—usually Application-Specific Integrated Circuits (ASICs) or powerful GPUs—dedicated solely to validating blockchain transactions and generating new cryptocurrency units. These facilities operate continuously, requiring significant electricity for processing and cooling. For purposes of this Ordinance, crypto mining facilities shall be regulated as data centers.

"Data Center" means a physical room, building, or facility that houses infrastructure for building, running, delivering, or transmitting technological applications and services, or for storing and managing the data associated with technological equipment, applications, or services. Data centers include crypto mining facilities.

"Data Center, Campus" means a singular development containing more than one (1) data center building with a total development area of a minimum of five hundred thousand (500,000) square feet.

"Data Center Accessory Uses" means utilities, utility lines, electrical substations, pump stations, water towers, mechanical equipment and environmental controls (air conditioning or cooling towers, fire suppression, etc.), redundant/backup power supplies, redundant data communications connections, and high security features, when located on the same tract or assemblage of adjacent parcels developed as a unified data center development.

"Load" means the total power consumed by servers, storage, cooling, ventilation, generators, and other networking devices operating within a data center site.

"Megawatt (MW)" means the unit of measurement for electricity equivalent to one million watts, used to measure total power consumption of data centers.

"Substation" means an electric system facility that converts higher voltages to lower voltages within or separate from a data center to generate sufficient power at maximum efficiency; may operate independently for a dedicated site once directly connected to a transmission line.

"Square Footage, Data Center" means the total square footage of all floors in the data center development, the square footage of any supporting uses, and the square footage of any additional exterior equipment, including substations, electrical yards, mechanical yards, and any other exposed equipment located within property boundaries.

ARTICLE II — PERMITTED LOCATIONS AND ZONING DISTRICT STANDARDS

Section 2.1 — Permitted Zoning Districts

[This section should be tailored to conform to your county’s specific zoning district classifications]

(A) Data centers and crypto mining facilities shall be permitted uses only in the following zoning districts of the ___________________ County Zoning Ordinance, subject to the standards of this Ordinance:

1. Heavy Industrial District (HI) — Permitted use, subject to the conditional use standards of this Ordinance.
2. Light Industrial District (LI) — Conditional use, subject to the additional standards of Section 2.2 and the maximum building size limitation set forth therein.
3. Business and Technology District (BT) — Conditional use, limited to small-scale data centers not exceeding twenty thousand (20,000) square feet of gross floor area, subject to a Special Exception approved by the ___________________ County Board of Zoning Appeals and all applicable standards of this Ordinance. The Board of Zoning Appeals shall find that the proposed use is compatible with surrounding business and technology uses and does not generate noise, heat, traffic, or visual impacts inconsistent with the BT district's character.

	
(B) Data centers and crypto mining facilities shall be specifically prohibited in:

1. All residential zoning districts (AR, RR, RN, LDR, MDR, MFR).
2. All business districts except as provided in subsection (A)(3) above (NB, GB, RB).
3. The Rural Business District (RUB).
4. The Agricultural Residential District (AR).
5. The Open Space Preservation District (OSP) and Institutional District (INS).
6. The Mining District (M).
7. All unzoned portions of the unincorporated areas of ___________________ County.

Section 2.1 (alternative) — Critical Data Infrastructure Overlay Zone

(A)The zoning ordinance and official zoning maps of _______________ County shall be amened to create the Critical Data Infrastructure Overlay Zone (CDI_OZ) and to define the scope, location and size of the CDI-OZ.
(1) The following properties shall be included in the Critical Data Infrastructure Overlay Zone upon its creation:
		[List by Tax map number or other legal description]
(2) Additional properties may be added to the zone after a review of the following:
(a) Any proposed property to be added to the boundaries of the CDI-OZ must be zoned as [include any such zoning classification as desired]. No property located in an unzoned portion of the County may be added to the CDI-OZ;	
(b) proximity of the proposed expansion to existing infrastructure, including existing or planned water, electrical and data conveyance infrastructure;
(c) proximity of the proposed expansion to existing industrial or commercial areas, such as quarries and industrial parks.
(d) proximity of the proposed expansion to residential, educational or institutional uses that may be incompatible with data center and crypto mining facilities.
 
(B) Data centers and crypto mining facilities shall be permitted uses only in the Critical Digital Infrastructure zoning district of the ___________________ County Zoning Ordinance, subject to the standards of this Ordinance:

Section 2.2 — Size Limitations by Zoning District

(A) Business and Technology District (BT):

1. The maximum building size for a data center in the BT district is twenty thousand (20,000) square feet of gross floor area.
2. Crypto mining facilities are prohibited in the BT district.

(B) Light Industrial District (LI):

1. The maximum building size for a data center in the LI district is eighty thousand (80,000) square feet of gross floor area.

(C) Heavy Industrial District (HI):

1. The maximum building size for a data center in the HI district is two hundred thousand (200,000) square feet of gross floor area without a Special Exception.
2. Data centers exceeding two hundred thousand (200,000) square feet of gross floor area in the HI district shall require approval of a Special Exception by the ___________________ County Board of Zoning Appeals, in addition to all other requirements of this Ordinance.
ARTICLE III — SEPARATION AND BUFFERING STANDARDS

Section 3.1 — Residential Separation

(A) Any data center building shall be located a minimum of one thousand (1,000) feet from any single-family or multi-family residential structure or residentially zoned lot. The separation distance shall be measured from the edge of any building, substation, driveway, street, parking lot, structure, or improvement to the nearest residential property line.

(B) Where the one thousand (1,000) foot separation distance cannot be achieved:

1. Required landscape buffers along the residential property line shall be increased by fifty percent (50%) in both width and required plantings.
2. The minimum separation distance shall in no instance be less than two hundred (200) feet from the data center building to the residential district line.

(C) All cooling, ventilating, power generation, and other equipment associated with the data center shall be located a minimum of three hundred (300) feet from any residentially used or zoned lot.

(D) Where a data center or its equipment abuts a residentially used or zoned lot, a masonry wall constructed of stone, brick, or similar materials (no wood, chain link, or vinyl), with a minimum height of ten (10) feet, shall be provided along the shared property line. Such wall shall be located internal to any required landscape buffer and shall not replace the separation distances required in subsections (A) and (C) above.

Section 3.2 — Landscape Buffer Requirements

(A) All data centers and data center campuses shall provide a landscaped buffer a minimum of twenty (20) feet in width located around the perimeter of the data center development. The buffer may be located within any required transitional buffer required under the ___________________ County Zoning Ordinance.

(B) A minimum of one (1) canopy tree shall be planted for every thirty (30) feet of property frontage where the subject site abuts a publicly accessible right-of-way or non-industrially zoned property.

(C) All landscaping required by this Ordinance shall be maintained in a living condition. Any dead or diseased material shall be replaced within one (1) growing season.

ARTICLE IV — ARCHITECTURAL AND DESIGN STANDARDS

Section 4.1 — Façade Requirements

(A) Where visible from a publicly accessible road or right-of-way, any data center building shall incorporate a minimum of thirty percent (30%) of the width of the front façade at the ground level as fenestration. Decorative windows, architecturally glazed windows, and painted or applied decorative murals shall be permitted to count toward fenestration requirements after the first ten percent (10%).

(B) A minimum of ten percent (10%) of the width of side and rear facades shall incorporate decorative windows or architecturally glazed windows where visible from any public right-of-way.

(C) The following building materials are prohibited on any data center façade:

1. Aluminum siding
2. Corrugated steel
3. Vinyl siding
4. Plywood
5. Pressed wood products
6. Synthetic stucco (EIFS)
7. Unfinished concrete block

(D) All data centers within a single development shall maintain unified landscape and architectural elements.

Section 4.2 — Screening of Equipment and Infrastructure

(A) Substations, electrical yards, mechanical yards, and any other exposed equipment shall not be located between any data center building and a publicly accessible road or right-of-way, and shall be screened from any adjacent publicly accessible street, private street, trail, or park.

(B) All cooling and ventilation equipment shall not be located between any data center building and a publicly accessible right-of-way, unless located on the rooftop of the data center building or structure.

(C) Substations associated with data center operations shall comply with the following:

1. The substation shall be located a minimum of fifty (50) feet from any public right-of-way.
2. The substation shall be screened by a minimum eight (8) foot tall wall from any adjoining property or publicly accessible street. Where the substation is potentially visible to the public, the screening wall shall consist of decorative brick.
3. The substation shall not be used for the storage of vehicles or service equipment.

Section 4.3 — Lighting

(A) All lighting, other than street-scale and pedestrian-scale lighting, shall conform to "Dark Sky" design standards. There shall be no light spillover from any fixture onto surrounding properties or public rights-of-way.

(B) All light fixtures and poles shall have a permanent dark finish.

ARTICLE V — OPERATIONAL STANDARDS

Section 5.1 — Water and Cooling Systems

(A) All cooling and ventilation equipment within the property boundaries of a data center shall operate on a closed-loop system.

(B) The use of evaporative cooling systems that draw on external water sources shall be prohibited unless the applicant demonstrates in a Water Consumption and Sustainability Plan that the proposed water usage will not significantly strain the County's water supply.

Section 5.2 — Generator Standards

(A) All generators on site shall comply with United States Environmental Protection Agency (EPA) New Source Performance Standards (NSPS) at a minimum of Tier 4 emission standards.

(B) Generator testing and maintenance shall comply with the following:

1. Generator testing shall not exceed ten (10) hours per calendar month per generator.
2. Generator testing shall occur only between the hours of 9:00 a.m. and 5:00 p.m.
3. Generators shall be enclosed with sound attenuation enclosures for noise reduction.

(C) Except for generator testing or commissioning activities, generator use shall be limited to backup and emergency purposes only.

Section 5.3 — Noise Standards

(A) No data center operation shall produce noise levels that exceed sixty (60) decibels (dB) at a distance of five hundred (500) feet from the boundary of the data center development at any hour of the day or night, as measured after full equipment installation and operation.

(B) Compliance with this standard shall be demonstrated through the Noise Impact Assessment required by Article VI.

ARTICLE VI — APPLICATION REQUIREMENTS

All applications for a data center or crypto mining facility shall, in addition to all other application requirements of the ___________________ County Zoning Ordinance, include the following:

Section 6.1 — Utility Feasibility Letter

Applicants shall provide a letter of intent from the relevant utility provider(s) confirming that preliminary coordination has occurred and that service to the proposed facility is technically feasible, subject to final engineering review.

Section 6.2 — Noise Impact Assessment

(A) A Noise Impact Assessment shall be submitted with the application for any proposed data center development. The Assessment shall be conducted by a qualified acoustical engineer and shall:

1. Define the scope of the assessment, including the geographic area, noise sources to be studied, and specific objectives of the assessment.
2. Measure pre-operation ambient noise conditions (existing background noise before server equipment is installed).
3. Project post-operation noise levels at a minimum distance of five hundred (500) feet from the data center development boundary.
4. Provide acoustic mitigation strategies if noise levels are projected to exceed sixty (60) dB during any hours of the day or night once the data center is in operation.

Section 6.3 — Water Consumption and Sustainability Plan

A Water Consumption and Sustainability Plan shall be submitted addressing conservation and water resource impacts, including:

1. The total water requirement of the data center, including cooling needs.
2. Strategies to reduce or mitigate excessive water usage.
3. Demonstration that the proposed water usage will not significantly strain the County's water supply or the applicable water provider's system.

Section 6.4 — Energy Consumption and Sustainability Plan

An Energy Consumption and Sustainability Plan shall be submitted containing:

1. Estimated energy load before construction and estimated daily operational load once constructed.
2. Estimates of peak electricity demand and strategies for mitigating strain on local power infrastructure.
3. Proposed improvements or alternatives to minimize the need for additional transmission lines.
4. The use of sustainable alternatives for on-site water or power generation (e.g., solar panels, rooftop cisterns, small-scale wind turbines, or other renewable energy sources), which shall offset at least ten percent (10%) of total power or water usage.
5. A Decommissioning Plan providing for the recycling of all on-site electronic infrastructure through certified recyclers that follow the Responsible Recycling (R2) Standard for Electronics Recyclers and/or the e-Stewards® Standard for Responsible Recycling and Reuse of Electronic Equipment. The approved Decommissioning Plan shall be filed with the ___________________ County Planning Director.

Section 6.5 — Transmission Line Impact Assessment

A Transmission Line Impact Assessment shall be submitted identifying:

1. The need for new or upgraded transmission lines to meet the data center's electricity requirements.
2. The potential environmental impact on public land, including any tree removal from county-owned land and rights-of-way.
3. The planned substation location and proposed screening mechanisms, which shall include a minimum eight (8) foot tall decorative brick wall if the substation is potentially visible to the public.

Section 6.6 — Environmental Approvals

Prior to final approval by ___________________ County, all required stormwater and environmental approvals from the South Carolina Department of Environmental Services (or successor agency) shall be submitted to the ___________________ County Planning Director.

Section 6.7 — Additional Information

Any additional information requested by the ___________________ County Planning Department shall be submitted before the application is deemed complete.

ARTICLE VII — ONGOING COMPLIANCE AND REPORTING

Section 7.1 — Annual Compliance Report

The owner and/or operator of any approved data center shall submit an Annual Compliance Report to the ___________________ County Planning Director no later than January 1 of each year following the commencement of operations. The report shall detail any changes to, and demonstrate continued compliance with, all assessments, plans, and conditions of approval submitted or imposed as part of the permitting process.

Section 7.2 — Burden of Proof

The burden of demonstrating compliance with all requirements and conditions of this Ordinance rests upon the applicant and/or the owner of the property or use. ___________________ County shall not bear any burden of disproving compliance.

ARTICLE VIII — DECOMMISSIONING

Upon the decommissioning of a data center or crypto mining facility, the following shall apply:

(A) A detailed, documented approval from any and all applicable regulatory authorities shall be provided to the ___________________ County Planning Director for review and record.

(B) All electronic infrastructure shall be recycled or disposed of in accordance with the approved Decommissioning Plan submitted under Section 6.4 of this Ordinance.

(C) The site shall be returned to a condition suitable for permitted uses within the applicable zoning district, as determined by the Planning Director.

ARTICLE IX — GENERAL PROVISIONS

Section 9.1 — Severability

If any section, subsection, or provision of this Ordinance shall be deemed or found to conflict with any provision of South Carolina law or other pre-emptive legal principle, then that section, subsection, or provision shall be deemed ineffective, but the remaining portions of this Ordinance shall remain in full force and effect.

Section 9.2 — Conflict with Preceding Ordinances

If any section, subsection, or provision of this Ordinance conflicts with any provision of a preceding ___________________ County ordinance, unless expressly so providing, the preceding provision shall be deemed repealed and no longer in effect as to the conflict.

Section 9.3 — Effective Date

This Ordinance shall become effective upon Third Reading and adoption by the ___________________ County Council.


AND IT IS SO ORDAINED, ENACTED AND ORDERED.


Dated this ______ day of __________________, 202___.


___________________ COUNTY COUNCIL



___________________________________
Chairman


Attest:

___________________________________
Clerk to Council


First Reading:    ____________________
Second Reading: ____________________
Third Reading:  ____________________
