CHAPTER 1144

I-3 Large Scale Industrial District

1144.01 Intent.

1144.02 Permitted uses - certificate required.

1144.03 Conditional uses.

1144.04 Required building setbacks.

1144.05 Use of existing setbacks.

1144.06 Required lot frontage.

1144.07 Minimum building separation.

1144.08 Height requirements.

1144.09 Wind energy conversion system.

1144.10 Conditional use standards - data centers.
1144.01 INTENT.

The I-3 Large Scale Industrial Districts are designed to allow for maximum flexibility for manufacturing and
assembling, fabricating activities, large scale and specialized industrial operations that are on properties
greater than 50 acres. These Districts are structured to include heavy industrial use and innovative
technologies that are contained within the premises.

(Ord. 2023-115. Passed 12-19-23.)

1144.02 PERMITTED USES — CERTIFICATE REQUIRED.
(a) All Uses Permitted in the I-1 District.

(b) Industry Utilizing Autonomous Technology.

(c) Solar Power Generation.

(d) Wind Energy Conversion Systems.

1144.03 CONDITIONAL USES.

(a) Data Center, subject to the standards set forth in Section 1144.10.

(b) Any Additional Less Intensive, Non-Objective Uses Which are Subject to Planning Commission
Review. (Ord. 2023-115. Passed 12-19-23.)

1144.04 REQUIRED BUILDING SETBACKS.
(a) Front Yard Setback.

(1) Major and secondary thoroughfares — seventy-five feet (75°);

(2) All other streets — fifty feet (50°).
(b) Side Yard Setback.

(1) Thirty feet (30°);

(2) If adjacent to an area that is zoned for residential, the setback shall be seventy-five feet (75°).
(c) Rear Yard Setback.

(1) Thirty feet (30°);

(2) Ifadjacent to an area that is zoned for residential, the setback shall be seventy-five feet (75°).
1144.05 USE OF EXISTING SETBACKS.

Existing industrial operations with established setbacks less than required in this Chapter may be permitted to
continue using the existing setback for current uses. Expansion of existing industrial uses may use the
established setbacks or the current standards, whichever is less.

1144.06 REQUIRED LOT FRONTAGE.
(a) Minimum Lot Frontage. Minimum lot frontage — two hundred and fifty feet (250°).
1144.07 MINIMUM BUILDING SEPARATION.



(a) Minimum Separation. Minimum distance between buildings — twenty-five feet (25°).
1144.08 HEIGHT REQUIREMENTS.

(a) Primary Structure. Shall not exceed sixty feet (60°).

(b) Accessory Structure. Shall not exceed forty feet (40”).

(c) Wind Energy Conversion System. Shall not exceed five hundred and ninety-nine feet (599°).
1144.09 WIND ENERGY CONVERSION SYSTEM.

WECS shall be governed by the standards set forth of Chapter 1156.

1144.10 CONDITIONAL USE STANDARDS - DATA CENTERS.

(a) Purpose and Intent.

The purpose of this section is to ensure that data centers are developed only in appropriate large-scale
industrial locations and in a manner that protects public infrastructure capacity, electric reliability, water
supply, wastewater treatment capacity, stormwater management, environmental quality, surrounding
properties, quality of life, and the City’s long-term land use compatibility and aesthetic goals. These
standards are intended to implement the City’s Data Center Siting & Policy Framework by requiring the
applicant to demonstrate that potential impacts will be avoided, minimized, or mitigated through enforceable
zoning conditions, site design, infrastructure commitments, development agreements, and ongoing reporting
obligations.

(b) Applicability.

The standards of this section shall apply to any new data center, expansion of an existing data center, change
in use to a data center, or site improvement primarily associated with a data center.

(c¢) Location.
1. Data centers shall be permitted only as a conditional use in the I-3 Large Scale Industrial District.

2. Data centers shall not be permitted in any zoning district unless expressly listed as a permitted or
conditional use.

3. Data centers shall be located only on sites with direct and adequate access to major transportation
corridors and utility infrastructure, as determined through the conditional use and site plan review
process.

(d) Separation Requirements.

1. No data center building, cooling equipment, substation, battery energy storage system, backup generator,
transformer yard, or similar mechanical equipment shall be located within one thousand feet (1000”) of
any residential zoning district or residential use.

2. No data center building, cooling equipment, substation, battery energy storage system, backup generator,
transformer yard, or similar mechanical equipment shall be located within one thousand feet (1,000’) of a
school, public park, hospital, nursing home, or assisted living facility.

3. The Planning Commission may require additional separation, buffering, or equipment relocation where
necessary to protect adjacent properties from noise, lighting, visual, environmental, or operational
impacts.

(e) Infrastructure and Operational Capacity.

1. Zoning Purpose. The review of electrical demand, water demand, sanitary sewer demand, stormwater
demand, on-site power generation, and related utility infrastructure under this section is intended to
evaluate land use intensity, public infrastructure capacity, public safety, environmental impacts, quality
of life, and compatibility with surrounding properties. This section shall not be construed as regulation of
electric utility rates, electric utility service agreements, or utility infrastructure subject to state or federal
jurisdiction.

2. Applicant Burden. The applicant shall have the burden of demonstrating, through studies prepared by
qualified professionals and reviewed by the City, that the proposed data center or data center campus can
be served without materially impairing the electric grid, water supply, sanitary sewer system, stormwater
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system, transportation network, emergency services, surrounding properties, environmental resources, or
the City’s ability to serve existing users and planned growth areas.

Full Build-Out Review. The proposed data center or data center campus shall be reviewed based on the
maximum development intensity reasonably anticipated at full build-out, including all proposed phases,
buildings, server halls, cooling systems, mechanical equipment, battery systems, backup power systems,
on-site power generation, substations, support facilities, water demand, sewer demand, stormwater
facilities, parking, drives, and other improvements necessary for operation of the use.

Phased Development. Conceptual future phases shall not be deemed approved unless expressly included
in the conditional use approval. Any future expansion or increase in electrical demand, water demand,
sewer demand, building area, outdoor equipment area, backup generation capacity, on-site power
generation, or operational intensity beyond the approved conditional use shall require an amendment to
the conditional use approval.

Common Control and Phasing. For purposes of evaluating infrastructure impacts and operational
intensity, the City may aggregate contiguous properties, commonly owned properties, commonly
controlled properties, affiliated entities, phased development areas, shared utility infrastructure, shared
access drives, shared stormwater facilities, or functionally integrated facilities that are reasonably related
to the same data center or data center campus.

(f) Required Submittals.

All data center applicants shall submit the following materials with the conditional use application, in
addition to any other materials required for site plan review:

L.

10.

11.

12.

A site plan identifying all buildings, equipment yards, substations, generators, transformers, cooling
equipment, battery energy storage systems, loading areas, service areas, parking, drives, stormwater
facilities, landscaping, screening, and proposed phases;

A Utility and Infrastructure Impact Analysis prepared by qualified professionals;

An electric demand and grid impact report identifying initial demand, full build-out demand, phasing,
energy supply, proposed utility improvements, substations, transmission or distribution improvements,
utility coordination, grid reliability considerations, and the ability of the electric system to serve the
project without negatively affecting existing users or planned growth;

A water usage and cooling technology report identifying average daily demand, peak daily demand,
seasonal demand, cooling method, water source, conservation measures, wastewater or blowdown
characteristics, pretreatment needs, and expected impacts on public water and sewer capacity;

A stormwater management report identifying stormwater impacts, runoff control, detention or retention
facilities, water quality measures, and maintenance obligations;

A sanitary sewer impact report identifying projected wastewater volume, wastewater characteristics,
pretreatment needs, and the ability of the sanitary sewer system and wastewater treatment facilities to
serve the project;

A pre-construction acoustic study prepared by a qualified acoustical engineer;

A traffic and construction management plan;

An emergency response plan addressing fire protection, hazardous materials, battery systems, fuel
storage, backup power, on-site power generation, emergency access, and coordination with local
emergency service providers;

A phasing plan identifying each proposed phase of development and the corresponding building area,
electrical demand, water demand, sewer demand, equipment yards, power systems, and infrastructure
improvements;

A fiscal and infrastructure responsibility statement identifying all public infrastructure improvements
required for the project and the party responsible for construction, maintenance, repair, replacement, and
cost;

A design, screening, landscaping, and public frontage plan demonstrating compliance with subsection

(k);



13. Authorization for the City to obtain third-party technical review of submitted materials, with the

reasonable cost of such review paid by the applicant; and

14. Any additional information determined necessary by the Planning Commission, City Engineer, Fire

Department, Water Department, Sewer Department, Service-Safety Director, or other appropriate agency
to evaluate compliance with this section.

(g) Electrical Demand and Grid Protection.

1.

Electric Demand Report. The applicant shall submit an electric demand and grid impact report prepared
by qualified professionals. The report shall identify initial electrical demand, full build-out electrical
demand, phasing, utility-supplied electricity, on-site power generation, battery energy storage systems,
backup power systems, substations, transmission or distribution improvements, utility coordination, and
any infrastructure required to serve the project.

Utility Coordination. The applicant shall provide written documentation from the applicable electric
utility or utilities, or other competent and credible evidence acceptable to the City, describing the ability
to serve the proposed data center or data center campus, any required system improvements, anticipated
timing of service, and whether service to the project is expected to affect reliability, capacity, cost
allocation, or service to existing users or planned growth areas.

No Impairment Finding. The Planning Commission shall not approve a data center unless it finds, based
on the electric demand and grid impact report, utility documentation, and City review, that the proposed
data center will not materially impair electric reliability, public safety, emergency services, surrounding
properties, planned growth areas, or the City’s long-term land use and infrastructure goals.

Infrastructure Responsibility. The applicant shall identify all electric infrastructure improvements, utility
extensions, substations, transmission or distribution improvements, on-site power systems, access roads,
easements, screening, and related facilities required to serve the project. Where legally permissible, the
applicant shall be responsible for infrastructure improvements and mitigation measures necessary to
avoid adverse impacts on public infrastructure, surrounding properties, and City services.

Continuing Reporting. The Planning Commission may require continuing reporting of electrical demand,

on-site power generation, battery energy storage operation, emergency generator testing, and related
operational information where necessary to verify compliance with the conditional use approval.

(h) Water Usage, Cooling, and Wastewater Protection.

1.

Required Cooling Technology. Data centers shall utilize closed-loop cooling systems, air-cooled systems,
or other water-efficient technology approved through the conditional use and site plan review process
unless the applicant demonstrates that an alternative cooling method will not materially impair the City’s
water supply, sanitary sewer system, wastewater treatment facilities, surrounding properties, or
environmental resources.

Once-Through Cooling Systems. Once-through cooling systems are prohibited unless specifically
approved by City Council after review of water supply, discharge, wastewater treatment, environmental,
and infrastructure impacts.

Groundwater Withdrawal. Groundwater withdrawal for cooling purposes is prohibited.

Water Demand Included in Approval. The approved conditional use shall establish the maximum
approved average daily water demand, peak daily water demand, seasonal water demand, water source,
cooling method, and wastewater or blowdown discharge assumptions for the data center or data center
campus.

No Impairment of Public Capacity. The Planning Commission shall not approve a data center unless it
finds, based on the water usage and cooling technology report, Utility and Infrastructure Impact
Analysis, and review by appropriate City departments, that the proposed water demand will not
materially impair the City’s ability to serve existing users, planned growth areas, fire protection needs,
public utility obligations, or long-term system capacity.

Wastewater and Blowdown. The applicant shall identify the anticipated volume, timing, and

characteristics of wastewater, cooling tower blowdown, process water discharge, pretreatment needs, and
discharge location. The Planning Commission shall not approve a data center unless it finds that the
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sanitary sewer system and wastewater treatment facilities can accommodate the proposed discharge
without materially impairing system capacity, treatment operations, permit compliance, or service to
existing users.

Non-City Water Sources. Use of non-City water sources shall not exempt the facility from water usage
review, reporting requirements, conditional use approval, or applicable state and local permitting
requirements.

Water Conservation and Reuse. The Planning Commission may require water conservation measures,
reuse systems, cooling technology modifications, seasonal demand limitations, pretreatment facilities, or
other mitigation measures where necessary to protect public infrastructure, environmental resources, or
surrounding properties.

Water Usage Reporting. The applicant or operator shall provide water usage reporting to the City for the
life of the use, in a form acceptable to the City. Reporting shall identify average daily usage, peak daily
usage, total monthly usage, source of water, method of measurement, cooling method, and discharge
volume. The Planning Commission may require monthly reporting as a condition of approval.

Exceedance or Expansion. Any increase in approved water demand, change in cooling technology, use
of groundwater for primary cooling, change in water source, increase in wastewater or blowdown
discharge, or exceedance of the approved water demand shall require review by the City and may require
an amendment to the conditional use approval.

(i) Noise.

1.

Noise generated by the data center, including cooling equipment, transformers, backup generators,
battery systems, mechanical equipment, and other continuous or intermittent equipment, shall not exceed
the following limits:

A. Fifty-five decibels (55 dBA) between 7:00 a.m. and 10:00 p.m. as measured at the property line of
the data center property where it abuts a residential zoning district or residential use;
B. Forty-five decibels (45 dBA) between 10:00 p.m. and 7:00 a.m. as measured at the property line of
the data center property where it abuts a residential zoning district or residential use;
C. Sixty-five decibels (65 dBA) at the property line of the data center property where it abuts a
nonresidential property line; and
D. Where the property abuts land used for agricultural purposes, the Planning Commission may require
additional noise mitigation where necessary to protect existing dwellings, livestock facilities, or
other occupied structures.
Noise measurements shall be taken using the A-weighted decibel scale (ABA) and shall include
continuous mechanical noise generated by the data center. Measurements shall be taken at the receiving
property line unless otherwise approved by the City.
The applicant shall submit a pre-construction acoustic study prepared by a qualified acoustical engineer.
The City may require a post-construction acoustic study to verify compliance.

Routine testing of backup generators shall occur only between 9:00 a.m. and 5:00 p.m., Monday through
Friday, and shall not exceed sixty (60) minutes per generator per month, except during emergencies or
utility outages.

Emergency generator operation during an actual utility outage or emergency shall be exempt from the
time limitations in subsection (5), but the facility shall maintain records of such operation and provide
them to the City upon request.

(j) Lighting.

1.
2.
3.

All exterior lighting shall be full cutoff and directed downward.
Exterior lighting shall not exceed 0.5 foot-candles at any property line.

Where the property abuts or is across the street from a residential zoning district or residential use,
exterior lighting shall not exceed 0.3 foot-candles at the data center property line.
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Security lighting shall be designed to minimize glare and light trespass onto adjacent properties and
public rights-of-way.

(k) Design, Screening, and Compatibility.

L.

10.

All buildings, equipment yards, substations, generators, transformers, cooling equipment, loading areas,
service areas, and similar facilities shall be screened from public rights-of-way and adjacent properties.

Screening shall include dense landscaping, berms, decorative walls, fencing, or a combination thereof, as
approved by the Planning Commission. Where a data center or data center campus is visible from a
public right-of-way, residential use, residential zoning district, school, park, hospital, nursing home,
assisted living facility, or other sensitive use, the Planning Commission may require an enhanced
landscape buffer.

Existing natural features, including mature trees, tree rows, drainage corridors, wetlands, streams, ponds,
and other significant landscape features, shall be preserved and incorporated into the site design
wherever practicable.

Required landscaping shall emphasize native or regionally appropriate species and shall include a layered
planting approach consisting of canopy trees, understory trees, evergreen trees, shrubs, and groundcover
or meadow seed mix where appropriate. Landscaping shall be designed to provide long-term screening,
seasonal interest, and compatibility with adjacent roadways and surrounding land uses.

No blank, uninterrupted building wall exceeding one hundred feet (100°) in length shall face a public
right-of-way unless the wall includes architectural articulation, material variation, landscaping, public
art, or other design treatment approved by the Planning Commission. Building elevations visible from
public rights-of-way shall be designed with coordinated colors, materials, facade treatments, and
architectural elements to provide a consistent and compatible design approach.

Accessory or ancillary buildings, whether attached or detached, shall be designed with materials, colors,
and architectural treatments that are compatible with the primary structure when visible from a public
right-of-way or adjacent property.

Meter boxes, utility conduits, transformers, roof and wall projections, vents, exhaust pipes, trash
containers, loading areas, service courts, and similar equipment or service features shall be located,
recessed, screened, or otherwise designed to minimize visibility and visual impact from public rights-of-
way and adjacent properties.

Entry signage, address signage, wayfinding signage, fencing, lighting fixtures, and other site furnishings
shall be coordinated in design, materials, color, and placement to create a cohesive site appearance and to
reduce visual clutter along public rights-of-way.

Where a data center site fronts on a major or secondary thoroughfare, gateway corridor, planned trail
corridor, or other public frontage identified by the City, the Planning Commission may require public
frontage improvements such as sidewalks, shared-use paths, street trees, landscape strips, coordinated
fencing, or other improvements consistent with adopted City plans and engineering standards.

Outdoor storage shall be prohibited except for equipment and materials directly related to construction,
maintenance, or emergency operation of the data center and screened in accordance with this section.

(1) Traffic and Construction Management.

1.
2.

The applicant shall submit a construction traffic management plan.

The plan shall include designated haul routes, construction access points, hours of construction activity,
dust control measures, roadway protection measures, and coordination with police, fire, engineering, and
public service departments.

The Planning Commission may limit construction access, staging areas, delivery hours, or haul routes
where necessary to protect public safety or adjacent properties.

(m) Environmental and Emergency Services Review.

1.

The applicant shall demonstrate compliance with all applicable Ohio EPA, federal, state, and local
environmental requirements.



2. The applicant shall submit an emergency response plan addressing fire protection, hazardous materials,
battery systems, backup power systems, fuel storage, on-site power generation, emergency access, and
coordination with local emergency service providers.

3. The Planning Commission may require additional review by the Fire Department, Engineering
Department, Water Department, Sewer Department, Service-Safety Director, Ohio EPA, or other
appropriate agencies prior to approval.

(n) On-Site Power Generation.

1. Any on-site power generation facility, including but not limited to natural gas turbines, fuel cells,
cogeneration systems, solar power generation, battery energy storage systems, microgrids, or similar
systems, that is intended to serve a data center or data center campus shall be reviewed as part of the data
center conditional use and site plan approval.

2. On-site power generation used as a primary or regular source of electricity for a data center or data center
campus shall not be considered an accessory use unless specifically approved by the Planning
Commission as part of the conditional use approval.

3. On-site power generation shall be included in the review of site design, setbacks, screening, noise,
lighting, emissions, fire protection, emergency access, fuel storage, environmental compliance, and
public infrastructure impacts.

4. Emergency backup generators used solely during utility outages, emergency conditions, or routine testing
shall be permitted as accessory equipment, provided they comply with the noise, testing, screening, fuel
storage, and emergency response standards of this section.

5. On-site power generation used as a primary or regular source of electricity shall not be used to avoid or
circumvent the infrastructure review requirements, submittal requirements, approval findings, or other
standards applicable to a data center or data center campus.

6. The applicant shall disclose the type, capacity, fuel source, operating characteristics, hours of operation,
emissions profile, fuel storage, emergency response requirements, and utility interconnection status of
any proposed on-site power generation or battery energy storage system.

7. The Planning Commission may require additional technical review, including review by the Fire
Department, Engineering Department, Service-Safety Director, Ohio EPA, or other appropriate agencies,
where on-site power generation or battery energy storage systems are proposed.

(o) Phasing and Expansion.

1. Conditional use approval shall apply only to the specific phase, site plan, electrical demand, water
demand, sewer demand, building area, and equipment layout approved by the Planning Commission.

2. Any expansion or modification that increases building area, site area, electrical demand, water demand,
sewer demand, outdoor equipment area, backup generation capacity, on-site power generation, or
operational intensity shall require an amendment to the conditional use approval.

3. Conceptual future phases shall not be deemed approved unless expressly included in the conditional use
approval.

(p) Development Agreement and Infrastructure Commitments.

1. Prior to issuance of a zoning certificate or building permit, the applicant shall enter into a development
agreement with the City where the City determines that such agreement is necessary to address public
infrastructure improvements, utility extensions, capacity improvements, roadway improvements,
financial guarantees, long-term operational commitments, reporting obligations, mitigation measures, or
other conditions of approval.

2. The development agreement may address infrastructure costs, reimbursement, maintenance obligations,
performance standards, reporting requirements, financial guarantees, enforcement procedures, and
remedies for noncompliance.

3. Any community benefit contribution not directly related to zoning impacts shall be separately reviewed
and approved by City Council and shall not be imposed by the Planning Commission as a substitute for
compliance with this section.



(q) Decommissioning and Abandonment.

1. A data center that ceases active operation for twelve (12) consecutive months shall be considered
abandoned.

The property owner shall submit a decommissioning plan prior to final site plan approval.

3. The decommissioning plan shall address removal of obsolete equipment, restoration of outdoor
equipment yards, removal or stabilization of utility infrastructure, and long-term site maintenance.

4. The City may require financial assurance in a form acceptable to the City to guarantee decommissioning
obligations.

(r) Anti-Circumvention.

1. No data center or data center campus shall be divided, phased, parceled, leased, separately owned,
separately operated, separately metered, or otherwise structured for the purpose of avoiding the
infrastructure review requirements, separation requirements, submittal requirements, mitigation
requirements, or approval standards of this section.

2. Where the City determines that separate applications, parcels, phases, buildings, ownership entities,
utility accounts, or utility infrastructure are functionally related to the same data center or data center
campus, the City may review and regulate them as a single use.

(s) Approval Findings.

In addition to the general conditional use standards, the Planning Commission shall not approve a data center
unless it finds that:

1. The proposed use is compatible with the purpose and intent of the I-3 District;

2. The applicant has demonstrated, through competent and credible evidence, that the proposed use will not
materially impair public water, sanitary sewer, stormwater, transportation, electric reliability, emergency
service capacity, environmental resources, or public infrastructure capacity;

3. The proposed use is adequately separated, buffered, and screened from residential districts, residential
uses, schools, parks, hospitals, nursing homes, assisted living facilities, and other sensitive uses;

4. The proposed use will comply with the noise, lighting, water usage, wastewater, stormwater,
environmental, emergency services, design, screening, and operational standards of this section;

5. The proposed use will not create adverse impacts to surrounding properties or the City of Findlay related
to noise, lighting, water demand, wastewater discharge, stormwater runoff, power demand, on-site power
generation, generator testing, emissions, emergency response, traffic, aesthetics, or environmental quality
unless such impacts are adequately mitigated through enforceable conditions of approval;

6. The proposed use will not substantially impair the availability of strategically located land for planned
industrial, commercial, housing, mixed-use, infrastructure, or public service needs identified in adopted
City plans or policies;

7. The proposed use will be served by adequate infrastructure without shifting disproportionate costs to
existing City utility users or taxpayers; and

8. The applicant has demonstrated that all required mitigation measures, infrastructure commitments,
reporting obligations, financial guarantees, and development agreement terms are sufficient to protect the
public health, safety, convenience, comfort, prosperity, and general welfare.

DEFINITIONS: ADD TO CHAPTER 1174
DATA CENTER CAMPUS

A data center campus means one or more data center buildings, structures, outdoor equipment areas,
substations, backup power systems, cooling facilities, utility infrastructure, parking areas, drives, stormwater
facilities, or other improvements that are located on the same parcel, on contiguous parcels, or on parcels
under common ownership, common control, common development, or phased development, and that
function together as part of the same data center operation. A data center campus shall be reviewed as a
single use regardless of whether the facilities are divided by parcel lines, lease lines, separate utility meters,



separate ownership entities, phased construction, or separate zoning applications, when the facilities are
functionally integrated, commonly controlled, or reasonably related to the same data center operation.

DATA CENTER

A facility or group of facilities primarily used for the storage, management, processing, transmission, or
distribution of digital data, including servers, data storage equipment, networking equipment, and supporting
infrastructure. This use includes associated mechanical, cooling, electrical, security, battery, backup power,
on-site power generation, and utility systems necessary to support continuous or near-continuous operation.
A data center does not include an accessory server room or computer equipment area that is clearly incidental
to a principal permitted use.



