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Introduction

The rapid expansion of Artificial Intelligence
(AI) is driving unprecedented demand for
computing capacity and accelerating the
development of data centres globally. In
Canada, this transition is supported by the
national AI strategy, AI for All, which
includes more than $2 billion in spending for
programs to increase AI literacy and scale
up adoption by businesses and government,
with goals to increase AI uptake among
Canadian businesses from 12 percent to 60
percent by 2034 and create up to 250,000
AI-related jobs by 2031. As federal and
provincial governments signal openness to
AI applications and investments,
communities across Canada are seeing an
influx in data centre proposals.

While data centres can provide
opportunities for added tax revenue and
community

investment, they also raise concerns about
energy demand, water use, land use, noise, air
quality and alignment with local climate and
community goals. The purpose of this toolkit is
to support local governments in mitigating the
associated risks and maximizing the potential
benefits of data centre development in their
communities. 

This toolkit begins with an overview of the
current state of data centres in Canada,
providing context to the scale and regional
distribution of data centre growth. It then
summarizes the opportunities and risks data
centres present for local communities, before
outlining the policy tools, planning
mechanisms, and decision-making levers
available to local governments to impact data
centre outcomes

https://ised-isde.canada.ca/site/ised/en/canadas-national-artificial-intelligence-strategy-ai-all


The Current State of 
Data Centres in Canada

 All strategy, which emphasizes the need for
increased sovereign compute capacity.
Ownership and use of existing data centre
infrastructure in Canada has been
characterized as ‘highly international’, with
significant ties to US-headquartered users and
financiers (Carlo & Rolheiser, 2026).

Canada’s AI strategy highlights the country’s
“sustainable and predictable, but currently
constrained” electrical grid as a foundation for
AI infrastructure in Canada. The strategy
draws attention to Canada’s strategic
advantage as of “one of the cleanest
electricity grids in the world” (ISED, 2026). The
strategy does not speak to local governments
in the context of this infrastructure, but does
forecast that Canada’s approach will be to
“link new data centre development with clean
energy expansion, robust environmental
standards, and tangible benefits for local
communities, ensuring that Canada remains at
the forefront of sustainable high-performance
computing infrastructure” (ISED, 2026). 

While much of Canada’s existing data centre
infrastructure is located in BC, Ontario, and
Quebec, its future growth trajectory is largely
rural. 92% of Canada’s proposed data centres
are planned for Alberta, despite the fact that
the province’s grid has an emissions intensity
of three times the national average (Carlo &
Rolheiser, 2026). Environment and Climate

Data centres in Canada are increasing in
number and scale. As of March, 2026, Canada’s
data centre landscape included 192 active
facilities, but the nature of the industry is
shifting dramatically: the 143 announced
projects in Canada have an average capacity of
116 MW, which is more than ten times the
average of the existing facilities (Carlo &
Rolheiser, 2026). As the scale of infrastructure
increases, the impacts are being felt in
communities across the country - from Saint
John, New Brunswick to the RM of Sherwood,
Saskatchewan to Sturgeon County, Alberta. In
Ontario alone, there are 15 planned data centre
projects with a combined capacity of 2,202
MW (Logan & White, 2026). The data centre
sector is forecast to represent about 13% of
new electricity demand in Ontario by 2035
(Logan & White, 2026).

Although Canada is experiencing substantial
data centre growth, the national picture
remains distinct from other countries - notably
the United States - in its scope and density.
According to Data Center Map, the U.S. has
roughly one data centre for every 63,000
people, compared to one for every 124,000 in
Canada. This places Canada fifth for data
centre density in the world on a population
basis (MaRs & Mantle Climate, 2026).

Canada’s data centre growth is taking place in
the context of the federal government’s AI for

https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099
https://ised-isde.canada.ca/site/ised/en/canadas-national-artificial-intelligence-strategy-ai-all
https://ised-isde.canada.ca/site/ised/en/canadas-national-artificial-intelligence-strategy-ai-all
https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099
https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099
https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099
https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099
https://www.nationalobserver.com/2026/03/02/news/ontario-towns-cities-data-centres-mapped
https://www.nationalobserver.com/2026/03/02/news/ontario-towns-cities-data-centres-mapped
https://www.datacentermap.com/canada/?utm_source=The+Logic+Master+List&utm_campaign=7aebb54db5-The_Logic_Briefing_2026-01-12-v2_COPY_01&utm_medium=email&utm_term=0_-7b7079147b-383558848
https://marsdd-public-files.s3.ca-central-1.amazonaws.com/wp-content/uploads/2019/03/10164713/Data-centres_Sharing-the-load_2026.pdf
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Change Canada has confirmed that “data
centres with their own power generation, not
connected to the commercial grid, would not
be covered” by Canada’s clean energy
regulations (Noakes, 2026). 

Alberta’s Bill 8 facilitates on-site gas
generation for data centre projects, while
requiring that projects pay for any
transmission upgrades required for their
projects (French, 2025). However, the Alberta
Electric System Operator (AESO) is
considering policy changes for a new
“bridging” pathway to facilitate qualifying
projects to access the electrical grid for up to
three years. This would be a substantial
increase from the previous cap Alberta had
established for large-load customers (Potkins,
2026).

Behind-the-meter projects are not limited to
Alberta: a data centre in Tantramar, New
Brunswick will make a significant draw on the
grid despite getting about half its power from
on-site gas generation (Poitras, 2025). The

Bell project in the RM of Sherwood,
Saskatchewan has identified the need for
future on-site natural gas-powered energy
generation, and Canada’s largest data centre,
the Meta project announced in Sturgeon
County, Alberta, will feature a $4.6 Billion
natural gas power plant on-site in combination
with grid connectivity to power the gigawatt-
scale project (Varcoe, 2026).

As data centres become increasingly common
in Canada, local governments are important
decision-makers in a complex regulatory
environment, playing a critical role in ensuring
that data centres are sited appropriately, that
risks are mitigated, and potential benefits can
be realized. The next section of this toolkit
explores these variables further.

https://thewalrus.ca/after-intense-lobbying-carney-allows-gas-powered-data-centres-in-alberta/
https://www.cbc.ca/news/canada/edmonton/alberta-bill-8-data-centres-9.6992235
https://thelogic.co/news/alberta-byog-large-load-plan/
https://thelogic.co/news/alberta-byog-large-load-plan/
https://www.cbc.ca/news/canada/new-brunswick/lorneville-saint-john-data-centre-9.6974115
https://calgaryherald.com/opinion/columnists/varcoe-meta-to-unveil-massive-13b-gigawatt-scale-development-in-alberta-canadas-largest-data-centre


Public opposition to AI data centres is growing across Canada driven by concerns about
how much land, electricity, and water these massive facilities consume. Polling from
Angus Reid found that two-thirds (68%) of respondents would oppose a large AI data
centre being built within a few blocks of where they live, suggesting widespread
opposition (2026). Concerns are well-founded, considering the following:

Summary of Data Centre
Risks and Opportunities
for Local Governments

Energy use:
On average, a single query run through the
generative artificial intelligence chatbot
ChatGPT needs nearly 10 times more
electricity than a standard Google search
(International Energy Agency, 2024).
A typical 100 megawatt data centre has
the equivalent electricity consumption of
roughly 40,000 to 64,000 Canadian
households (Carlo & Rolheiser, 2026).
Globally, data centres consumed an
estimated 448 terawatt-hours of
electricity in 2025; if data centres were a
nation, they would be the world’s 11th
largest electricity consumer (UNU INWEH,
2026). 

Water use:
Data centres globally consumed 4.5 trillion
litres of water in 2025, enough to meet the
needs of more than 600 million people in
sub-saharan Africa (UNU INWEH, 2026).

The global AI demand is projected to
account for 4.2 – 6.6 billion cubic meters
of water withdrawal in 2027, which is
more than the total annual water
withdrawal of four to six Demarks or half
of the United Kingdom (Li et al., 2025).
Many facilities in Canada boast lower-
usage, closed-loop cooling technology.
While this technology uses less water, it
also requires more energy (Han et al.,
2026). 
Closed-loop cooling systems have also
been linked to wastewater contamination,
and can create environmental
contaminants (James, 2026).

Noise
Data centres emit constant and repetitive
noise from industrial fans. This noise can
be heard for hundreds of feet around
them, impacting quality of life (Yañez-
Barnuevo, 2026).

Risks Associated with Data Centres 

https://angusreid.org/ai-regulation-canada/
https://angusreid.org/ai-regulation-canada/
https://iea.blob.core.windows.net/assets/6b2fd954-2017-408e-bf08-952fdd62118a/Electricity2024-Analysisandforecastto2026.pdf
https://papers.ssrn.com/sol3/papers.cfm?abstract_id=6464099&__cf_chl_f_tk=.al.PyWpc67YrdPculEpmRs432_sR6ZyGf_a2Ep_n5U-1783009336-1.0.1.1-.8O8TMPizQyrSNpVyOm365rPAHMVhgrl309v.WK05KY
https://unu.edu/inweh/news/environmental-cost-of-AIs-Enrgy-use-carbon-water-and-land-footprints
https://unu.edu/inweh/news/environmental-cost-of-AIs-Enrgy-use-carbon-water-and-land-footprints
https://unu.edu/inweh/news/environmental-cost-of-AIs-Enrgy-use-carbon-water-and-land-footprints
https://doi.org/10.1145/3724499
https://arxiv.org/html/2603.02705v2
https://arxiv.org/html/2603.02705v2
https://www.tomshardware.com/tech-industry/data-centers/cheyenne-suspends-data-center-fill-and-flush-and-closed-loop-discharges-after-meta-contractor-contaminated-its-reuse-water-system
https://www.eesi.org/articles/view/communities-are-raising-noise-pollution-concernsabout-data-centers
https://www.eesi.org/articles/view/communities-are-raising-noise-pollution-concernsabout-data-centers
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Speed and scale of development
Canada currently has about 337 MW of
AI data centre capacity. Projects under
planning or development will increase
our AI capacity by 20,000 MW
(Karadeglija, 2026).
The scale and speed of AI development
can be an impediment to transparency
and meaningful public engagement.

Heat Islands
Research suggests that data centres can
increase surrounding land surface
temperatures by an average of 2 degrees
Celsius, and by as much as 9 degrees
Celsius (Marinoni et al.. 2026).
Another study observed ‘substantial
warming’ in areas as far as 500 meters
from these facilities (Shepherd, 2026). 

Raising electricity bills for residents 
Depending on the size of the data centre,
residents may see an increase in their
electricity bill. 
To meet the greatly increased electricity
demand of hyperscale AI data centres,
utilities may pass along infrastructure
upgrades and new generation costs onto
customers (Enoch & Pettigrew, 2026).
Meta’s data centre project near
Edmonton could add up to $270–$460 to
Albertans’ electricity bills each year from
2027 to 2031, with the impact varying
depending on each household’s
electricity provider and rate plan
(Pembina Institute, 2026).
Even when data centres bring their own
power and pay for infrastructure
upgrades, data centres powered by
natural gas generators can increase
costs for ratepayers by driving up
demand (Rissman & Gimon, 2026).

Air quality
Many data centres utilize backup diesel
generators that emit fine particle matter
(PM2.5), carbon monoxide, nitrogen
oxides, and other air pollutants. 
The growing demand for AI is projected to
push the total annual public health
burden of U.S. data centers up to more
than $20 billion in 2028, rivaling that of
on-road emissions of California (Han et
al., 2025).

Land use
Traditional data centres have a land
footprint of about 10 acres but new AI
hyperscale data centres can require
thousands of acres. Projections for the
Kineticor Data Centre in Alberta indicate
this project will occupy 1,120 acres of
land (Rinaldi, 2026). This data centre was
publicly revealed to be a Meta data
centre in July, 2026, and will be the
largest data centre in Canada at
completion (Varcoe, 2026).

https://globalnews.ca/news/11958412/government-proposing-massive-increase-ai-data-centre-capacity/
https://arxiv.org/pdf/2603.20897
https://www.forbes.com/sites/marshallshepherd/2026/05/19/new-evidence-data-centers-cause-hotter-weather/
https://www.policyalternatives.ca/news-research/so-youre-getting-a-data-centre-heres-what-to-know/
https://www.pembina.org/pub/footing-bill
https://www.utilitydive.com/news/data-centers-raise-energy-bills-not-for-reason-you-think/822205/
https://arxiv.org/html/2412.06288v2#A1.SS1
https://arxiv.org/html/2412.06288v2#A1.SS1
https://macleans.ca/longforms/the-farmers-who-fought-a-data-centre-and-won/
https://calgaryherald.com/opinion/columnists/varcoe-meta-to-unveil-massive-13b-gigawatt-scale-development-in-alberta-canadas-largest-data-centre
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Heat waste capture/reuse
70 percent of the energy used by buildings
in Canada goes towards space and water
heating (Chandler, 2026). Harvesting the
heat data centres generate could play a
role in displacing the electricity and
natural gas used to heat our homes and
water.
For example, a data centre in Markham ON
reuses its waste heat, capturing the hot air
produced by its computer servers and
sending it to Markham District Energy
which is then used to warm nearby homes,
offices, a hospital and a hotel in downtown
Markham (Mondesir & Nkongequinix,
2025).

Added tax revenue
Data centres can provide significant tax
revenues, as long as the local government
does not provide incentives in the form of
tax exemptions or abatements to attract
data centres.
The exact revenue a municipality can bring
in from property taxes depends on what
the province allows to be taxed, and what
business tax incentive policies and
discretion are in place in individual
communities.  

Jobs
The construction phase can create
thousands of short-term jobs on site in
some capacity (Enoch & Pettigrew, 2026).
However, once operational, a data centre
does not employ many workers. For
example, the 101 MW Bitdeer data centre
announced in Fox Creek, Alberta will
create 30 long-term jobs once operational
(Quarin, 2026). Proponents have been
found to overpromise on the job creation
opportunities of data centres to placate
local opposition (Srivastava, 2025).

Community investment
Through community benefit
agreements/frameworks data centres can
help fund essential public services and
infrastructure.
Proponents may voluntarily support
various community assets including
infrastructure, clean energy systems,
conservation projects and more.

Communities can receive some benefits from hosting a data centre. Local governments
should evaluate how the proposed data centre can be mutually beneficial for all parties.
Potential benefits of the project that extend beyond the community could also be
considered. For example, will the proposed data centre support health care, research, or
science by providing scalable digital infrastructure?

Opportunities Associated with Data Centres 

https://www.cbc.ca/news/canada/hamilton/data-centre-waste-heat-recovery-9.7254229
https://blog.equinix.com/blog/2025/04/24/the-hidden-benefit-of-data-centers-warming-communities-not-just-servers/
https://blog.equinix.com/blog/2025/04/24/the-hidden-benefit-of-data-centers-warming-communities-not-just-servers/
https://blog.equinix.com/blog/2025/04/24/the-hidden-benefit-of-data-centers-warming-communities-not-just-servers/
https://www.policyalternatives.ca/news-research/so-youre-getting-a-data-centre-heres-what-to-know/
https://www.whitecourtstar.com/news/local-news/bitdeer-breaks-ground-for-fox-creek-data-centre
https://www.peoplematters.in/news/hr-effectiveness/meta-trims-80percent-of-promised-jobs-dollar10bn-data-centre-to-have-only-100-staff-43725


Local Government Levers to
Impact Data Centre
Development & Case Studies

Local governments have access to a suite of levers to impact data centre development. The
following actions are not prescriptive, nor feasible in every context; the availability of these
levers will vary depending on the municipality’s size and in-house capacity. Rather, the
following list of actions is intended to serve as a practical menu of options that local
governments can draw from based on their unique circumstances. Seeking advice about these
options from your municipality's administration and solicitor will help you to identify the best
opportunities - and most relevant risks - for your community.

The following recommendations draw from Data Centres and the Climate Landscape: An
Actionable Resource for US Mayors by Climate Mayors, with adaptations to the Canadian
Context. 

https://www.climatemayors.org/data-centers
https://www.climatemayors.org/data-centers


Land Use Planning 
and Design

No two communities are totally alike in their land use policies and regulations, and the same
can be said of data centre applications. Some communities may be contemplating data centre
regulations and zoning in the context of an active data centre proposal, and some may be
looking to the future with no applications underway. The tools explored below will be
applicable to most communities, but depending on the context, some tools may be more
accessible and appropriate than others. For example, Official Community Plan revisions can
take considerable time - whereas zoning conditions may be applied more expeditiously.

In some jurisdictions, definitions for data
centres in zoning bylaws and official
community plans lag the current realities of
hyperscale AI data centres. For example,
Kansas City revised their bylaws after their
existing policies treated data centres as
communications facilities akin to radio
stations (Higgins, 2026). Without a definition
for data centres in land use policies, these
facilities could be approved as a ‘warehousing’
or as a ‘storage facility’ land use, or could
include the adaptive reuse of existing
buildings in land zoned for commercial or
industrial use, despite having significantly
more extensive environmental impacts than a
storage facility of equivalent.

Create and update definitions for
data centres in land use policies

Staff at the City of Terrace have been
directed to draft an amendment to the
zoning bylaw, including a specific
definition for a data centre. This is the
beginning of a process of creating zoning
rules to govern where the facilities could
be located in the future. Currently, data
centres are classified as a permitted
industrial use and Terrace has industrial
land directly in the downtown core. 

Without the zoning change, a data centre
could be built in the downtown core
without triggering a public hearing. The
zoning change will allow residents the
opportunity to provide their thoughts on
data centres during a public hearing.

Case study: Terrace, BC - Directive
to Staff on AI Data Centre Zoning

https://www.govtech.com/policy/kansas-city-mo-weighs-increased-transparency-for-data-centers
https://www.govtech.com/policy/kansas-city-mo-weighs-increased-transparency-for-data-centers
https://www.cbc.ca/news/canada/british-columbia/terrace-council-data-centres-9.7246173
https://www.cbc.ca/news/canada/british-columbia/terrace-council-data-centres-9.7246173
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Data centres are often classified as permitted
Industrial land uses in municipal zoning
bylaws, meaning that local governments may
have limited ability to impose conditions on
approval. Defining data centres as a Site-
Specific Zoning or Direct Control Zoning,
however, enables municipalities to craft
tailored rules for a specific site. This can
include requirements related to public
hearings and consultation, water and
wastewater use and discharges, conditions
related to on-site energy production,
assessment or infrastructure related to flood
risk, and proximity to residential or other
sensitive uses. The requirements a municipality
is able to set varies by province. 

Without incorporating data centres as a site-
specific land use within the zoning code,
council and the community has limited power
to weigh in. If the proposal fits the current
zoning bylaw and Official Plan, and no
variances are required, the permitting process
may just go through municipal staff. 

Define data centres as site-specific
zoning within Zoning Codes and
Official Community Plans

Burlington’s Councillor Lisa Kearns plans to
present a motion asking staff to report back
on options to regulate the impacts of a data
centre and options for new kind of land use,
as well as a temporary bylaws to give the
city time to complete additional studies. In
Burlington, a two-story, 5,000 sq.-m data
centre is at the late planning stage with
little council input and no opportunities for
public feedback because Burlington
currently has no zoning bylaws or rules in its
Official Plan related to data centres and no
variances or amendments were required.
The approval of site plans is delegated to
City staff and requires no council vote.

Case Study: Burlington, ON -
Motion proposing Directive to Staff

In 2023, Nanaimo changed data centre
zoning from High Tech Industrial to Site-
Specific use. The Zoning Bylaw defines data
centres as “a building or buildings used for
the storage and operation of networked
computers or telecommunications systems
and associated components, and may or
may not include employees on-site.
(4500.200; 2023-APR-03)”. The site-
specific zoning for data centres requires a
noise abatement plan for all data centre
uses, and a public hearing process. 

Case Study: Nanaimo, BC - Zoning
Bylaw Amendment

Define data centres as a
discretionary use 
Within Industrial zoning districts,
discretionary-uses allow for municipal
planners to make recommendations to Council,
and to specify standard or specific conditions
of approval. Discretionary uses also mean that
approvals must come through a public meeting
of Council, which enhances public access and
transparency. 

Municipal planners review the project proposal
to ensure it aligns with the Official Community
Plan, other policies and community goals. The
planner also has the ability to apply Specific
Development Standards, or conditions such as
applying buffer distances to limit the density
of a specific-use, building sound walls, or
limiting diesel backup generator hours.
However, depending on the province, the
proponent can appeal these decisions to the
provincial Subdivision Development Appeal
Board or equivalent.

https://www.thespec.com/news/hamilton-region/burlington-data-centre-application/article_7a85d4cd-93e7-51cc-b0e4-9f5700f6bc9e.html
https://www.thespec.com/news/hamilton-region/burlington-data-centre-application/article_7a85d4cd-93e7-51cc-b0e4-9f5700f6bc9e.html
https://www.burlington.ca/en/news/council-news-and-events/data-centres.aspx#Will-the-public-have-an-opportunity-to-provide-feedback-on-this-proposal
https://www.burlington.ca/en/news/council-news-and-events/data-centres.aspx#Will-the-public-have-an-opportunity-to-provide-feedback-on-this-proposal
https://www.nanaimo.ca/bylaws/ViewBylaw/4500.pdf
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Overlay districts can restrict data centres in
certain locations where they would conflict
with housing, employment, transit or
neighbourhood plans or promote the
development of data centres within areas
where there is existing infrastructure that
could adequately support the needs of data
centres.

Create zoning and overlay districts
to designate appropriate areas for
data centres

In March, Councillor Rachel Chemos Lin
brought forward a motion asking for
greater clarity on whether AI data centres
should have special zoning requirements
instead of being included in as-of-right
industrial zoning. The motion was adopted
requiring city staff to report to the
Planning and Housing Committee in the
first half of 2027 on the subject of new AI
data centres land-use compatibility
considerations, processes relating to grid
capacity and water usage, among other
environmental, energy and affordability
impacts, and recommendations for
improvements. 

Case Study: Toronto, ON - Directive
to Staff on AI data Centre Zoning

Saint John council unanimously supported
an expansion of the Spruce Lake industrial
zone to attract investment and fuel
economic growth. Shortly after rezoning,
Calgary-based Beacon AI Centres and
Texas-based VoltaGrid submitted a
proposal to build a 390 MW data centre on
a 120-hectare parcel of land in the industrial
park. VoltaGrid will also assemble a 190 MW
gas-fired power-generating system on site.
While council designated this area as 

Case study: Saint John, NB -
Industrial Park Expansion

appropriate for data centres, many residents
are concerned about the proximity to
residential areas (150 metres), the
contamination of their well-water, and the loss
of old-growth forest and wetlands to create
space for the project.

Adopt data centre design standards
or guidelines

These standards can address building height,
footprint, enclosure of equipment, perimeter
landscaping, and noise mitigation to reduce
land use and community impacts. Considering
building codes are largely provincial
jurisdiction, municipalities may be limited in
what they can suggest.

Councillor Dianne Saxe drafted a motion
urging Toronto to sign onto the Global Urban
Data Centres Pact, which aims to set a vision
for data centres that is sustainable and safe.
While the motion was ruled out of order at
council, Mayor Olivia Chow nonetheless
agreed to sign the pact on behalf of the city.
The Pact created by C40 Cities is signed by
mayors who agree to a vision for urban data
centres that are: strategically integrated into
the city, accountable and community-focused,
sustainable and resource-efficient, and an
engine for cost-security and shared prosperity.

Case Study: Toronto, ON - Mayor
signs onto Global Urban Data Centres
Pact

As a condition of a Development Permit,
Council may require the applicant to provide
and maintain liability insurance to protect
municipal and public interests. This reduces
the risk to the city in the event of concerns or
issues flowing from the construction of the
project. 

Require liability insurance

https://secure.toronto.ca/council/agenda-item.do?item=2026.MM39.47
https://www.cbc.ca/news/canada/new-brunswick/saint-john-spruce-lake-industrial-park-expansion-council-third-reading-1.7579399
https://www.cbc.ca/news/canada/new-brunswick/data-centre-saint-john-industrial-park-9.6960550
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://www.ctvnews.ca/toronto/article/as-ai-data-centres-proliferate-municipalities-are-struggling-to-figure-out-where-they-fit-heres-why/
https://www.c40.org/news/the-global-urban-data-centres-pact/
https://www.c40.org/news/the-global-urban-data-centres-pact/
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The speed and scale with which the data
centre industry is moving challenges local
governments to respond appropriately to the
risks — and opportunities — that these
projects may present. 

A temporary moratorium on data centre
development provides the municipality time
to assess and improve rules governing data
centres in response to rapid market change. 

During a moratorium municipal staff will have
time to research best practices and
safeguards; study the environmental and
utility impacts; assess fiscal impacts,
including long-term service and infrastructure
costs; develop potential zoning or
performance standards; pursue other specific
directions made by Council, and report
findings and recommendations back publicly. 

In drought-prone areas, a moratorium
specifically on evaporative cooling systems
can be used to protect community water
sources.  

Enact temporary moratoria
appropriate for data centres, many residents
are concerned about the proximity to
residential areas (150 metres), the
contamination of their well-water, and the loss
of old-growth forest and wetlands to create
space for the project.

At the June 16 planning committee meeting,
Hamilton Councillor Nrinder Nann put
forward a motion to pause all development
of “large-scale” artificial intelligence data
centres in Hamilton. Councillor Nann put
forward this motion because community
members were expressing their concerns
about a hyperscale AI data centre coming
into the community, and asking important
questions about water usage, noise,
chemical fall-out, and community benefits,
not yet addressed within municipal policies.
Nann recognized that Hamilton’s code
regulating data centres was outdated, built
for data processing establishments that are
very different from today’s AI hyperscale
data centres. 

The motion to pause data centre
development passed unanimously at the
planning committee meeting. The
moratorium was strongly backed by the
community with over 40 delegates
speaking to offer their insights on AI data
centres. 

However, when the motion went to council
to be ratified, it failed in a 10-6 vote. The
day before the vote, an educational meeting
for councillors was held with the AI data
centre developers. The AI data centres
proposed in Hamilton would support
research at McMaster University and a
nonprofit, Digital Research Alliance. The
substantial investment and digital
sovereignty arguments persuaded many
council members to vote against the
moratorium, so as to not jeopardize the
proposed projects. A municipal framework
to regulate data centres will still be
developed by staff, without a moratorium.

Case Study: Hamilton, ON -
Proposed Data Centre Moratorium

More Councillors have come forward to present
Motions in support of a Data Centre Moratorium

City of Burlington, ON, Councillor Lisa Kearns
City of Vancouver, BC, Councillor Lucy
Maloney
New Brunswick, MLA Megan Mitton

Passed Data Centre Moratoriums:
Rocky View County, AB, Councillor Alison
Whiting
City of Mississauga, ON, Councillor Martin
Reid
City of Saskatoon, SK, Councillor Scott Ford
Town of Oakville, ON
Township of Centre Wellington, ON

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://pub-hamilton.escribemeetings.com/Meeting.aspx?Id=e81962a4-1223-4e17-9ba9-5e2ce424b54b&Agenda=Merged&lang=English
https://www.cbc.ca/news/canada/hamilton/data-centre-ban-voted-down-9.7271641
https://www.thespec.com/news/hamilton-region/burlington-data-centre-application/article_7a85d4cd-93e7-51cc-b0e4-9f5700f6bc9e.html
https://council.vancouver.ca/20260715/documents/cfscmotion5.pdf
https://council.vancouver.ca/20260715/documents/cfscmotion5.pdf
https://nbmediacoop.org/2026/06/19/holt-government-refuses-data-centre-moratorium-as-activists-rally-against-lorneville-project/
https://nationalnewswatch.com/2026/07/28/councillors-in-rural-county-bordering-calgary-vote-to-pause-data-centres
https://nationalnewswatch.com/2026/07/28/councillors-in-rural-county-bordering-calgary-vote-to-pause-data-centres
https://www.mississauga.ca/city-of-mississauga-news/news/mississauga-moves-to-pause-data-centre-development/
https://www.mississauga.ca/city-of-mississauga-news/news/mississauga-moves-to-pause-data-centre-development/
https://www.cbc.ca/news/canada/saskatoon/saskatoon-city-hall-data-centre-fire-stations-public-art-council-9.7291393
https://www.cbc.ca/lite/story/9.7305034
https://www.nationalobserver.com/2026/08/28/news/ontario-community-data-centre-moratorium?nih=fImkUDXO7TaIYpAtpfNNlcCSJ1zWxi9gCfsMbA796M8&utm_source=National+Observer&utm_campaign=fe72011f75-EMAIL_CAMPAIGN_2026_08_28_12_35&utm_medium=email&utm_term=0_cacd0f141f-fe72011f75-557663565
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appropriate for data centres, many residents
are concerned about the proximity to
residential areas (150 metres), the
contamination of their well-water, and the loss
of old-growth forest and wetlands to create
space for the project.

Development levy agreements are fees
charged by a municipality to recover the cost
of necessary infrastructure to support the
facility or growth. These charges prevent
taxpayers from bearing the local
infrastructure costs associated with
development, such as electricity transmission
infrastructure, watermains, natural gas
pipelines and roads.

Implement development levy
agreements or development cost
charges

As a condition of a Development Permit,
Council may require the proponent post and
maintain a Performance Security, which may
be a performance bond or letter of credit, to
ensure the development is constructed and
completed in accordance with the time frames
and development standards required in the
permit. In a rapidly growing industry with
considerable speculation, this kind of
intervention can protect the local government
in the event of an incomplete or otherwise
deficient project.

Request performance security through a
performance bond or letter of credit

When a development proposal involves a
variance, the municipality may require the
applicant to enter into a servicing agreement
to ensure that the costs for providing
appropriate servicing are clearly articulated,
and that both parties agree to the cost-sharing
for any upgrades. For example, Bell’s project in
the RM of Sherwood identified new
infrastructure would be required for the
project, including new watermains - but the
public documents did not clarify who would
pay for these projects.

These agreement may include: installing or
construction of of storm sewers, sanitary

Require Municipal Servicing Agreements

sewers, drains, water mains and laterals,
hydrants, sidewalks, boulevards, curbs,
gutters, street lights, graded, graveled or
paved streets and lanes, connections to
existing services, area grading and levelling of
land, street name plates, connecting and
boundary streets, landscaping of parks and
boulevards, public recreation facilities, or other
works that Council may require, including both
on-site and off-site servicing. For off-site
servicing fees, council must be able to
reasonably demonstrate that fees are
commensurate with the future capital costs. 

Local governments should also consider
reviewing development levies to ensure that
they adequately address the unique needs of
large hyperscale projects, and the
requirements of the municipality for greenfield
development projects.
 

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://rmofsherwood.ca/app/uploads/2026/02/Notice-Agenda-Package-of-Special-Meeting-February.9.2026.pdf
https://rmofsherwood.ca/app/uploads/2026/02/Notice-Agenda-Package-of-Special-Meeting-February.9.2026.pdf


Electricity Use

The objective of this guide is to present the
most up-to-date international best practices
for optimizing data centre energy use and
essential operations. The best practices are
suitable for use by operators and users of
the different types of existing data centres
in Canada.

Resource: Best Practice Guide for
Canadian Data Centres by Natural
Resources Canada, 2025

Support clean energy procurement for
the facility’s load
Vocalize support for clean energy generation
to developers and other orders of government
when a data centre is proposed. When
possible, include clean energy projects within
community benefits agreements. This ensures
that the additional power demand from data
centres adds to local renewable energy
capacity, and helps to retire outdated, costly,
and harmful fossil fuel generation.

Encourage facilities to include on-site battery
storage or microgrid capabilities to reduce
strain on the grid during peak demand,
extreme weather, and other contingency
events. Vocalize this support, and any grid
strain concerns, to your provincial/territorial
government so they consider requiring
microgrid capabilities for data centres. 

It is important that behind-the-metre power
generation comes in the form of clean energy
and battery storage to reduce the
environmental cost, as in North America the
majority of this power is natural gas
generated (S&P Global, 2026). Additionally,
behind-the-metre power generation can
increase the difficulty of ensuring transparent
disclosures around power usage. 

Support on-site storage or microgrid
capabilities

When jurisdiction allows, update building
codes and design guidelines to require best-in-
class efficiency standards - minimizing overall
electricity consumption and reducing pressure
on grid capacity and infrastructure. 

Require high-efficiency operations

https://natural-resources.canada.ca/energy-efficiency/building-energy-efficiency/new-best-practice-guide-canadian-data-centres-now-available
https://natural-resources.canada.ca/energy-efficiency/building-energy-efficiency/new-best-practice-guide-canadian-data-centres-now-available
https://www.spglobal.com/ratings/en/regulatory/article/from-growth-to-growing-risk-rapid-development-of-data-centers-is-creating-vulnerabilities-s101663962
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of old-growth forest and wetlands to create
space for the project.
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Data centres should pay for the infrastructure
required to serve them (including new
generation, substations, feeders, and
transmission upgrades) so that these costs are
not passed on to ratepayers through rate
increases. Before approving land use
agreements, municipalities should press their
electric utilities, project owners, and
developers to demonstrate that their project
will not increase residential electricity bills.
Local governments could require written
confirmation from the utility that required grid
upgrades will be funded by the developer and
not recovered from other ratepayers, and
assurance that the project will not impact
local grid reliability.

Condition land use approval on
written assurance from the utility
provider

The City of Brooks amended their Land Use
Bylaw to classify data centres as a
“discretionary use,” meaning that any
proposal requires a public hearing and
must pass through the municipal
development permit process. During this
amendment they also added a definition of
data centres, and requirements to the
development permit application including:

Submittal of a copy of Fortis’
agreement allowing connection to their
system,
Submittal of a water consumption and
disposal plan, including anticipated
water usage and wastewater produced,
and steps to be taken to minimize water
consumption, and
Noise level limits.

Case Study: Brooks, AB - Zoning
Bylaw Amendment

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://www.brooks.ca/DocumentCenter/View/8320/26-027---Land-Use-Byalw-Amendment---Data-Centre-Use?bidId=
https://www.brooks.ca/DocumentCenter/View/8320/26-027---Land-Use-Byalw-Amendment---Data-Centre-Use?bidId=


Water Use

Conduct water availability assessments
and environmental screens
It is critical to have an understanding of the
current state of your community’s water
security before adding a data centre to the mix
- especially the groundwater, aquifers, and
ecosystems on or adjacent to proposed data
centre sites. These assessments should
include existing sources of heavy water
consumption (like agriculture or other
industrial activity) and water system capacity
constraints (like failing wastewater
infrastructure) to better project cumulative
impacts. Findings should be made publicly
available and used to inform data centre
permitting approvals. 

Make sure your community has all of the
information on the facility’s water impacts,
including water use needs, water sources,
wastewater discharge management, and
cooling technology. Data centres should utilize
the most water efficient cooling systems
available to them, according to their load size
and local environmental conditions. The
construction process and day-to-day operation
should integrate water-efficiency measures
and onsite wastewater recycling. When
possible, waterless cooling should be
prioritized, followed by a closed-loop system
with water recycling. Closed-loop systems
may have unique implications for wastewater
discharge, as they require chemical processes
related to the recycled water. Proponents
should disclose water use and wastewater
needs to the local government to ensure
appropriate processes are in place to manage
these uses and any related risks.

Require the proponents identify water
use needs , source of water and cooling
technology (i.e. evaporative or closed-
loop) 

During a Town Hall, Peel Region staff
explained that the proponent (Prologsis) is
required to submit a “maximum day
demand” estimate, which is tested through
a hydraulic model simulating the entire
water network to identify any potential
pressure or flow issues. Prologisis was also
required to provide its maximum demand
figures, which staff ran through the model
and determined there was no concern with
existing service levels (The Pointer, 2026). 

Case Study: Mississauga Prologis
Data Centre Proposal

https://thepointer.com/article/2026-07-04/shut-it-down-mississauga-residents-fighting-against-first-hyperscale-data-centre-proposal
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Data centre permitting approvals should
include a maximum, peak-demand water use
estimate, not just an annual water use
estimate - and a penalty if they surpass the
limit. Building codes and design guidelines
should require or recommend real time water
and wastewater monitoring systems.
Municipalities should seek disclosure of water
use from the facility or utility provider on a
regular basis to ensure water consumption
does not exceed the maximum allowable limit. 

Include water-use requirements in
permitting approvals, or building
codes with penalties for non-
compliance

During the Development Permit Stage of
the proposed data centre on East
Wellington Road, staff were able to secure
a covenant placed on the property’s title
pertaining to water usage. Water
consumption was a key concern for
residents, as over the course of a day the
data centre is anticipated to use more than
61,000 litres, equivalent to about 200
people, or one car-wash facility (Rawnsley,
2025).

The covenant states, “[t]he average flow of
water delivered to the Land does not
exceed 6.5 litres per second over any 60-
second period, and the average flow of
water delivered to the Land does not
exceed 0.8 litres per second over any 12-
month period.” If water usage goes beyond
this limit, an annual charge of $60,000 is
applied. Should water usage exceed the
limits, owners would have 14 days to pay
the rent charge, while escalated court
actions are also possible for extended
violations. 

Case Study: Nanaimo Water Usage
Covenant

Engage in regional water resource
coordination
Water use does not just impact the
municipality where the data centre is located
but can have downstream impacts on
neighbouring communities. For this reason, it
is critical to engage with neighbouring
municipalities and watershed organizations
within your watershed to ensure that the
added water consumption from the proposed
data centre will not present a risk to their
water security. Additionally, engaging
regionally on data centres can help to develop
and strengthen approaches to assessing
water risks, and promote environmental
conservation and protection. 

Require that operators pay for water
infrastructure needed to service their data
centre

The cost of upgrades or new construction of
water or wastewater infrastructure to service
data centres should not be passed on to
ratepayers. The developer should pay for any
infrastructure requirements through
development cost charges, and the
municipality should retain ownership of new
and upgraded infrastructure.

According to a Sturgeon County news
release, Meta will invest approximately
$60 million in local infrastructure
improvements, including roads and water
infrastructure. The province of Alberta
requires large data centres to bring their
own power and pay for the infrastructure
needed to support their operations. 

Case Study: Sturgeon County Meta
Data Centre

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://www.nanaimo.ca/whatsbuilding/Files/DP001376/Water%20Usage%20Covenant.pdf
https://nanaimonewsnow.com/2025/11/04/roughly-a-35-unit-apartment-building-water-concerns-abated-for-proposed-nanaimo-data-centre/
https://nanaimonewsnow.com/2025/11/04/roughly-a-35-unit-apartment-building-water-concerns-abated-for-proposed-nanaimo-data-centre/
https://www.sturgeoncounty.ca/news-release-meta-makes-historic-investment-in-alberta/
https://www.sturgeoncounty.ca/news-release-meta-makes-historic-investment-in-alberta/


Noise & Air Quality

When evaluating permitting
applications, conduct an independent
environmental screen of existing sources
and levels of noise

Mandate independent noise impact studies
both before construction (modeling) and within
60 days of occupancy to ensure actual
operational noise meets limits. Noise impacts
should be evaluated in the context of existing
industrial activity and clustered data centre
development, not assessed project-by-project
in isolation. These assessments should be
made available for public comment and review.

For the 200,000 square-foot data centre
planned on East Wellington Road, Nanaimo,
the development permit includes strict
conditions for acoustic mitigation. An
acoustic engineer provided a report of
recommendations to minimize potential
noise, and as part of the conditions of the
permit, the development must be in
substantial compliance with the noise
abatement plan. The actions listed in the
plan include: 

screening of rooftop chiller units to meet
predicted noise levels, 
screening of the emergency generator
with enclosure and exhaust muffler, and
submission of testing to confirm actual
noise from the site once the project is
operational and any additional
management, operational, or mitigation
measures that may be necessary to
reach predicted noise levels. 

Case Study: Nanaimo acoustic
requirements within development
permit

violate noise limits. If necessary, cities should
update their zoning codes to increase
maximum fines. 

Establish strict noise limits and noise
monitoring
Noise bylaws should include special care to
limit noise at night, with clear consequences
for non-compliance, recognizing that
continuous low-frequency noise and
intermittent generator testing can have
outsized health and quality-of-life impacts.
Monitoring data on noise should be regularly
collected - paid for by the operator - and made
publicly available upon request, and when
possible, studies should seek an
understanding of the effect of noise on
wildlife. A robust public noise complaint
system should be in place. Meaningful fines
should also be in place for operators that 

https://www.nanaimo.ca/whatsbuilding/Files/DP001376/Permit%20dp1376.pdf
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Engage with provincial/territorial governments
on air quality concerns in your community.
Many municipalities will need to collaborate
with higher levels of government to regulate
the use of backup generators, and
requirements around energy load management
and grid flexibility.

appropriate for data centres, many residents
are concerned about the proximity to
residential areas (150 metres), the
contamination of their well-water, and the loss
of old-growth forest and wetlands to create
space for the project.
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Discourage on-site fossil fuel
generation for primary or routine
operations

Municipalities may limit the use of on-site
fossil-fueled generation (including natural gas
turbines or engines and diesel generators) as a
primary or extended power source, allowing
fossil fuel-based systems only for true
emergency backup where no feasible
alternative exists. This can be done through
land use powers, and building codes (when
possible). 

Collaborate with Provincial/Territorial
government to regulate impacts to air
quality

Mandate that exterior HVAC equipment,
backup generators, and other industrial
equipment are enclosed with acoustic
barriers, through zoning, building codes
and/or noise bylaws. Ensure data centres
align with municipal light pollution policies.

Update design codes and guidelines to
reduce noise and light pollution

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/


Economic Development &
Community Investment

Require Community Benefits
Agreements (CBAs)
Intense competition for computing power
among technology companies strengthens the
municipality's negotiating position. When
expectations are clearly articulated,
standardized across jurisdictions, and
predictable, municipalities are well-positioned
to ask for benefits, without deterring
investment.

Negotiating CBAs can generate greater
community buy-in for data centres as they
secure enforceable benefits. CBAs can ensure
benefits such as:

 local hiring and purchases, 
workforce training, 
public infrastructure investments, 
grid upgrades, 
renewable energy and storage projects, 
heat pumps initiatives, 
home retrofits initiatives, 
home weatherization initiatives, 
EV charging infrastructure
community-resilience projects

Fulfillment of community benefits, including
long-term job creation and local economic
development, should be communicated with
the public.

Municipalities can develop a standardized CBA
menu of pre-approved community benefits, co-
designed with residents and businesses, to
give developers clear expectations and reduce
one-off negotiations while increasing certainty
and consistency across projects. This
standardized menu can calibrate
recommended benefits and expectations with
project factors such as, facility scale, power
and water intensity, proximity to sensitive
users, local environmental conditions, and
reliance on public infrastructure. Larger,
hyperscale projects can reasonably be held to
higher standards. Third-party developers can
be more sensitive to cost structure, tenant
requirements and standardized approval
processes.

Setting up a Community Advisory Group to
oversee the establishment and implementation
of the CBA ensures continued community
engagement and accountability.



EXECUT IVE  SUMMARY
08E C O N O M I C  D E V E L O P M E N T  &  C O M M U N I T Y  I N V E S T M E N T

appropriate for data centres, many residents
are concerned about the proximity to
residential areas (150 metres), the
contamination of their well-water, and the loss
of old-growth forest and wetlands to create
space for the project.

20

Limit tax abatements, exemptions, or
financial incentives

Any incentives a developer may receive
should be tied to environmental criteria
relating to energy-efficiency, on-site
renewable energy generation or storage,
water reuse, and waste heat capture. Ensure
clawbacks or step-down mechanisms are in
place that allows cities to recapture
incentives if developers fail to meet agreed
performance or reporting requirements. 

Prince George has one AI data centre
located on a 12-acre freehold site that was
converted from a bitcoin mine in 2022, and is
owned by IREN. According to Councillor
Frizzell, the initial development played a big
role in spurring universal broadband to the
city. Prior to the facility, the community used
to only have one high-fibre line, which
caused connectivity issues, including
incidents where the line was accidentally
cut by a farmer, and a wildfire. 

Despite not requiring any community benefit
contributions, IREN provides community
grants up to $250,000. They host an annual
event to distribute the grants at a local
winery and actively take part in career days
and opportunities to hire new graduates.

Case Study: Prince George IREN
Data Centre

Incentivize capturing heat waste for
reuse

The densely packed chips within data centres
generate a lot of heat. If managed correctly,
that heat could be reused for space and water
heating. A significant percentage of
residential energy use goes towards space
and water heating, so diverting waste heat
from data centres could result in significant
energy savings. Municipalities should
encourage waste heat recovery, when
possible, and could provide incentives such as
increased density points or waived fees. If
designed poorly without waste heat capture,
data centres risk creating heat islands, raising
nearby temperatures.

Rather than venting server heat into the
atmosphere, Bell Canada’s AI Fabric
centre, under development on the
Thompson River University(TRU) Campus,
includes a "heat recovery loop". The waste
heat generated by the AI processors is fed
directly into TRU’s Low-Carbon District
Energy System to keep the university's
campus buildings warm.

Case Study: Bell’s Thompson River
University Facility in Kamloops 

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://www.princegeorgecitizen.com/local-news/construction-underway-at-data-centres-in-prince-george-and-mackenzie-12307093
https://www.princegeorgecitizen.com/local-news/construction-underway-at-data-centres-in-prince-george-and-mackenzie-12307093
https://inside.tru.ca/2026/04/09/tru-community-trust-advances-data-centre-development/
https://inside.tru.ca/2026/04/09/tru-community-trust-advances-data-centre-development/


Community Engagement
 & Advocacy

Engage residents early and transparently
Data centres are facing increasing public
opposition. Engage residents early on in the
process so the municipality can channel
community concerns into enforceable
protections and benefits. Public input should
be an important informant of requirements and
community benefits agreements to ensure
residents receive tangible benefits. Ensure
developers can demonstrate that they are
meeting duty-to-consult requirements with
Indigenous communities affected.

Additionally, public education is needed on the
different types of data centres, and the
varying levels of environmental impact, as not
all data centres are created equally but risk
getting lumped together.

Following growing public outcry, the City
of Mississauga convened a Town Hall on
June 25, 2026 drawing a room full of
residents from Wards near where the data
centre is set to be located. Prologis
representatives also attended to share
details of the proposal. 

Case Study: Mississauga Town Hall
on Prologis data centre

Refrain from entering into agreements
that shield developers

Avoid non-disclosure agreements sought by
corporations pursuing data centre projects, as
they are a limitation to meaningful public
engagement and transparent discussion of a
project's risks and opportunities. Regular and
accurate reporting from data centres on their
environmental impacts is critical for both
environmental management and community
trust. 

Local governments should refrain from
entering into agreements that shield
developers from disclosing estimated water
and energy use or potential health impacts.
Once data centres are operational, they should
submit annual, publicly available impact
reports that are audited by third parties. 

https://www.insauga.com/data-centre-town-hall-draws-angry-crowd-in-mississauga/
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Advocate for a National Strategy

decommissioning. There is a lack of standard
end-of-lifecycle processes, including
brownfield remediation, in the context of data
centres.

Coordinate collaboration between
Indigenous, Inter-Municipal, and
Regional Governments

Data Center developers commonly pursue
parallel sitting discussions across
municipalities within the same region,
comparing sites, approval times and
requirements. Without coordination, this
dynamic can trigger a race to the bottom to
secure investment. When minimum
expectations are standardized and predictable
across a region, the benefits a community can
negotiate for hosting a data centre are
strengthened for all. 

Another reason it is imperative to coordinate
with neighbouring municipalities, Indigenous
communities, and regional governments is that
data centre impacts extend beyond municipal
boundaries, particularly for electricity, water,
and air quality. 

Regional impacts can strengthen the case for
shared standards and positions. Regional
partners, such as a watershed association or
an air quality district, can play a key role in
monitoring regional impacts and uniting
regional players behind shared standards and
land use practices. 

Kamloops councilors Dale Bass and Nancy
Bepple put forward a motion for council to
request the Federation of Canadian
Municipalities (FCM) advocate to the
federal government for the development
of a coordinated policy framework
respecting data centres. Councillor Bass
emphasized that the task of defining
regulations and oversight for data centres
is excessively onerous for each individual
municipality to undertake. The
development of a national framework
would provide a level playing field across
the country. The motion passed, and the
community is in discussion with FCM. 

Case Study: Kamloops Motion to
FCM to advocate for the
development of a Federal data
centre framework

A broader national strategy governing digital
infrastructure would improve and refine policy
options for decision-makers at the local level
and provide consistency across the country
through minimum development standards and
performance measures. A national strategy
would help to avoid local governments being
pitted against each other in a ‘race to the
bottom’ in order to secure investment and would
support smaller municipalities who may have
limited resources to assess proposals and
navigate negotiations.

Additionally, a national strategy could fill in
policy gaps relating to managing operations and

https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://yoursaintjohn.ca/lorneville-residents-seek-accountability-on-data-centre-impacts/
https://kamloops.civicweb.net/document/216426/


Guiding Questions for
Councillors

The following questions are designed to encourage local elected officials to build an awareness
of what data centres exist within their community, and what policies are in place to regulate a
future data centre proposal. Many of these questions should be asked to a data centre developer
when a project is proposed to ensure council and community members have a full
understanding of the project. 

The current state of data centres in your
community:

1.  How many data centres are in your
community? How many are proposed?

2.  When were they created, or at what stage
is the project?

3.  How large are the data centres in terms of
land mass?

4.  What is the data centre capacity in MW?
5.  What types of data centres do you have

(i.e. AI training, inference, co-location etc.)?
6.  Who are the owners and/or users?

Land Use:

1.How are data centres in your community
zoned (i.e. light industrial, heavy industrial,
commercial, mixed-use etc.)?

2.  Are data centres defined within the zoning
bylaw?

3.  Are overlay districts in place to designate
appropriate areas for data centres?

4.  Can proposed projects be located on
ecologically-significant or farming lands?

5.  Are there any best-practice design codes
or guidelines for data centres
recommended by the municipality?

6.  Are there buffer zones or minimum
setbacks from other land use that apply to
data centres?

7.Has your community discussed end of life-
cycle processes or responsibilities,
including brownfield remediation, in the
context of data centres?

1. Is the proponent required to make any
commitments around noise mitigation or
monitoring?

2. Is your community’s noise bylaw sufficient
to address data centre noise concerns?

3.Are there meaningful penalties in place if
the proponent goes beyond set noise
standards?

Noise:
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1.What actions will the local government
take to assess or limit energy use risks
from data centers?

2.Are proponents required to make
commitments around disclosure of energy
use?

3.Will this information be publicly available?
4.What ‘Behind-the-meter’ power sources, if

any, does the project include (i.e. natural
gas plant, diesel generator, renewable
energy and battery storage, etc.)?

Air Quality and Energy Use

Infrastructure Needs:

1. If a proponent identifies new infrastructure
needs (i.e. watermains, natural gas
pipelines, energy transmission, or roads) to
support the facility, would these be paid
for by the proponent? The
municipality/utility? Or a combination? 

a.Will the new infrastructure be owned
by the municipality?

Water Usage:

1.What actions will the local government
take to assess or limit water use risks from
data centers?

2.Are proponents required to make
commitments around disclosure of water
use and wastewater discharge?

a.Will this information be publicly
available?

3.Are proponents required to identify water
use needs?

a.If so, do they identify average annual
usage, peak demand hours, or both?

4.Has the proponent identified the cooling
technology the data centre will use (i.e.
evaporative or closed-loop)?

5.Has the proponent identified the source of
water (i.e. municipal, aquifer etc.)?

6. Is there a maximum water use in place for
data centres, and is there meaningful
recourse if the proponent goes beyond the
limit?

Community Benefits

1.Would a data centre receive any tax
abatements, exemptions or financial
incentives from the municipality?

2.What is the added municipal tax revenue of
a proposed data centre?

3.What is the anticipated number of
employment opportunities a proposed data
centre would create?

4.Is there a heat waste capture and reuse
element to a proposed project?

5.Does a proposed data centre have any on-
site renewable energy generation or
storage?

6.Is there potential for the community to
participate in a community-owned and
operated data centre? 

7.Would the community receive any other
community amenity contributions from a
data centre?

Community Engagement

1.Would the proponent conduct any
voluntary community engagement?

2.Is a public hearing required as part of the
zoning or permitting process?

3.Is there a forum for the public to express
their concerns and opinions on a proposed
data centre?

4.Would regional governments, planning
groups or associations be consulted,
especially in regards to regional water, air
quality and energy risks?

5.Can the proponent demonstrate that they
are meeting their duty-to-consult
requirements with Indigenous
communities?

1.What kinds of tax abatements and incentives
are in place, and how might these impact the
property taxes paid by a data centre?

2.Are there any abatements, incentives, or
credits granted by regional economic
development agencies outside of the local
government that should be accounted for? 

Taxation:



Data centres can present significant challenges for communities, including high water
and energy demand, pressure on municipal climate goals, constant noise and impacts
on local air quality. However, when thoughtfully planned, they can also create
opportunities by supplying waste heat to district energy systems, supporting clean
energy development, and delivering additional community investments. 

This toolkit provides local governments with the knowledge they need to ask the right
questions when evaluating data centre proposals and to negotiate outcomes that align
with community priorities. Furthermore, they do not have to navigate this rapidly-
evolving landscape alone. Through continued collaboration, Climate Caucus and Urban
Climate Leadership will amplify emerging practices to ensure data centre growth
aligns with local climate, energy and community goals.

Conclusion
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	Case study: Saint John, NB - Industrial Park Expansion
	Saint John council unanimously supported an expansion of the Spruce Lake industrial zone to attract investment and fuel economic growth. Shortly after rezoning, Calgary-based Beacon AI Centres and Texas-based VoltaGrid submitted a proposal to build a 390 MW data centre on a 120-hectare parcel of land in the industrial park. VoltaGrid will also assemble a 190 MW gas-fired power-generating system on site. While council designated this area as
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.

	Adopt data centre design standards or guidelines
	These standards can address building height, footprint, enclosure of equipment, perimeter landscaping, and noise mitigation to reduce land use and community impacts. Considering building codes are largely provincial jurisdiction, municipalities may be limited in what they can suggest.

	Case Study: Toronto, ON - Mayor signs onto Global Urban Data Centres Pact
	Councillor Dianne Saxe drafted a motion urging Toronto to sign onto the Global Urban Data Centres Pact, which aims to set a vision for data centres that is sustainable and safe. While the motion was ruled out of order at council, Mayor Olivia Chow nonetheless agreed to sign the pact on behalf of the city. The Pact created by C40 Cities is signed by mayors who agree to a vision for urban data centres that are: strategically integrated into the city, accountable and community-focused, sustainable and resource-efficient, and an engine for cost-security and shared prosperity.

	Require liability insurance
	As a condition of a Development Permit, Council may require the applicant to provide and maintain liability insurance to protect municipal and public interests. This reduces the risk to the city in the event of concerns or issues flowing from the construction of the project.

	Enact temporary moratoria
	The speed and scale with which the data centre industry is moving challenges local governments to respond appropriately to the risks — and opportunities — that these projects may present.
	A temporary moratorium on data centre development provides the municipality time to assess and improve rules governing data centres in response to rapid market change.
	During a moratorium municipal staff will have time to research best practices and safeguards; study the environmental and utility impacts; assess fiscal impacts, including long-term service and infrastructure costs; develop potential zoning or performance standards; pursue other specific directions made by Council, and report findings and recommendations back publicly.
	In drought-prone areas, a moratorium specifically on evaporative cooling systems can be used to protect community water sources.
	More Councillors have come forward to present Motions in support of a Data Centre Moratorium
	City of Burlington, ON, Councillor Lisa Kearns
	City of Vancouver, BC, Councillor Lucy Maloney
	New Brunswick, MLA Megan Mitton

	Passed Data Centre Moratoriums:
	Rocky View County, AB, Councillor Alison Whiting
	City of Mississauga, ON, Councillor Martin Reid
	City of Saskatoon, SK, Councillor Scott Ford
	Town of Oakville, ON
	Township of Centre Wellington, ON
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.


	Case Study: Hamilton, ON - Proposed Data Centre Moratorium
	At the June 16 planning committee meeting, Hamilton Councillor Nrinder Nann put forward a motion to pause all development of “large-scale” artificial intelligence data centres in Hamilton. Councillor Nann put forward this motion because community members were expressing their concerns about a hyperscale AI data centre coming into the community, and asking important questions about water usage, noise, chemical fall-out, and community benefits, not yet addressed within municipal policies. Nann recognized that Hamilton’s code regulating data centres was outdated, built for data processing establishments that are very different from today’s AI hyperscale data centres.
	The motion to pause data centre development passed unanimously at the planning committee meeting. The moratorium was strongly backed by the community with over 40 delegates speaking to offer their insights on AI data centres.
	However, when the motion went to council to be ratified, it failed in a 10-6 vote. The day before the vote, an educational meeting for councillors was held with the AI data centre developers. The AI data centres proposed in Hamilton would support research at McMaster University and a nonprofit, Digital Research Alliance. The substantial investment and digital sovereignty arguments persuaded many council members to vote against the moratorium, so as to not jeopardize the proposed projects. A municipal framework to regulate data centres will still be developed by staff, without a moratorium.

	Implement development levy agreements or development cost charges
	Development levy agreements are fees charged by a municipality to recover the cost of necessary infrastructure to support the facility or growth. These charges prevent taxpayers from bearing the local infrastructure costs associated with development, such as electricity transmission infrastructure, watermains, natural gas pipelines and roads.

	Request performance security through a performance bond or letter of credit
	As a condition of a Development Permit, Council may require the proponent post and maintain a Performance Security, which may be a performance bond or letter of credit, to ensure the development is constructed and completed in accordance with the time frames and development standards required in the permit. In a rapidly growing industry with considerable speculation, this kind of intervention can protect the local government in the event of an incomplete or otherwise deficient project.

	Require Municipal Servicing Agreements
	When a development proposal involves a variance, the municipality may require the applicant to enter into a servicing agreement to ensure that the costs for providing appropriate servicing are clearly articulated, and that both parties agree to the cost-sharing for any upgrades. For example, Bell’s project in the RM of Sherwood identified new infrastructure would be required for the project, including new watermains - but the public documents did not clarify who would pay for these projects.
	These agreement may include: installing or construction of of storm sewers, sanitary
	sewers, drains, water mains and laterals, hydrants, sidewalks, boulevards, curbs, gutters, street lights, graded, graveled or paved streets and lanes, connections to existing services, area grading and levelling of land, street name plates, connecting and boundary streets, landscaping of parks and boulevards, public recreation facilities, or other works that Council may require, including both on-site and off-site servicing. For off-site servicing fees, council must be able to reasonably demonstrate that fees are commensurate with the future capital costs.
	Local governments should also consider reviewing development levies to ensure that they adequately address the unique needs of large hyperscale projects, and the requirements of the municipality for greenfield development projects.
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.

	Electricity Use
	Support clean energy procurement for the facility’s load
	Require high-efficiency operations
	Resource: Best Practice Guide for Canadian Data Centres by Natural Resources Canada, 2025
	Support on-site storage or microgrid capabilities

	Condition land use approval on written assurance from the utility provider
	Data centres should pay for the infrastructure required to serve them (including new generation, substations, feeders, and transmission upgrades) so that these costs are not passed on to ratepayers through rate increases. Before approving land use agreements, municipalities should press their electric utilities, project owners, and developers to demonstrate that their project will not increase residential electricity bills. Local governments could require written confirmation from the utility that required grid upgrades will be funded by the developer and not recovered from other ratepayers, and assurance that the project will not impact local grid reliability.

	Case Study: Brooks, AB - Zoning Bylaw Amendment
	The City of Brooks amended their Land Use Bylaw to classify data centres as a “discretionary use,” meaning that any proposal requires a public hearing and must pass through the municipal development permit process. During this amendment they also added a definition of data centres, and requirements to the development permit application including:
	Submittal of a copy of Fortis’ agreement allowing connection to their system,
	Submittal of a water consumption and disposal plan, including anticipated water usage and wastewater produced, and steps to be taken to minimize water consumption, and
	Noise level limits.
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.

	Water Use
	Conduct water availability assessments and environmental screens
	Case Study: Mississauga Prologis Data Centre Proposal
	Require the proponents identify water use needs , source of water and cooling technology (i.e. evaporative or closed-loop)

	Include water-use requirements in permitting approvals, or building codes with penalties for non-compliance
	Data centre permitting approvals should include a maximum, peak-demand water use estimate, not just an annual water use estimate - and a penalty if they surpass the limit. Building codes and design guidelines should require or recommend real time water and wastewater monitoring systems. Municipalities should seek disclosure of water use from the facility or utility provider on a regular basis to ensure water consumption does not exceed the maximum allowable limit.

	Case Study: Nanaimo Water Usage Covenant
	During the Development Permit Stage of the proposed data centre on East Wellington Road, staff were able to secure a covenant placed on the property’s title pertaining to water usage. Water consumption was a key concern for residents, as over the course of a day the data centre is anticipated to use more than 61,000 litres, equivalent to about 200 people, or one car-wash facility (Rawnsley, 2025).
	The covenant states, “[t]he average flow of water delivered to the Land does not exceed 6.5 litres per second over any 60-second period, and the average flow of water delivered to the Land does not exceed 0.8 litres per second over any 12-month period.” If water usage goes beyond this limit, an annual charge of $60,000 is applied. Should water usage exceed the limits, owners would have 14 days to pay the rent charge, while escalated court actions are also possible for extended violations.

	Engage in regional water resource coordination
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.
	Water use does not just impact the municipality where the data centre is located but can have downstream impacts on neighbouring communities. For this reason, it is critical to engage with neighbouring municipalities and watershed organizations within your watershed to ensure that the added water consumption from the proposed data centre will not present a risk to their water security. Additionally, engaging regionally on data centres can help to develop and strengthen approaches to assessing water risks, and promote environmental conservation and protection.

	Require that operators pay for water infrastructure needed to service their data centre
	The cost of upgrades or new construction of water or wastewater infrastructure to service data centres should not be passed on to ratepayers. The developer should pay for any infrastructure requirements through development cost charges, and the municipality should retain ownership of new and upgraded infrastructure.

	Case Study: Sturgeon County Meta Data Centre
	According to a Sturgeon County news release, Meta will invest approximately $60 million in local infrastructure improvements, including roads and water infrastructure. The province of Alberta requires large data centres to bring their own power and pay for the infrastructure needed to support their operations.

	Noise & Air Quality
	When evaluating permitting applications, conduct an independent environmental screen of existing sources and levels of noise
	Establish strict noise limits and noise monitoring
	Case Study: Nanaimo acoustic requirements within development permit

	Update design codes and guidelines to reduce noise and light pollution
	Mandate that exterior HVAC equipment, backup generators, and other industrial equipment are enclosed with acoustic barriers, through zoning, building codes and/or noise bylaws. Ensure data centres align with municipal light pollution policies.

	Collaborate with Provincial/Territorial government to regulate impacts to air quality
	Engage with provincial/territorial governments on air quality concerns in your community. Many municipalities will need to collaborate with higher levels of government to regulate the use of backup generators, and requirements around energy load management and grid flexibility.

	Discourage on-site fossil fuel generation for primary or routine operations
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.
	Municipalities may limit the use of on-site fossil-fueled generation (including natural gas turbines or engines and diesel generators) as a primary or extended power source, allowing fossil fuel-based systems only for true emergency backup where no feasible alternative exists. This can be done through land use powers, and building codes (when possible).

	Economic Development & Community Investment
	Require Community Benefits Agreements (CBAs)

	Case Study: Prince George IREN Data Centre
	Prince George has one AI data centre located on a 12-acre freehold site that was converted from a bitcoin mine in 2022, and is owned by IREN. According to Councillor Frizzell, the initial development played a big role in spurring universal broadband to the city. Prior to the facility, the community used to only have one high-fibre line, which caused connectivity issues, including incidents where the line was accidentally cut by a farmer, and a wildfire.
	Despite not requiring any community benefit contributions, IREN provides community grants up to $250,000. They host an annual event to distribute the grants at a local winery and actively take part in career days and opportunities to hire new graduates.

	Incentivize capturing heat waste for reuse
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.
	The densely packed chips within data centres generate a lot of heat. If managed correctly, that heat could be reused for space and water heating. A significant percentage of residential energy use goes towards space and water heating, so diverting waste heat from data centres could result in significant energy savings. Municipalities should encourage waste heat recovery, when possible, and could provide incentives such as increased density points or waived fees. If designed poorly without waste heat capture, data centres risk creating heat islands, raising nearby temperatures.

	Case Study: Bell’s Thompson River University Facility in Kamloops
	Rather than venting server heat into the atmosphere, Bell Canada’s AI Fabric centre, under development on the Thompson River University(TRU) Campus, includes a "heat recovery loop". The waste heat generated by the AI processors is fed directly into TRU’s Low-Carbon District Energy System to keep the university's campus buildings warm.

	Limit tax abatements, exemptions, or financial incentives
	Any incentives a developer may receive should be tied to environmental criteria relating to energy-efficiency, on-site renewable energy generation or storage, water reuse, and waste heat capture. Ensure clawbacks or step-down mechanisms are in place that allows cities to recapture incentives if developers fail to meet agreed performance or reporting requirements.

	Community Engagement
	& Advocacy
	Engage residents early and transparently
	Case Study: Mississauga Town Hall on Prologis data centre
	Refrain from entering into agreements that shield developers

	Coordinate collaboration between Indigenous, Inter-Municipal, and Regional Governments
	Data Center developers commonly pursue parallel sitting discussions across municipalities within the same region, comparing sites, approval times and requirements. Without coordination, this dynamic can trigger a race to the bottom to secure investment. When minimum expectations are standardized and predictable across a region, the benefits a community can negotiate for hosting a data centre are strengthened for all.
	Another reason it is imperative to coordinate with neighbouring municipalities, Indigenous communities, and regional governments is that data centre impacts extend beyond municipal boundaries, particularly for electricity, water, and air quality.
	Regional impacts can strengthen the case for shared standards and positions. Regional partners, such as a watershed association or an air quality district, can play a key role in monitoring regional impacts and uniting regional players behind shared standards and land use practices.

	Advocate for a National Strategy
	A broader national strategy governing digital infrastructure would improve and refine policy options for decision-makers at the local level and provide consistency across the country through minimum development standards and performance measures. A national strategy would help to avoid local governments being pitted against each other in a ‘race to the bottom’ in order to secure investment and would support smaller municipalities who may have limited resources to assess proposals and navigate negotiations.
	Additionally, a national strategy could fill in policy gaps relating to managing operations and
	decommissioning. There is a lack of standard end-of-lifecycle processes, including brownfield remediation, in the context of data centres.
	appropriate for data centres, many residents are concerned about the proximity to residential areas (150 metres), the contamination of their well-water, and the loss of old-growth forest and wetlands to create space for the project.

	Case Study: Kamloops Motion to FCM to advocate for the development of a Federal data centre framework
	Kamloops councilors Dale Bass and Nancy Bepple put forward a motion for council to request the Federation of Canadian Municipalities (FCM) advocate to the federal government for the development of a coordinated policy framework respecting data centres. Councillor Bass emphasized that the task of defining regulations and oversight for data centres is excessively onerous for each individual municipality to undertake. The development of a national framework would provide a level playing field across the country. The motion passed, and the community is in discussion with FCM.

	Guiding Questions for Councillors
	The following questions are designed to encourage local elected officials to build an awareness of what data centres exist within their community, and what policies are in place to regulate a future data centre proposal. Many of these questions should be asked to a data centre developer when a project is proposed to ensure council and community members have a full understanding of the project.
	The current state of data centres in your community:
	Noise:
	Land Use:
	EXECUTIVE SUMMARY


	Infrastructure Needs:
	If a proponent identifies new infrastructure needs (i.e. watermains, natural gas pipelines, energy transmission, or roads) to support the facility, would these be paid for by the proponent? The municipality/utility? Or a combination?
	Will the new infrastructure be owned by the municipality?

	Water Usage:
	What actions will the local government take to assess or limit water use risks from data centers?
	Are proponents required to make commitments around disclosure of water use and wastewater discharge?
	Will this information be publicly available?
	Are proponents required to identify water use needs?
	If so, do they identify average annual usage, peak demand hours, or both?
	Has the proponent identified the cooling technology the data centre will use (i.e. evaporative or closed-loop)?
	Has the proponent identified the source of water (i.e. municipal, aquifer etc.)?
	Is there a maximum water use in place for data centres, and is there meaningful recourse if the proponent goes beyond the limit?

	Air Quality and Energy Use
	What actions will the local government take to assess or limit energy use risks from data centers?
	Are proponents required to make commitments around disclosure of energy use?
	Will this information be publicly available?
	What ‘Behind-the-meter’ power sources, if any, does the project include (i.e. natural gas plant, diesel generator, renewable energy and battery storage, etc.)?

	Taxation:
	What kinds of tax abatements and incentives are in place, and how might these impact the property taxes paid by a data centre?
	Are there any abatements, incentives, or credits granted by regional economic development agencies outside of the local government that should be accounted for?

	Community Benefits
	Would a data centre receive any tax abatements, exemptions or financial incentives from the municipality?
	What is the added municipal tax revenue of a proposed data centre?
	What is the anticipated number of employment opportunities a proposed data centre would create?
	Is there a heat waste capture and reuse element to a proposed project?
	Does a proposed data centre have any on-site renewable energy generation or storage?
	Is there potential for the community to participate in a community-owned and operated data centre?
	Would the community receive any other community amenity contributions from a data centre?

	Community Engagement
	Would the proponent conduct any voluntary community engagement?
	Is a public hearing required as part of the zoning or permitting process?
	Is there a forum for the public to express their concerns and opinions on a proposed data centre?
	Would regional governments, planning groups or associations be consulted, especially in regards to regional water, air quality and energy risks?
	Can the proponent demonstrate that they are meeting their duty-to-consult requirements with Indigenous communities?

	Conclusion
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