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THE DATA CENTER LANDSCAPE

Key Cha ra cterist ics:
• Fa st- pa ced, mult i- billion- dolla r, mult i- t ra nsa ct iona l dea ls 

requiring intensive engineering, lega l, government  a ffa irs, a nd 
public rela t ions guida nce 

• Time to "shovels in the ground" is the driving force in the ma rket  
• Specula t ion is ra mpa nt—only a  select  few ha ve the experience, 

tea ms, a nd ca pita l to deliver a  da ta  center development  
Sta keholders a t  the Ta ble:
• La nd owners, developers, ut ility compa nies, loca l a nd sta te 

officia ls, neighbors, end user, contra ctors, a nd ca pita l provider
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WHY DATA CENTERS?
INFRASTRUCTURE FOR THE FUTURE

Current  da ta  center dema nd is prima rily 
cloud- ba sed  IT services for everyda y 
business a nd consumer a pplica tions with 
dema nd for AI da ta  centers expa nding 
exponentia lly in the future
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Where the demand for da ta  centers comes 
from:
• INTERNET & MOBILE USE
• NAVIGATION & SOCIAL MEDIA APPS
• CLOUD SERVICES
• FINANCIAL SECTOR
• GOVERNMENT & HEALTHCARE
• ARTIFICIAL INTELLIGENCE
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DATA CENTER TYPES & BUSINESS 
MODELS
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• Enterprise vs. Coloca t ion vs. Hypersca le vs. 
Neocloud

• Owner- occupied vs. Lea sed fa cilit ies

• Single- tena nt  vs. Mult i- tena nt  st ructures 



SITE SELECTION & DUE 
DILIGENCE –  LAND 
CONSIDERATIONS
• Acrea ge: Usa ble a crea ge must  be weighed 
a ga inst  the user's building progra m, infra st ructure 
requirements, a nd setba cks from neighbors 
• Clustering: Users prefer to cluster for a  va riety of 
opera t iona l a nd connect ivity rea sons 
• Title a nd Survey: Given the fina ncia l exposure, 
t it le compa nies require mult iple la yers of 
underwrit ing a pprova ls; considera t ion should be 
given to whether sepa ra te t it le sea rches for oil, ga s, 
a nd minera l esta tes will be required 
• Zoning Issues: Da ta  center uses do not  fit  
squa rely into industria l or light  industria l use 
definit ions, ma king text  a nd ma p a mendments 
preva lent
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SITE SELECTION & DUE DILIGENCE –  POWER & 
INFRASTRUCTURE • Power Ava ila bility: La rge power lines nea r 

a  site do not gua rantee sufficient power; 
transmission and genera tion must be 
factored in with load studies performed 
• Electrica l Loa d & Redunda ncy: Sites may 
require 100 MW to 1+ GW of power; 
redundancy options include N, N+1, and 2N 
configura tions 
• Power Source Options:
• "In front of the meter" –  electricity from 
the grid 
• "Behind the meter" –  electricity 
genera ted onsite 
• Regiona l Opportunity: Marcellus/Utica  
Sha le forma tions offer significant na tura l 
gas for behind- the- meter genera tion, 
though deployment has been delayed 
• Power Purcha se Agreements (PPAs): 
Securing a  long- term PPA from the utility 
provider is a  necessity



SITE SELECTION & 
DUE DILIGENCE –  
ADDITIONAL FACTORS

Fiber Connectivity: Sufficient  nea rby fiber is 
crit ica l; not  a ll fiber is the sa me qua lity 

Wa ter/Sewer Needs: Da ta  center wa ter 
usa ge a nd sewer needs a re cha nging in rea l 
t ime 

Long Lea d Items: Developers a re ordering 
supplies on a  specula t ive ba sis given the 
empha sis on speed to ma rket  
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Current  Trends & Dispe lling Myt hs
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Topic Rea lity
Development Incentives Capita l stacks do not need a lterna tive sources

Vested Zoning Rights Dea l certa inty is critica l; appea l periods must be factored into 
timelines 

NIMBYism Opposition is organizing and becoming more sophistica ted, simila r to 
sha le development 

Noise & Wa ter Concerns Typica lly oversta ted 
Power Grid Issues Da ta  centers increase grid resiliency; vola tile pricing will continue until 

grid is upda ted 
Onsite Sola r Genera lly not a  viable primary power source 

Behind- the- Meter Turbines Will face a ir and noise regula tory concerns
Bubble Concerns Inexperienced and undercapita lized developers will soon fa ll out of the 
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DATA CENTER LEASING –  UNIQUE 
CONSIDERATIONS

• Security a nd Access: Robust  physica l security mea sures required

• Assignment Provisions: Lea ses often restrict  la ndlord's a bility to t ra nsfer 
the fa cility without  tena nt  consent  

• Service Level Agreements (SLAs): Lea se should deta il metrics for ea ch 
component; esta blish clea r pena lt ies for noncomplia nce (rent  or service 
credits), with repea ted viola t ions potent ia lly result ing in termina t ion 
rights 

• Building Ma na gement Systems (BMS): Tena nt  should review a nd a pprove 
la ndlord's ma na gement systems reports for electrica l, cooling, a nd 
mecha nica l systems; lea se should include regula r ma intena nce schedule 
to minimize downtime 

• End- of- Lea se Requirements: In single- tena nt  fa cilit ies, tena nts should 
negotia te purcha se options, term extensions, or ROFR/ROFO rights 
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FINANCING & EQUITY/JV STRUCTURES 
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Fina ncing Types Equity Structures
Construction Loans Direct Ownership

Term Loans Programmatic Joint Ventures
Credit Facilities Project-Specific Joint Ventures

Mezzanine Financing REIT Structures
Equipment Financing

Green Financing
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