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Executive Summary 

This independent assessment reviews the economic, environmental, and community 
implications of TeraWulf Inc.’s planned redevelopment of the former Cayuga coal-fired power 
plant site in Lansing, New York. Using engineering data, site renderings, public filings, and local 
input, the report presents an evidence-based overview to inform community discussion about the 
proposed transition from a retired coal-fired facility to a modern research data center. While the 
long-term plan contemplates a total build-out of 400 MW, this assessment is limited to Phase 1 (138 
MW)—the segment scheduled for construction between 2026 and 2028, for which design 
renderings, acoustic modeling, and other technical materials have been submitted. 

The Cayuga data campus is designed as a multi-tenant infrastructure, meaning it provides power, 
cooling, and secure space for other organizations’ computing equipment. The operator (TeraWulf in 
this case) manages the physical environment and connectivity, not the data itself. In other words, the 
data campus does not own, see, transfer, or collect personal data. Its obligations are physical and 
operational—reliable power, physical security, and environmental compliance—not privacy 
governance. Accordingly, the scope of this review focuses on those tangible economic, 
environmental, and community effects that arise from the site’s physical redevelopment and 
operation. Broader questions about the social benefits or risks of artificial intelligence, data privacy, 
or digital ethics fall outside the scope of this analysis. 

Within the scope of this report, we identify and analyze a series of physical and operational changes 
that define how the site would function once redeveloped. The proposed data campus would 
repurpose one of Cayuga Lake’s major industrial sites into an all-electric data center connected to 
New York Power Grid Zone C, where roughly 80 percent of power generation consists of 
zero-emission sources (hydro and nuclear, with growth from wind and solar). The design includes a 
closed-loop cooling system that does not draw any water from the lake, replacing the former 
coal-fired plant’s open-loop system that once withdrew up to 245 million gallons per day.  

The new closed-loop cooling system would be filled at commissioning with about 300,000 gallons 
from the Bolton Point water supply and require small periodic top-offs. The developer has also 
identified about $15 million in grid-upgrade investments required for the first phase of 138 MW, 
which New York State Electric and Gas (NYSEG) has indicated would be funded by the project. 
Because the facility will not include any bitcoin mining operations, the cooling demand and 
associated fan noise are expected to remain lower and more stable than at similar high-density 
computing sites. Noise modeling projects an estimated 51 decibels of operational noise at 1,500 
feet—comparable to normal background noise inside a quiet commercial office building. 

From an economic standpoint, redevelopment would return currently dormant industrial property 
to taxable use. Preliminary estimates suggest an assessed value of roughly $400 million at full 
build-out, generating about $9.6 million per year in combined property taxes. Because school 
districts in New York receive the largest share of local property taxes, most of this revenue would go 
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to the Lansing Central School District, with the remainder supporting town, county, and public 
service budgets. The project will generate up to 500 construction jobs during the 2026–2028 
buildout phase and sustain about 75 full-time operational employees. 

The plan also includes site and community measures intended to address visual and environmental 
concerns. The legacy smokestack is slated for removal, with demolition materials to be recycled. 
Landscaping and shoreline restoration would include native plantings and limited public access areas 
along the lakefront. Discussions are underway about partnerships with local schools, Cornell 
University, and workforce organizations to explore potential education and training programs 
associated with the redevelopment. 

Taken together, the findings indicate that the proposed redevelopment offers a clear economic 
upside—through restoration of the tax base and local investment—with modest direct employment 
but meaningful secondary benefits for schools and community services. The environmental profile is 
neutral to favorable, as the project replaces a high-impact coal facility with an all-electric operation 
drawing from a largely zero-emission grid and using closed-loop cooling. Aesthetically, the removal 
of the smokestack and shoreline restoration are likely to improve the visual character of the site, 
while proposed partnerships and trail access plans would enhance community connection. On 
balance, the project appears to deliver economic and civic gains with minimal environmental cost, 
and in some respects, a net improvement to the landscape and local engagement. 

Summary of Key Findings 

●​ Overall, the assessment finds that the proposed redevelopment is expected to yield 
economic benefits with negligible environmental impacts relative to the former coal plant. 

●​ Water use will fall by more than 99.6 percent compared to historic plant operations, with no 
water drawn from Cayuga Lake for data center cooling. Bolton Point will supply potable 
water limited to domestic and fire-safety needs.  

●​ The Cayuga data campus could generate roughly $8.7 million in annual local property-tax 
revenue and about 75 permanent jobs by 2028. 

●​  TeraWulf is expected to invest about $15 million in regional grid upgrades for the first 
phase (138 MW) that improve reliability for local users without adding costs to residents. 

●​ The redevelopment includes removing the smokestack, adding lakefront land to the Wildlife 
Management Area, and supporting local trails, habitat restoration, and community programs. 

●​ Because the proposed data campus will not engage in any cryptocurrency (e.g., 
bitcoin) mining, the associated cooling system noise is expected to result in a 51 
decibels of operational noise at 1,500 feet—comparable to normal background noise 
inside a quiet commercial office building.  
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About the Independent Assessment Team 

This evaluation was led by a two-member independent team with complementary expertise in civil 
engineering, environmental systems, and technology policy. The purpose of this assessment is to 
provide an objective, evidence-based analysis in response to questions raised by Lansing residents 
and officials regarding the proposed redevelopment of the former Cayuga Power Plant site. 

Christopher J. Earls, Ph.D. is a Professor of Civil and Environmental Engineering at Cornell 
University. His expertise includes structural analysis, infrastructure systems, and applied mechanics, 
with particular focus on the design and performance of complex civil works. In this assessment, he 
reviewed issues related to site redevelopment, noise, stormwater management, water use, electrical 
use, and the conversion of legacy industrial properties for new use. 

Sarah Kreps, Ph.D., M.S., holds degrees in environmental science and previously conducted 
environmental impact assessments while serving in the U.S. Air Force. She is now a professor of 
technology policy at Cornell University, specializing in the governance of digital infrastructure such 
as data centers, semiconductor supply chains, and advanced computing facilities. As a Lansing 
resident and parent with a long connection to Cayuga Lake and local community programs, she 
brings both technical expertise and a personal commitment to the lake’s environmental and civic 
well-being. 

The team’s objective was to provide a clear, transparent accounting of the facts for the benefit of the 
community, offering neither advocacy nor opposition, but an independent evaluation grounded in 
evidence. The authors conducted this assessment independently and received no direction from 
TeraWulf regarding findings or recommendations. 
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I.​ Introduction 

Over the past decade, the rise of artificial intelligence (AI) and cloud computing has reshaped how 
towns and regions support modern industry. The physical backbone of this transformation is the 
data center—a facility that houses the computing systems powering everything from local business 
operations to global research and communications. 

AI is now central to the U.S. economy. Recent analysis suggests that as much as 92 percent of 
national economic growth is tied to AI-related investments.1 Much of this growth depends on 
physical infrastructure—buildings, cooling systems, power lines, and fiber backbone—that must be 
built and managed locally. 

While AI has become a national and geopolitical priority, especially amid competition with China, 
the infrastructure enabling it is determined by local decisions on land use, energy access, 
environmental regulation, and community well-being. Our community of Lansing, NY now finds 
itself at the intersection of these global technological shifts and local governance choices. As data 
centers become part of modern infrastructure, residents have been asking what the shift means for 
the local economy, environment, and overall quality of life. 

TeraWulf Inc. is a U.S.-based digital infrastructure company focused on redeveloping former 
fossil-fuel sites into data centers powered largely by low-carbon energy. The firm’s proposal for the 
Cayuga site follows a similar conversion at its Lake Mariner facility in Somerset, New York, 
reflecting a broader shift toward reusing industrial land for high-performance computing. 

Data centers are starting to draw considerable media attention, much of it negative. Yet broad 
generalizations can be misleading, since local context matters greatly. A facility built on farmland in 
Indiana, the dense corridor of Loudoun County, Virginia or the massive Memphis complex bears 
little resemblance to a redevelopment like Cayuga. Technologies, scale, permitting, and state 
regulations all differ, but those distinctions are often lost in public debate. For that reason, 
assessments must be site-specific, focusing on actual design and environmental conditions 
rather than some assumed, monolithic set of industry patterns. 

This independent review responds to questions raised by Lansing residents and town officials about 
the proposed redevelopment of the former Cayuga Power Plant site. It examines three main areas of 
concern: 

●​ Economic impact: local tax revenue, job creation, and broader fiscal effects. 
●​ Environmental impact: water use, energy systems, and noise generation. 
●​ Community impact: visual change, shoreline character, and quality of life. 
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Each section uses available data and documented evidence to address these questions. The goal is to 
ground public discussion in verifiable facts and to support informed, transparent decisions about the 
site’s future. 

This assessment focuses on the Cayuga data campus proposal submitted to the Town of Lansing for 
site plan review in September 2025. 

 

II. Economic Impact Assessment 

This section examines the potential economic effects of redeveloping the former Cayuga power 
plant site as a data campus, drawing on available public data, comparable projects elsewhere in New 
York, and local assessment and tax records to build an evidence-based view of impact. 

The assessment considers three main areas: 

●  Local tax revenue, analyzing how redevelopment could change the tax base and funding 
for schools, emergency services, and infrastructure, compared with conditions if the site 
remains inactive. 
●  Employment effects, estimating temporary employment, contracting, and local spending 
during site development, as well as permanent employment associated with the full capacity 
data center. 
●  Impact on Household Energy Bills, examining energy bill structure and trends, and 
evaluating how the Cayuga data campus could affect household rates within the context of 
New York regulations, with lessons from other states. 

The goal of this section is not to predict exact dollar amounts, but to provide a structured 
framework for understanding how redevelopment of the site affects Lansing’s fiscal stability, 
employment, and infrastructure over time. 

Economic Outlook 
 
The Town of Lansing is in an economic transition. Changes in local industrial and manufacturing 
firms have decreased the number of jobs available in the community. BorgWarner, a global 
automotive parts manufacturer and supplier in the Lansing area, is in the process of closing its 
valvetrain production facility by 2026.2 This has led to a reduction of about 500 employees since 
2023.3 Cargill is another large employer of Lansing residents with an uncertain future. Cargill laid off 
workers in late 2024 and is evaluating its long‑term position at the Cayuga Salt Mine (permit 
renewed in 2025, but future ownership remains unclear).4 Amid “acute fiscal pressures,” Cornell 
University—Tompkins County’s largest employer—has cut staff and extended the June 2025 hiring 
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freeze indefinitely, allowing only “rare exceptions.” The University President also warned Cornell’s 
11,000-plus employees to expect layoffs.5,6  
 
The impact of Lansing’s changing economic landscape extends past increased layoffs. The potential 
closure of the Cargill-Cayuga Salt Mine or the BorgWarner valvetrain production plant decreases tax 
revenues to schools, the county, and the town. Community services have already started to feel the 
impact of reduced industrial tax revenues. In the Lansing Central School District’s 2025–26 budget, 
for example, proposed budget cuts include (1) an 8:1:1 middle‑school classroom (a special-education 
setting with up to eight students, one teacher, and one aide), (2) a 5th‑grade teacher, (3) one school 
monitor, (4) one groundskeeper, and (5) an Multi-Tiered System of Support teaching assistant, while 
also reducing curriculum writing, materials/equipment, conferences, and field trips.7,8 

Redevelopment of the Cayuga site offers a partial offset to these industrial closures through new 
employment and long-term tax revenue stability. 
 
At the town and county level, higher 2026 preliminary budget levels reflect increasing cost pressures 
for road construction, wages, and fire services, for example, rather than service eliminations.  At its 
October 15, 2025 meeting, members considered a range of potential budget reductions affecting the 
clerk’s office, trail construction, as well as whether to defer replacing the town’s aging sound system 
used to record and broadcast meetings for public transparency.9 Together, these discussions reflected 
broader fiscal pressure and the need to “tighten the belt.” 
 
Tax increases are one way for the local community to increase its revenue. The Town of Lansing 
proposed a 20.83% increase in the town’s tax rate for 2026, while Tompkins County officials 
recommended the property tax rate should increase by 2.97%.10,11 The Lansing Central School 
District (LCSD) increased its tax levy by 5.1 percent.12  
 
Employees and residents of the Town of Lansing and greater Tompkins County experience the 
brunt of a changing industrial landscape. Although the average unemployment rate is relatively low 
in Tompkins County at 3.3 percent in 2025 compared to the national average of 4.3 percent,  the 
percentage of households in poverty is more representative of the nation.13,14 In 2023, the incomes 
of 10.5 percent of Lansing residents were below the federal poverty line, compared to 11.1 percent 
of households in the United States.15,16 These statistics suggest that while Lansing residents are often 
employed at higher rates than the national average, there are fewer opportunities to be employed in 
high-paying jobs. 
 
For current residents, the rise in assessed home values and property tax rates means higher annual 
property tax bills on the same homes, even if their income hasn’t changed. For prospective residents 
or younger households, higher home prices mean greater barriers to buying into Lansing, since both 
purchase costs and ongoing taxes are rising. Together, these trends signal a tightening cost of living, 
where stable housing becomes harder to maintain or access. 
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Lansing’s overall economic footing is mixed: private‑sector contraction, a school district absorbing 
real reductions even with a higher levy, and town/county budgets that raise rates to maintain core 
services and fund capital. 
 
Property Tax Impacts 

The largest economic impact TeraWulf ’s proposed data campus may have on the Lansing 
community is its contribution to local tax revenue. In general, there are two ways a company can 
contribute to local taxes. First, the company could pay taxes to the Town of Lansing, Tompkins 
County, and Lansing Central School District on the assessed value of its property. The estimated 
future value of the proposed TeraWulf data campus is about $362 million for the first phase of ~138 
MW, according to market-based evaluations of similar data centers.1 Its annual tax payment at this 
assessed value, given 2024-2025 tax rates, would be around $8.7 million. Of this total, about 70 
percent ($6.1 million) goes to Lansing Central School District, 20 percent ($1.7 million) to Tompkins 
County, 8 percent ($.7 million) to the Town of Lansing. 
 
However, TeraWulf ’s proposed data campus is not expected to reach 138 MW capacity until 2028, 
assuming the project proceeds on its planned timeline. Between 2025-2028, the tax assessed value of 
the Cayuga property will gradually increase from $2 million (at its current condition today) to an 
estimated $362 million.  
 
TeraWulf ’s proposed data campus can benefit the Town of Lansing economically in two ways: by 
reducing local taxes or offering payments to the town in lieu of taxes (PILOT). First, redevelopment 
often increases the tax base, which will lower tax rates for town residents. Consider the Town of 
Lansing’s tax formula to calculate the base property tax rate. This formula is generic across the 
United States. 
 

 𝑇𝑎𝑥 𝑅𝑎𝑡𝑒 =  𝑇𝑜𝑡𝑎𝑙 𝐿𝑖𝑎𝑏𝑖𝑙𝑖𝑡𝑦
𝑇𝑎𝑥 𝐵𝑎𝑠𝑒

 
A tax rate is composed of three parts. The first, total liability, is the sum of expenses a town (or 
school district, fire district, or county) has committed to for the coming year. Liabilities often include 
snow plowing services, teacher salaries, road paving projects, and fire services. In 2025, the Town of 

1 Phase 1 taxable assessed value is estimated at approximately $362 million for ~138 MW of capacity. This working proxy is anchored 
by three reference points: (1) a local historical floor—the same industrial parcels (11.-1-3.212; 11.-1-3.211) reached about $267 million 
in the late 1990s; (2) comparable high-performance computing campuses in Prince William County, VA, where county reports value 
turnkey data-center real property at roughly $7.6–$9.2 million per MW (equipment excluded); and (3) a cost-to-value approach that 
excludes non-taxable personal property such as IT servers. The $98 million, 80-year ground lease reflects land-use rights only; it is not 
a purchase price, appraisal, or market value, does not include capital improvements, and covers ~183 of 400+ acres. Under New York 
practice, assessments reflect real property at its “highest and best use reasonably probable in the near term” and are set annually as 
improvements are placed in service. Accordingly, $362 million should be read as a conservative, phased, order-of-magnitude 
estimate—not an initial-year assessment.17 
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Lansing’s liabilities were $3.9 million. The tax base refers to the total property value of homes, land, 
and businesses in the Town of Lansing. Currently, the Town of Lansing’s tax base is estimated at 
$2.02 billion.11 The tax rate is the ratio of a municipality’s total liabilities to total property value.  
 
TeraWulf ’s planned data campus at the Cayuga power plant site will gradually increase its property 
value, providing additional property-tax revenues to the town, county, and school district. The figure 
below shows model tax revenues from the expected assessed value of the proposed data campus, 
using 2024-25 tax rates. We estimate the first phase of incremental build-out of the data campus to 
take place from 2026 to 2028. The tax assessed value incrementally increases as the site is developed. 
In 2026, the site is expected to be at 50 MW, rising to 100 MW in 2027, and 150 MW in 2028. 
 
The figure shows an increase in tax revenues from the proposed data campus. In 2026, the estimated 
revenue is roughly $2.9 million. It gradually increases to $5.8 million in 2027 and $8.7 million in 
2028. A majority of tax revenue will go to the LCSD since it taxes property value at the highest rate. 
 
 

Estimated Tax Revenue from TeraWulf Development Plan (2025-30) 

 
Note: To calculate school revenue, we use the school district’s published 2024–25 tax rate of $17.250989 per $1,000; County 
and Town rates are $4.793308 and $1.917476, respectively. The revenue projections here are based on 2025 rates held steady 
to 2028. In reality, these rates will fluctuate. At today’s combined rate (~$24 per $1,000), each $100 M of assessed value yields 
≈ $2.4 million per year in property-tax revenue. 

 
 
Final property-tax assessments and resulting revenues will ultimately be determined by the 
Tompkins County Department of Assessment in coordination with the Town of Lansing and 
relevant taxing jurisdictions. The figures presented here are preliminary, scenario-based estimates 
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intended for illustrative purposes only. Actual assessments may vary based on future project 
valuation, assessment methodology, and applicable exemptions or Payment in Lieu of Taxes 
(PILOT) agreements at the time of completion. 
 
The value of the proposed data campus will increase the Town of Lansing’s tax base because it 
increases the property value of the former Cayuga power plant site, which has been dormant since 
the coal plant retired in 2019. As a result, the tax rate for residents of the Town of Lansing could 
decrease. For example, consider a homeowner of a $300,000 home in Lansing. Under the 2024-2025 
tax rate, this homeowner pays $7,189 to the Town of Lansing, Tompkins County, and Lansing 
Central School District. Now consider how this tax bill changes if the Town of Lansing’s liabilities 
are held constant while its tax base increases to include the proposed data campus property value. 
Assume the proposed data campus gradually increases the tax base to $362 million in 2028. The tax 
bill for a homeowner of a $300,000 home in Lansing could decrease to $5,977 by 2028.  
 
 

Estimated Tax Bill ($300,000 home in Lansing, NY)

 
Note: The estimated tax bill here is based on 2025 total liabilities held steady to 2028. In reality, these liabilities will fluctuate. The total 
liabilities in the Town of Lansing, Tompkins County, and Lansing Central School District are about $3.9 million, $54.9 million, and 
$23.7 million, respectively. The 2025 tax base in the Town of Lansing was $2.02 billion in the 2024-2025 tax year. The tax base in 
Tompkins County was $11.5 billion, while the tax base for the Lansing Central School District was $1.4 billion. Between 2026-2028, 
the tax base for each of these municipalities will increase as the Cayuga power plant property increases in value. 

 
 
The proposed data campus has approved electrical interconnection capacity for up to 138 MW of 
load. TeraWulf currently holds an active interconnection position with the New York Independent 
System Operator (NYISO) to increase the proposed data campus’s electrical capacity from 
approximately 138 MW to 400 MW, reflecting additional load requests under evaluation through the 
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NYISO’s interconnection study process. This increase in capacity could potentially double the tax 
assessed value of the property.2  
 
The second way the proposed data campus could have an economic impact on the Town of Lansing 
is through a Payment in Lieu of Taxes (PILOT) agreement. PILOTs are a negotiated payment 
schedule that can substitute for some or all required taxes. TeraWulf may negotiate a PILOT with 
the Town of Lansing, Tompkins County, and Lansing Central School District. Municipalities often 
accept PILOTs because they offer increased flexibility over how the money may be used. For 
example, PILOTs can offset a municipality’s total liability directly without increasing the tax base 
(i.e., it can lower tax rates without increasing the tax base). If a PILOT is pursued between the Town 
of Lansing and TeraWulf, its payment amount and allocation to the town, county, and LCSD can be 
tailored to smooth revenues during the data center’s construction phases. 
​
If the Town of Lansing imposes a moratorium that delays the redevelopment of the Cayuga power 
plant site, the property’s owner will only be responsible for paying taxes on the current assessed 
value of the property. The site currently comprises two taxable parcels assessed at $2 million total, 
generating less than $50,000 in annual tax revenue at today’s rates.18 In other words, without further 
development to increase the property value of the dormant Cayuga site, the Town of Lansing tax 
base and revenue stream will remain essentially unchanged. 
 
Employment Impacts 
 
The conversion of the former Cayuga coal-fired power plant to the proposed data campus will have 
direct effects on the number of jobs available in the Lansing area. During the renovation and 
build-out phase, which is estimated to last five years, up to 500 construction workers are expected to 
be hired from the local labor market, providing opportunities for manual and skilled laborers. These 
employment estimations are based on the construction of TeraWulf ’s similar data center in 
Somerset, New York. 
 
Permanent full-time workers will be hired as the proposed data campus scales in capacity. TeraWulf 
estimates that about 25 permanent employees will be needed for each 50 MW building. Accordingly, 
the proposed data campus is expected to have roughly 50 employees at a capacity of 100 MW in 
2027. TeraWulf expects approximately 75 permanent employees by the end of phase one in 2028. 
Over half of these positions are expected to be hourly positions and include jobs such as data center 
operators, laborers, and technicians.3 Salary positions include jobs for electrical engineers and project 
managers, among others. 

3 The estimated total employment numbers and the breakdown of hourly to salaried positions are based on the current full-time 
employee roster at TeraWulf ’s Lake Mariner campus in Somerset, NY. 

2 This is a grid-contingent outcome. NYISO’s planning process and reliability milestones gate large-load additions over time. 
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It is important to place the estimate of roughly 75 permanent jobs in context. While this represents a 
modest but meaningful increase in local employment, the larger economic effect stems from the 
site’s property-tax contributions rather than its workforce. For comparison, the tenth-largest 
employer in Tompkins County is the City of Ithaca, with about 410 employees.19 The proposed data 
campus is likely to be a mid-sized employer in Tompkins County. 

Beyond direct construction and operational employment, bringing several hundred skilled workers 
into Lansing for multi-year construction will have measurable ripple effects throughout the 
community. Economic studies consistently find that each construction job typically supports 
additional local jobs in related sectors such as food service, retail, transportation, and lodging.20,21 
Workers spend locally—on meals, fuel, materials, and recreation—stimulating demand for 
restaurants, hardware suppliers, rental housing, and other small businesses.  

Beyond direct employment, public meeting records in Somerset, NY document sustained local 
hiring and contractor activity at TeraWulf ’s Lake Mariner campus, including multi-year work by 
regional union halls and Western New York contractors, with stakeholders noting fewer out-of-area 
commutes and more work retained locally—indicators consistent with indirect spending in food 
service, retail, and lodging.22 

Impact on Household Energy Bills 

How does the proposed redevelopment of the Cayuga site into a data center relate to what Lansing 
households pay for electricity? The short answer is that it is unlikely to directly or materially change 
household bills. For most Upstate New York residents, monthly bills are composed of roughly 
one-third supply charges (the cost of energy itself, which fluctuates with statewide market prices) 
and two-thirds delivery charges (utility costs for maintaining and operating the transmission and 
distribution system, as approved by the NY Public Service Commission (PSC)). These rates are 
primarily influenced by statewide market conditions, PSC-approved delivery tariffs, and weather— 
not by any single customer or project (see Appendix A1). 

While a data center would add steady demand to the regional grid, New York’s interconnection rules 
require large users to pay for any bulk-system upgrades they trigger. That means no new line-item 
“data-center charge” on residential bills and no direct pass-through of project interconnection costs 
to households. 

Headlines about data centers and rising electricity prices raise concerns about the potential 
consequences for this site.23 In some regions, electricity bills have increased when regulators allowed 
utilities to pass on project-driven grid costs to general customers or granted special rate deals to 
large users. Examples include Virginia pursuing major transmission work and keeping coal units 
online alongside rapid data-center growth; Nebraska and Georgia adding fossil generation to meet 
new load; and parts of Washington buying more power on the market when hydropower was 
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limited.24 These outcomes reflect policy choices—who pays for upgrades, how fast new supply and 
wires are added—rather than from the data centers alone. 

New York’s structure differs in ways that matter for Lansing. Under NYISO’s interconnection rules, 
if bulk-system upgrades are required to connect a large project, those costs are assigned to the 
developer, not consumers.25 At Cayuga, a system impact study has identified roughly $15 million in 
voltage-support upgrades (e.g., capacitor banks at Milliken and Wright Avenue; an additional 
capacitor bank at Oakdale 345 kV) for the first phase of the project (~138 MW) to strengthen local 
and regional voltage stability.26 TeraWulf bears the costs of these upgrades directly, not Lansing 
residents. 

In addition, once operational, a large facility pays standard delivery charges like any other customer, 
which means more of the fixed cost of maintaining the system is carried by that new load rather than 
by households and small businesses. Individual residents’ energy prices continue to be determined in 
a statewide wholesale market. NYISO already models growing large-load requests while maintaining 
reliability margins by zone.27 For context, Lansing sits in NYISO Zone C (Central) (see Appendix 
A2). Zone C is part of upstate New York’s generation backbone and has historically exported power 
to other parts of the state. It includes a mix of hydro, wind, solar, nuclear, and natural-gas 
generation, with additional renewable projects requesting interconnection.28  

Zone C maintains a sizeable reserve generation capacity (about 2,200 MW in 2025, rising to 
3,400–3,700 MW in 2026–2028).27 While a new data center would increase electricity demand in 
Zone C, the price effect of one new customer is muted given the excess capacity. 

Another potential effect is that large users add to price pressure during peak hours. While this is a 
concern, modern data centers typically participate in demand response and other curtailment 
programs, reducing load at peak times. TeraWulf has a precedent of participating in these programs; 
for example, its Lake Mariner facility curtailed over 1,200 MWh in August 2024 as part of its 
demand response activities.29 Taken together, these facts mean we do not expect a line-item “data 
center charge” on household bills. Any effect would show up—if at all—indirectly through broader 
market conditions. Two risks to watch are: (1) cumulative large-load additions outpacing new supply 
and transmission, and (2) any PSC-approved rate treatment that shifts local distribution costs to all 
customers. 

In simple terms, what Lansing residents pay for electricity depends mostly on statewide markets, 
weather, and PSC-approved delivery rates rather than on any single project. The proposed data 
campus in Lansing would add some demand, but is unlikely to be a material driver of household 
bills. The main trade-off is economic: if energy prices continue to rise for reasons beyond local 
control, redeveloping the Cayuga site can expand the tax base and help offset those broader costs.  

 

 

13 

https://www.zotero.org/google-docs/?aBGg18
https://www.zotero.org/google-docs/?TiocuO
https://www.zotero.org/google-docs/?7il87t
https://www.zotero.org/google-docs/?yzBm1m
https://www.zotero.org/google-docs/?9saJzh
https://www.zotero.org/google-docs/?b8EXCr
https://www.zotero.org/google-docs/?D3nfSs


III. ENVIRONMENTAL ANALYSIS 

Water Impacts 
 
Closed Loop Cooling System 
Unlike the previous coal power generation station, the proposed data campus will use no water 
from Cayuga Lake for cooling. 
 
The old coal plant (owned by Cayga Operating Company, LLC) was permitted to draw 245,000,000 
gallons/day from Lake Cayuga; most of that draw was for cooling steam through heat exchange; 
with the resulting hot water being discharged back into the lake. That cooling water permit expired 
on February 1, 2021 (Appendix B1). An amendment to the previous water permit was submitted on 
June 10, 2021. It reduces permitted draws from the lake to approximately 1,000,000 gallons/day 
(0.4% of the permitted draw for the old coal plant.) That amendment is currently under review 
(Appendix B2) (data campus cooling is not part of that pending amendment.) Furthermore, 
the Cayuga Operating Company, LLC (the data campus landlord) has informed the Town of 
Lansing on October 31, 2025 (Appendix B3) that it would surrender all of its water 
withdrawal permits for Lake Cayuga, in the event that the proposed data campus were to 
move forward, as proposed. Cayuga Operating Company, LLC has also alerted TeraWulf of this 
commitment, and entered into an agreement with them, to this effect (Appendix B4.) 
 
Bolton Point 
At the start of operations, the proposed data campus will require an initial 300,000 gallon cooling 
system charge of potable water. While trucking this water into the site is possible, it would be more 
environmentally friendly (in light of: e.g., vehicle exhaust, fuel consumption, road wear, etc.) to 
simply make the 300,000 gallon draw directly from the Bolton Point service within the Town of 
Lansing. Bolton point is designed to produce 9,000,000 gallons/day of drinking water, but can 
produce approximately 12,000,000 gallons/day if required. Since the average daily draw from Bolton 
point production was only 2,560,000 gallons/day (in 2022), there is more than enough capacity in 
the system to support the modest, one-time draw of 300,000 gallons; needed to fill the closed loop 
cooling system at the proposed data center. To make things more concrete, consider that an average 
residential subdivision requires that 1000 gallons/min (1.4 Million gallons/day) of water flow be 
available within the local distribution system capacity, to fight fires (the “fire flow”).  If one of the 
hydrants within this hypothetical residential subdivision were used to furnish the initial cooling 
system charge of the proposed data campus, it would take 5 hours of fire flow to do so; a duration 
of time that is not out of line when extinguishing a large house fire.  With this example in mind, 
the initial filling of the proposed data center cooling system should not represent an undue 
burden against the designed capacity of the local distribution system. 
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While the system is closed loop, and reuses the initial charge of water, there will be some inevitable, 
small losses (due to leaks, etc.); thus, it is anticipated that there will be periodic, but modest 
“top-off ” draws from the Bolton Point distribution system. Such draws will be orders of magnitude 
smaller draws, than the initial 300,000 gallon cooling system charge.  
 
Electricity and greenhouse gases 
Energy reliability, along with environmental stewardship are crucial considerations in assessing the 
impacts from the proposed data center. As already mentioned in Section II, it is clear that New 
York Power grid Zone C, Central New York, where the proposed data campus resides 
within, has a substantial excess capacity of power generation to easily support the up to 
138MW data campus load. 
 
Clean Energy Sources 
The proposed data campus would directly connect to the transmission backbone within Zone C of 
the New York Power grid. Zone C contains a mix of natural gas, hydroelectric, and wind generation 
facilities. Approximately 80% of Zone C’s generation is emission-free.28 Renewable sources 
alone (hydro, wind, solar) account for a significant majority of the generation capacity in Zone C. 
This zone is also a net exporter of clean energy to downstate New York. Additionally, Zone C has 
seen a large number of requests for new wind and solar projects to interconnect; indicating a 
continued growth in these green resources within the zone.  
 
Specific power generation facilities located within or primarily supporting Zone C include: 

●​ Greenidge 4 Power Plant: A natural gas-fired facility located in Torrey. 
●​ City of Oswego (High Dam): A small hydroelectric facility operated by Niagara Mohawk 

Power Corp. (National Grid). 
●​ Munnsville Wind Power: A wind power facility, owned by Consolidated Edison Energy, Inc., 

located in the upstate region that includes Zone C. 
●​ Baron Winds: A large wind farm located in Steuben County which is in Zone C, owned by 

EDP Renewables North America LLC. 
●​ Eight Point Wind Energy Center: Another significant wind power project in the Steuben 

County area, within Zone C.  
●​ Nine Mile Point Nuclear Generation Station, owned by Constellation Energy, Long Island 

Power Authority, located in Oswego. 
 

Additionally, the major New York Power Authority (NYPA) hydroelectric projects, while not strictly 
within the Zone C boundary, are large upstate generators whose power is transmitted throughout 
the region and the entire state, including to Zone C. These include:  

●​ Niagara Power Project (Zone A) 
●​ St. Lawrence-FDR Power Project, Hawkins Point (Zone D) 
●​ Blenheim-Gilboa Pumped Storage Power Project (Zone F)  
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There is more than enough emission-free, Zone C capacity to handle the 138MW draw for 
the proposed data campus.  
 
Transmission Level Connection Upgrades and Reliability 
The proposed data campus will connect to the grid at the zonal transmission level, within Zone C; 
thus, greatly reducing potential reliability impacts to residential customers. Additionally, TeraWulf is 
required to fund NYSEG grid upgrades that will enhance service reliability for these same residential 
customers. Furthermore, increased distribution charges, at the transmission level (that TeraWulf 
would pay), may moderate future rate pressures by expanding the customer base funding 
system-wide maintenance. The specifics of these improvements are now discussed. 
 
To support the proposed data campus, TeraWulf has proposed funding a set of voltage-support 
upgrades to the NYSEG system that will increase service reliability for all electricity customers 
within the surrounding area. These improvements total roughly $15 million and include: (1) 
installing a 25 MVAr capacitor bank at the Milliken substation to stabilize local voltage during 
normal operations and outages; (2) upgrading the existing capacitor bank at Wright Avenue to a 
two-step (2 × 25 MVAr) configuration so the utility can more precisely manage voltage during 
higher-stress conditions; and (3) adding a 50 MVAr capacitor bank at the Oakdale 345 kV substation 
to reinforce voltage stability on the wider regional transmission network.26 

 
Looking now more broadly,  reliability upgrades are also generally needed across New York’s grid, as 
the system ages and more growth in electrification occurs. These costs tend to ultimately show up in 
residential and small-business electricity bills, as “delivery charges.” Because the proposed data 
campus project falls under NYISO’s interconnection program, TeraWulf (and not residential and 
small-business ratepayers) is responsible for these upgrades, which means they will not end up as 
charges to future residential delivery rates. In other words, TeraWulf will pay for grid-level upgrades 
so the residents will not have to. Additionally, if operational, the proposed data campus will be one 
of the largest contributors to NYSEG delivery revenues in the region; meaning a greater share of 
ongoing system upkeep and modernization will be shouldered by TeraWulf, instead of being spread 
across households and small businesses. In summary, TeraWulf is paying for improvements that 
upgrade and improve reliability within the local grid, to the benefit of the entire community. 
 
Noise 
Frequently cited concerns regarding data center siting pertains to noise resulting from the cooling 
plant that services the facility. At their Somerset, NY facility, TeraWulf has been engaged in 
cryptocurrency (e.g., Bitcoin) mining activities, along with third party data center hosting. It is the 
former case (mining operations) that result in the largest cooling system noise emissions, since the 
servers used in crypto-mining operations typically rely on air-cooling, and are operating at peak 
capacity, 24/7. In contrast, the proposed data campus will host no such mining hardware, and 
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thus can rely on state-of-the-art closed-loop water cooling, employing large, low-speed fans 
to enhance heat transfer, while greatly reducing noise emissions. Additionally, the proposed 
cooling system is “dry,” and thus will not produce any “brine,” or “salt blow-down” waste streams. 
 
Cooling System 
The proposed data campus will employ thirteen Evapco Double Stacked Dry Coolers with the 
“super low sound fan option.” Thirteen units of this cooling system have a 
manufacturer-specified noise output, at 100% fan speed, that results in a perceived 51 dB(A) 
noise intensity at a stand-off distance of 1,500 feet (Appendix B5). For reference, a 
conversation between two people frequently occurs at 60 dB(A), while a commercial office 
building has an internal, ambient background noise level of about 56 dB(A).  Additionally, a 
TeraWulf commissioned study corroborates these values and further predicts a noise level of 43 
dB(A) at the closest existing residence, proximal to the site (Appendix B6.) For reference, that 
predicted noise level is consistent with the expected ambient noise level within a rural setting. In 
simple terms, at this closest residence, the data campus is predicted to be inaudible. 
 
 
IV. COMMUNITY IMPACT 
 
Visual Character and Aesthetics 

Comments collected by the town of Lansing have raised questions about how the proposed 
redevelopment will affect the visual character of the Cayuga Lake shoreline. Reflecting these 
concerns, one individual noted that “a giant data center would be ugly and disturb the breathtaking 
view that we have of Cayuga Lake.”30 The proposal does not introduce new industrial activity to an 
undeveloped shoreline. The site has long hosted the now-retired Cayuga Power Plant (originally 
Milliken Station), a coal-fired facility built in the 1950s and decommissioned in 2019. For decades, 
the plant and its tall smokestack (for byproducts of combustion) have been among the most visible 
structures on the lake. 

Because the project redevelops an existing industrial site rather than introducing new construction in 
a natural area, its aesthetic impact is best understood in relation to the site’s current and historic 
appearance. The redevelopment will include the demolition of the existing stack, a structure that has 
long defined the horizon of Cayuga Lake. All materials from that demolition will be recycled as scrap 

so that nothing is sent to a landfill. 

The Cayuga data campus intentionally lowers the visual relief of the site, replacing the former coal 
plant and its prominent stack with a series of one-story data center buildings set below the 
surrounding treeline. No lake-facing structures will exceed 35 ft in height (excluding roof 
mechanicals <= 30 ft).  This shift substantially reduces the height and prominence of built 
structures while maintaining a simple, orderly layout consistent with the site’s long industrial history. 
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At the Somerset, NY site, the company oversaw demolition of the former power plant’s smoke stack 
and redevelopment of the property into a data center campus, creating a visibly cleaner horizon and 
a site that blends naturally with its surroundings (see demolition images from Somerset in Appendix 
C1).  

The same approach is planned for the Cayuga site, where removal of the existing stack will eliminate 
the red flashing lights that have been a frequent source of community complaints. Taking down the 
stack is the only way to remove those lights, and doing so will also lower the visual profile of the 
shoreline. As the renderings below show, the redeveloped site will maintain its existing industrial 
footprint while shifting to a low-profile, one-story design that blends more naturally into the 
surrounding landscape. 

 

Renderings of the Cayuga Data Center (aerial and water view). 

 

 

Source: TeraWulf. 
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Civic Investments 

Waterfront and Trail Improvements 

In addition to reducing the site’s visual prominence, the developer has committed to dedicating a 
portion of the lakefront acreage for conservation and public use. Plans include contributing part of 
the shoreline to a wildlife management area and placing additional waterfront land in trust for the 
Town of Lansing or another local entity to ensure long-term protection. This preserved area would 
allow for public access, nature trails, and ecological restoration, creating a continuous, publicly 
accessible green corridor along the water’s edge.  

Local Service Partnerships 

TeraWulf intends to form a community foundation to support public service initiatives through a 
proposal-based process. Anticipated areas of funding include emergency and medical services—such 
as the Lansing Fire Department, EMT training programs, and Cayuga Medical Center—along with 
other projects identified and selected by local stakeholders. 

Community and Educational Engagement 

     A proposed Upstate New York “Innovation Hub,” under discussion with local schools and colleges, 
including Cornell University and TC3, and regional workforce organizations, would provide 
technical training in data center operations, electrical systems, and computing infrastructure. The 
initiative is designed to expand local workforce readiness and strengthen the region’s position as a 
center for advanced technology and sustainable industry. 

 

V.     SUMMARY 

The independent assessment concludes that TeraWulf ’s proposed redevelopment of the former 
Cayuga Power Plant site would repurpose dormant industrial land into a modern data campus 
powered largely by zero-emission generation. The evidence indicates significant environmental 
improvements relative to historic use, including no water withdrawal from Cayuga Lake, elimination 
of direct emissions, and a markedly lower noise and visual profile. 

Economically, the Project would add to the local tax base, generating an estimated $8.7 million in 
annual property-tax revenue once it reaches 138 MW of deployed data center capacity.  The project 
will generate up to 500 construction jobs during the 2026–2028 buildout phase and sustain about 75 
full-time operational employees thereafter. Further economic benefit is realized by TeraWulf ’s 
commitment to fund required grid upgrades directly, rather than through ratepayer surcharges.  

Community-enhancing measures, including potential lakefront conservation contributions, and the 
establishment of an Innovation Hub, in collaboration with local schools and regional colleges, would 
provide additional local benefits. 
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As with any major redevelopment, ongoing coordination among the developer, the Town of 
Lansing, and regional stakeholders will be critical. Ensuring transparency in environmental 
monitoring, sustaining open dialogue on community initiatives, and aligning workforce training with 
regional needs will help determine how effectively the Cayuga data campus supports both economic 
revitalization and environmental stewardship. 
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Supporting Documentation for Economic Analysis 

A1: An individual’s electricity bill has three main parts: supply, delivery, and surcharges. 

●​ Supply covers the cost of electricity itself, which NYSEG buys each hour on the wholesale 
market operated by the New York Independent System Operator (NYISO). NYSEG doesn’t 
profit from this portion—it simply passes through what it pays, plus a small administrative 
fee called the Merchant Function Charge. 

●​ Delivery pays for the poles, wires, substations, and customer service that bring power to your 
home. These rates are reviewed and approved by the New York Public Service Commission 
(PSC) through formal utility rate cases. 

●​ Surcharges are state-mandated items added to all customer bills. They include taxes, the 
System Benefits Charge (which funds energy-efficiency and low-income programs), a State 
Assessment required under state law, and reliability support charges when needed. 

Each part changes for different reasons, which is why household bills fluctuate even when usage 
stays the same. 

Recent history is a good guide to baseline expectations about energy bills. Using NYSEG’s own 
“typical bill” data for a household using 600 kilowatt‑hours per month, the average bill rose from 
roughly $71 in 2015 to about $115 in 2024—an increase of about $44 over nine years, or ~5–6% per 
year on average (about $5 more per month each year). If that trend continued, a $115 monthly bill in 
2024 would be on the order of $128 in 2026 and ~$135 in 2027, recognizing that the actual bill 
varies with the weather and how much electricity is used. Nothing in the data suggests bills will stop 
fluctuating or that they can be pinned on any one local customer. 
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A2: New York State Independent Operator Map of Energy Grids 
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Appendix B. Supporting Documentation for Environmental Analysis 

B1: Expired water permit for drawing 245,000,000 gallons/day from Lake Cayuga to support the 
operation of the old coal power generation plant.
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B2: Pending water permit for proposed data center (no cooling application) 
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B3: Cayuga Operating Company, LLC intent to relinquish water permits if Cayuga Data Campus is 
approved and moves forward

 

 

35 



 
B4: Cayuga Operating Company, LLC agreement with TerWulf to relinquish water permits if Cayuga 
Data Campus is approved and moves forward 
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B5: Manufacturer specification sheets for Evapco Double Stacked Dry Coolers with the “super low 
sound fan option” 
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B6: Engineering consultant report regarding the acoustical design of proposed Data Campus 
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Appendix C. Supporting Documentation for Community Impact. 

C1: Somerset, NY facility demolition of the smokestack in January 2025. 
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	Executive Summary 
	This independent assessment reviews the economic, environmental, and community implications of TeraWulf Inc.’s planned redevelopment of the former Cayuga coal-fired power plant site in Lansing, New York. Using engineering data, site renderings, public filings, and local input, the report presents an evidence-based overview to inform community discussion about the proposed transition from a retired coal-fired facility to a modern research data center. While the long-term plan contemplates a total build-out of 400 MW, this assessment is limited to Phase 1 (138 MW)—the segment scheduled for construction between 2026 and 2028, for which design renderings, acoustic modeling, and other technical materials have been submitted. 
	Within the scope of this report, we identify and analyze a series of physical and operational changes that define how the site would function once redeveloped. The proposed data campus would repurpose one of Cayuga Lake’s major industrial sites into an all-electric data center connected to New York Power Grid Zone C, where roughly 80 percent of power generation consists of zero-emission sources (hydro and nuclear, with growth from wind and solar). The design includes a closed-loop cooling system that does not draw any water from the lake, replacing the former coal-fired plant’s open-loop system that once withdrew up to 245 million gallons per day.  
	The new closed-loop cooling system would be filled at commissioning with about 300,000 gallons from the Bolton Point water supply and require small periodic top-offs. The developer has also identified about $15 million in grid-upgrade investments required for the first phase of 138 MW, which New York State Electric and Gas (NYSEG) has indicated would be funded by the project. Because the facility will not include any bitcoin mining operations, the cooling demand and associated fan noise are expected to remain lower and more stable than at similar high-density computing sites. Noise modeling projects an estimated 51 decibels of operational noise at 1,500 feet—comparable to normal background noise inside a quiet commercial office building. 
	From an economic standpoint, redevelopment would return currently dormant industrial property to taxable use. Preliminary estimates suggest an assessed value of roughly $400 million at full build-out, generating about $9.6 million per year in combined property taxes. Because school districts in New York receive the largest share of local property taxes, most of this revenue would go to the Lansing Central School District, with the remainder supporting town, county, and public service budgets. The project will generate up to 500 construction jobs during the 2026–2028 buildout phase and sustain about 75 full-time operational employees. 
	The plan also includes site and community measures intended to address visual and environmental concerns. The legacy smokestack is slated for removal, with demolition materials to be recycled. Landscaping and shoreline restoration would include native plantings and limited public access areas along the lakefront. Discussions are underway about partnerships with local schools, Cornell University, and workforce organizations to explore potential education and training programs associated with the redevelopment. 
	Taken together, the findings indicate that the proposed redevelopment offers a clear economic upside—through restoration of the tax base and local investment—with modest direct employment but meaningful secondary benefits for schools and community services. The environmental profile is neutral to favorable, as the project replaces a high-impact coal facility with an all-electric operation drawing from a largely zero-emission grid and using closed-loop cooling. Aesthetically, the removal of the smokestack and shoreline restoration are likely to improve the visual character of the site, while proposed partnerships and trail access plans would enhance community connection. On balance, the project appears to deliver economic and civic gains with minimal environmental cost, and in some respects, a net improvement to the landscape and local engagement. 
	Summary of Key Findings 
	●​Overall, the assessment finds that the proposed redevelopment is expected to yield economic benefits with negligible environmental impacts relative to the former coal plant. 
	●​Water use will fall by more than 99.6 percent compared to historic plant operations, with no water drawn from Cayuga Lake for data center cooling. Bolton Point will supply potable water limited to domestic and fire-safety needs.  
	●​The Cayuga data campus could generate roughly $8.7 million in annual local property-tax revenue and about 75 permanent jobs by 2028. 
	●​ TeraWulf is expected to invest about $15 million in regional grid upgrades for the first phase (138 MW) that improve reliability for local users without adding costs to residents. 
	●​The redevelopment includes removing the smokestack, adding lakefront land to the Wildlife Management Area, and supporting local trails, habitat restoration, and community programs. 
	●​Because the proposed data campus will not engage in any cryptocurrency (e.g., bitcoin) mining, the associated cooling system noise is expected to result in a 51 decibels of operational noise at 1,500 feet—comparable to normal background noise inside a quiet commercial office building. 
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