
ORDINANCE NO. __________________ 

 

DALLAS TOWNSHIP, LUZERNE COUNTY, PENNSYLVANIA 

AN ORDINANCE AMENDING THE DALLAS TOWNSHIP ZONING ORDINANCE 

PROVISIONS RELATING TO DATA CENTERS, DATA CENTER ACCESSORY 

STRUCTURES, DATA CENTER POWER SUBSTATIONS, AND DATA CENTER 

CAMPUSES WITHIN THE TOWNSHIP 

The Board of Supervisors do hereby amend the Dallas Township Zoning Ordinance as follows: 

SECTION I. PURPOSE AND INTENT.  

This Ordinance is intended to: 

1. Regulate land Data Centers through the zoning ordinance to prevent harm to public 

resources, ensure compatibility of uses, and promote orderly development after 

considering or reconsidering the following:   

• Data Centers and related high-intensity technology and infrastructure use may involve 

substantial impacts related to land use compatibility, water consumption, energy 

demand, noise, lighting, traffic, environmental resources, and emergency services. 

• Dallas Township contains significant agricultural lands, rural residential 

communities, environmentally sensitive areas, aquifer recharge zone, public natural 

resources that require protection for the health, safety, and welfare of present and 

future residents. 

• Data Centers are unique structures with the improvements and any equipment therein 

being interconnected and essential to each other. 

2. Ensure that any such use is carefully reviewed, appropriately sited, and conditioned to 

avoid adverse impacts on surrounding communities, infrastructure, and natural resources.  

3. Provide clear, objective, and enforceable standards that allow the Township to evaluate 

proposed Data Centers on a case-by-case basis through the Conditional Use process.  

4. Promote public health, safety, and welfare by establishing clear definitions, permitted 

locations, and development standards for such uses. 

SECTION II. AMENDMENT TO ARTICLE 2 - DEFINITIONS 

Article 2 of the Zoning Ordinance is hereby amended by restating prior definitions, adding new 

definitions, or amending existing definitions as follows: 

SECTION 203 - DEFINITION OF TERMS 

 

AMBIENT NOISE LEVEL- means the all-encompassing noise level associated with a given 

environment, being a composite of sounds from all sources at the location constituting 

the normal or existing level of environmental noise at a given location without extreme 
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atmospheric conditions, such as wind greater than three meters per second or 

precipitation, and then adjusting the noise level to eliminate any noise associated with 

then existing development of facilities. 

DATA CENTER- means a building or group of buildings, or any portion thereof, primarily used 

for the centralized storage, management, and dissemination of digital data and information, 

including any place that stores data, provides access to data, processes data, hosts websites, 

offers cloud computing as a service, networking, and similar activities. This definition includes, 

but is not limited to, facilities commonly referred to as server farms, web hosting facilities, cloud 

computing centers, AI center and crypto-mining centers and is specifically characterized by its 

use of large amounts of electricity and large amounts of water for cooling and operational 

purposes. The definition of Data Center also includes low water consumption facilities and 

facilities with a renewable power supply.  Primary uses for Data Centers may include, but are not 

limited to, housing computer systems and associated components, including servers, data 

processing systems, auxiliary infrastructure such as cooling systems, power generators, electrical 

substations and network hardware. 

DATA CENTER ACCESSORY STRUCTURE- means a structure, or portion of a structure, 

on the same lot as a Data Center, the use of which is customarily incidental and subordinate to 

the principal use of the Data Center. This may include, but is not limited to, administrative 

offices, security buildings, maintenance facilities, cooling towers, generators (excluding power 

substations defined separately), and fuel storage tanks. 

DATA CENTER POWER SUBSTATION- means an electrical substation, either on-site or 

off-site, primarily dedicated to or significantly expanded to serve the power demands of a Data 

Center. This includes, but is not limited to, transformers, switchgear, circuit breakers, and 

associated equipment necessary for the transmission and distribution of high-voltage electrical 

power to a Data Center. 

DATA CENTER CAMPUS- means a contiguous or non-contiguous parcel or parcels of land 

under single ownership or control, containing two or more Data Centers, Data Center Accessory 

Structures, and/or Data Center Power Substations, operated as an integrated facility. 

FULL CUT-OFF FIXTURE- means a lighting fixture that is designed and installed in such a 

way that no light is emitted at or above a horizontal plane running through the lowest point of the 

fixture's light-emitting source. 

 

FULLY SHIELDED- means a source of light designed or shielded in such a manner that no light 

is emitted, either directly or indirectly, at or above a horizontal plane running through the lowest 

light-emitting part of the light source. 

 

LIGHT TRESPASS- means the shining of light produced by a luminaire beyond the boundaries 

of the property on which it is located. 

 

LUMEN- means a unit of measurement for the total amount of visible light emitted by a light 

source.  
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SENSITIVE RECEPTOR- means cemeteries, schools, preschools, daycare centers, in-home 

daycares, health facilities such as hospitals, long term care facilities, retirement and nursing 

homes, community centers, places of worship, playgrounds, parks, campgrounds, prisons, 

dormitories, recreational facilities, and any residence where such residence is not located on a 

parcel with an existing industrial, commercial, or unpermitted use as determined by the zoning 

officer, and any parcel where a residential use is a use permitted as a matter of right. This 

definition is based upon use, regardless of property ownership. 

 

UTILITIES- include all associated appurtenances, equipment, structures, easements, right-of-

way, and facilities, whether publicly or privately owned and whether existing or hereafter 

constructed, that are necessary or incidental to the provision of such services. The term 

“Utilities” shall be interpreted broadly to include emerging technologies and services that 

perform substantially similar functions to those enumerated herein. Utilities shall mean all 

services, systems, and infrastructure used for the provision, transmission, distribution, or disposal 

of essential public or private services, including: 

 

• Electric power and energy systems, including generation, transmission, distribution, 

substations, and related facilities 

• Water supply systems, including potable, non-potable, and irrigation water, wells, 

storage, and distribution 

• Sanitary sewer systems, including wastewater collection, treatment, and disposal 

• Stormwater and drainage systems, including storm sewers, retention/detention facilities, 

and related infrastructure  

• Natural gas and fuel systems, including pipelines, storage, and distribution 

• Telecommunications systems, including telephone, internet, broadband, fiber optic, 

cable television, and wireless communications 

• Heating and cooling systems, including district energy systems (steam, chilled water, 

geothermal) 

• Solid waste and recycling services, including collection, transfer, and disposal systems 

• Energy storage system (battery storage, microgrids) 

• Renewable energy systems (solar, wind) 

• Backup and emergency systems 

• Data infrastructure tied to utility operations 

SECTION III. AMENDMENT TO ARTICLE 3 – GENERAL 

REGULATIONS 

Article 3 of the Zoning Ordinance is hereby amended by the addition of new Section 326 to 

provide for Outdoor Lighting Standards as follows: 

Section 326.     OUTDOOR LIGHTING STANDARDS 

 

Purpose: The purpose of this section is to regulate outdoor lighting to protect public health, 

safety, and welfare, and to achieve the following: 

• To permit the use of outdoor lighting for nighttime safety, utility, and enjoyment. 
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• To minimize light pollution, glare, and light trespass onto adjacent properties. 

• To conserve energy by promoting efficient lighting design. 

• To preserve the nighttime environment and residential character of the Township. 

 

Applicability: These standards shall apply to all new and replacement outdoor lighting fixtures 

installed on a property, except for those specifically exempted in this Ordinance. 

 

General Requirements: 

• All new and replacement outdoor lighting fixtures shall be full cut-off fixtures. 

• All outdoor lighting shall be directed downwards and shielded in such a manner that the 

light source is not directly visible from any property line or public right-of-way. 

• The total illumination on any adjacent residential property line, measured at ground level, 

shall not exceed 0.5 foot-candles. 

 

Reflected Light: 

• The property owner or developer shall take measures to minimize glare and reflected 

light from any surface within the developed area, including building facades, parking 

lots, and other hardscape areas. 

• Building materials, particularly for facades with significant surface area facing a public 

right-of-way or residential properties, shall be selected to have a low reflectance value to 

minimize glare from streetlights or other light sources. 

• Any proposed high-gloss or highly reflective surface materials shall be subject to 

Township review and may be required to be replaced with a less reflective alternative. 

• Lighting: Dark-Sky compliant under the most up-to-date industry standards, or the 

following, whichever is more restrictive 

• Light Trespass Prohibition: 

No outdoor lighting shall produce illumination exceeding 0.1 foot-candles at or beyond 

any property line in residential zones. 

• Glare Control: Lighting shall not produce glare visible from public rights-of-way or 

adjacent properties. 

• Property: Maximum of 20,000 lumens per acre.  

• Parking lot lighting shall not exceed 0.5 foot-candles average illumination.  

• Curfew: All non-essential outdoor lighting shall be extinguished between 7:00 PM and 

7:00 AM.  

• Motion-activated lighting is permitted during curfew hours.  

Prohibited Lighting: The following types of lighting shall be prohibited: 

• Upward-facing spotlights or floodlights, except for temporary, special-event lighting with 

prior approval. 

• Searchlights or similar high-intensity fixtures used for advertising or attraction. 

• Lighting which creates a direct glare source from any public road or adjacent residential 

property. 

• Review and Approval: A lighting plan shall be submitted as part of any land 

development, subdivision, or building permit application for non-residential uses. The 
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plan shall include fixture specifications, a photometric plan demonstrating compliance 

with these standards, and a description of proposed materials designed to minimize 

reflected light. 

SECTION IV. AMENDMENT TO ARTICLE 5 – ZONING DISTRICTS 

REGULATIONS 

Article 5 of the Zoning Ordinance is hereby amended to specify the permitted location(s) for 

Data Centers, Data Center Accessory Structures, and Data Center Power Substations by 

Conditional Use as follows: 

Section 507 -   I-1 INDUSTRIAL DISTRICT 

Insert new Section 511.3 -   CONDITIONAL USE 

Within the I-1 General Industrial District, the following uses shall be permitted by Conditional 

Use: 

• Automotive Wrecking Yards 

• Bulk Fuel Storage 

• Data Center 

• Data Center Accessory Structure 

• Data Center Power Substation 

• Data Center Campus 

• Detention Facility 

• Excavation and extraction of minerals, including Quarry Operations (as defined in 

Article 2) 

• Heavy Industrial Uses (as defined in Article 2) 

• Junk Yards 

• Methadone Treatment Facility 

• Oil or Gas Pipelines 

• Sewage Treatment Plants 

• Sexually Oriented Business (as defined in Article 2) 

• Small Wind Energy Conversion System 

• Solid Waste Facilities 

• Staging Areas 

• Transfer Stations 

• Trucking Facilities and Terminals 

SECTION V. AMENDMENT TO ARTICLE 7 – CONDITIONAL USES 

Article 7 of the Zoning Ordinance is hereby amended to provide regulations for Conditional 

Uses as follows: 
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SECTION 701  PURPOSE 
 

The purpose of a use classified as a “Conditional Use” is to provide expressed standards to 

regulate uses classified as such in particular zoning districts, as provided in Article 5 of this 

Ordinance. 

 

SECTION 702  GENERAL PROVISIONS 

 

The authority for approving or denying applications for conditional uses shall be vested in the 

Dallas Township Board of Supervisors, with the Dallas Township Planning Commission having 

the authority to review and submit their recommendations to the Board of Supervisors.  Any 

Conditional Use application and plan for a proposed PRD, a Mobile Home Park or a Data Center 

shall also be submitted to Luzerne County Planning Commission for its review and comment.  

Decisions by the Board of Supervisors shall be made in accordance with standards and criteria 

set forth in this Article, any studies and report required within the context of an Impact Analysis, 

as so defined in Article 2 of this Ordinance, the respective zoning district in which the use is 

located, all other applicable regulations of this Ordinance, other ordinances of the Township and 

all applicable State and/or Federal regulations. 

 

SECTION 703  PROCEDURE FOR SUBMISSION AND DECISIONS 

 

The procedure for approval or denial of a conditional use shall be in accordance with the 

following: 

 

 A. An application for a conditional use permit, bearing the signature of both the  

  applicant and property owner, shall be submitted to the Zoning Officer with a site  

  plan at a scale of not greater than: 

 

  One inch (1) equals fifty (50) feet for properties in excess of two (2) acres. 
 

OR 
 

  One (1) inch equals twenty (20) feet for properties being two (2) acres or less. 

 

 Such plan shall, at minimum, indicate: 

 

 1. The location and size of all buildings and structures, both principal and accessory, 

  both existing and proposed. 

 

 2. The location of all off-street parking area and/or loading and unloading areas. 

 

 3. The location of all open space areas, including buffer areas and fencing, as  

  applicable. 

 

 4. Traffic access to the site and internal traffic circulation including the width and  

  pavement of traffic lanes, and aisle widths. 
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 5. All streets, both public and private within two hundred (200) feet of the site,  

  including right-of-way and cartway widths.  
 

 6. Streams, ponds, watercourses, wetlands, or any other types of bodies of water,  

  including natural or man-made drainage swales, located on the site or within two  

  hundred (200) feet of the site. 
 

 7. The location, nature and terms of any existing or proposed easements on the site,  

  and any easements both on-site and off-site which are used or intended to be used  

  for access to the site, including the name and address of the owner or owners  

  granting such easement. 

 

 8. The location of any residential structures which border the site on an adjoining lot 

  and/or those within two hundred (200) feet of any property boundary line of the  

  subject site. 

 

 9. The Map, Block and Lot Number of the subject parcel, as contained in the records 

  of the Office of the Luzerne County Recorder of Deeds. 

 

 10. A location map at a scale of not greater that one (1) inch equals two thousand  

  (2,000) feet, indicating the relation of the site to its geographic proximity with the  

  Township. 
 

 11. In cases when a proposed use includes new construction and/or grading of the  

  site, applicant shall provide upon the site plan the contours of the site at vertical  

  intervals of: 
 

• not more than five (5) feet for land with an average natural slope of (5%) 

or less. 

• not more than ten (10) feet for land with an average natural slope 

exceeding five (5%) percent. 

• not more than twenty (20) feet for land with an average natural slope 

exceeding fifteen (15%) percent. 

 

   Topography data shall be prepared by a professional land surveyor or  

   professional engineer from an actual field survey of the site or from  

   stereoscopic aerial photography and shall be coordinated with official  

   U.S.GS. benchmarks. 

 12. If applicable, the applicant shall submit a soil Erosion and Sedimentation Plan  

  and/or NPDES Permit for review and approval by the Luzerne Conservation  

  District. 

 13. The applicant shall submit with the site plan, a narrative that Outlines and fully  

  describes all proposed used or development of the site, along with all pertinent  

  operational aspects, features and/or activities related to the proposed uses or  

  development of the site.  
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 14. The applicant shall supply any other information required by the Dallas Township 

  Board of Supervisors to determine compliance with the conditional use   

  regulations for that particular use. 

B. Prior to approving or denying an application for conditional use, the Dallas Township 

 Board of Supervisors shall conduct a public hearing pursuant to public notice.  The Board 

 of Supervisors shall submit the application for the proposed conditional use of the Dallas 

 Township Planning Commission, not less than thirty (30) days prior to the public hearing, 

 to allow the Planning Commission to submit any such recommendations as they may 

 deem appropriate.  Any Conditional Use application and plans for a proposed PRD or a 

 Mobile Home park shall also be submitted to Luzerne County Planning Commission for 

 its review and comment.  

C. The public hearing shall be held and conducted in accordance with the same procedural 

 guidelines which govern the Zoning Hearing Board under Article 15 of this Ordinance.  

 The term “Board of Supervisors” shall replace the term “Zoning Hearing Board” in 

 relevant passages of said Article. 

D. The Board of Supervisors shall convene a hearing on a conditional use application within 

sixty (60) days from the date of the applicant’s request, unless the applicant has agreed in 

writing to an extension of time.  The sixty (60) day-time period shall not commence until 

the applicant has submitted a properly completed application, with all required signatures 

and all required fees.  Each subsequent hearing shall be held within forty-five (45) days 

of the prior hearing unless otherwise agreed to by the applicant in writing or on the 

record. 

E. The Board of Supervisors shall render a final decision on a conditional use application 

within (45) days following the conclusion of the last public hearing or the decision shall 

be deemed to have been rendered in favor of the applicant, unless the applicant has 

agreed in writing or on the record to an extension of time.  

 If the Board of Supervisors do not conduct or complete the required hearing as provided 

 for under Section 1506(D) of this Ordinance, the decision shall be deemed to have been 

 rendered in favor of the applicant unless the applicant has agreed in writing or on the 

 record to an extension of time. 

When a decision has been rendered in favor of the applicant because of the failure of the 

Board of Supervisors to meet or render a decision as hereinabove provided, the Board of 

Supervisors shall give public notice of the decision within ten (10) days from the last day 

it could have met to render a decision in the same manner as required by public notice.  If 

the Board of Supervisors fails to provide such notice the applicant may do so. 
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F. The Board of Supervisors may grant an approval for a conditional use upon its 

determination that adequate evidence and information has been provided, which indicates the 

applicant’s proposal meets the general and specific requirements for the type of conditional use 

in question, and any additional conditions and safeguards deemed necessary to protect the public 

health, safety and general welfare. 

G. Applicants bear the burden of proof to demonstrate that all development and operational 

aspects of the proposed data center will not adversely affect the public health, safety, welfare, 

and character of surrounding areas. 

 

H. Conditional use approval shall be valid for one year from the approval date. Extensions, not 

to exceed an additional one year, may be granted upon written request and finding of continued 

compliance with current laws and regulations. If construction for the applied for use has not 

commenced within one year, the conditional use approval shall expire. 

 

SECTION 704  GENERAL STANDARDS 

The general standards contained herein, shall be utilized in the review of applications and plans 

for any use which is classified as conditional use.  

A. The proposed use shall not jeopardize the Community Development Objectives of this 

 Ordinance nor shall it adversely affect the health, safety and welfare of the public and/or 

 the environment. 

B. Public services and facilities such as streets, sewage disposal, water, police and fire 

 protection shall be adequate for the proposed use. 

C. Existing and future streets and access to the site shall be adequate for emergency services, 

 for avoiding undue congestion, and for providing for the safety and convenience of 

 pedestrian and vehicular traffic.  The proposed use shall not result in unsafe or dangerous 

 traffic conditions. 

D. The proposed use shall be compatible with the adjoining development and the character 

 of the zoning district where it is proposed to be located.  The nature and intensity of the 

 operation of the proposed use shall be considered regarding its compatibility or lack 

 thereof with the adjoining development and the character of the zoning district. 

E. The proposed use shall not substantially impair the value of other property in the 

 neighborhood where it is proposed to be located.  

F. The proposed use and/or development shall not be more objectionable in its operation in 

 terms of noise, fumes, odors, vibration or lighting that would be the operations of any 

 permitted use in the district. 
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G. The proposed use and/or development shall not result in any adverse or negative impacts 

based upon the information required with submission of an Environmental Impact 

Statement required under Section 706 of this Ordinance, and all subsections thereunder.  

H. The submission of any reports and/or studies within the context of the definition “Impact 

Analysis” as contained within Article 2 of this Ordinance, must conclusively 

demonstrates that the proposed use or development will not have a negative impact upon 

the particular subject or subjects as defined by the Board of Supervisors including but not 

limited to the interest of protecting the health, safety and welfare of the public and 

environmental features and characteristics of the site and/or surrounding areas. The 

proposed use shall not impose any direct or indirect economic burden on utility 

ratepayers or increase electricity costs to same. All references to utilities shall include all 

references as included in definitions.  

SECTION 705  CLASSIFIED CONDITIONAL USES 

The following uses/developments are classified as conditional uses within Article 5 of this 

Ordinance: 

I-1, General Industrial District 

Within the I-1 General Industrial District, the following uses shall be permitted by Conditional 

Use: 

• Automotive Wrecking Yards 

• Bulk Fuel Storage 

• Data Center 

• Data Center Accessory Structure 

• Data Center Power Substation 

• Data Center Campus 

• Detention Facility 

• Excavation and extraction of minerals, including Quarry Operations (as defined in 

Article 2) 

• Heavy Industrial Uses (as defined in Article 2) 

• Junk Yards 

• Methadone Treatment Facility 

• Oil or Gas Pipelines 

• Sewage Treatment Plants 

• Sexually Oriented Business (as defined in Article 2) 

• Small Wind Energy Conversion System 

• Solid Waste Facilities 

• Staging Areas 

• Transfer Stations 
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• Trucking Facilities and Terminals 

Any nonresidential use permitted by right or by special exception shall be deemed a conditional 

use if it involves any of the following: 

o the initial or cumulative earth disturbance activity which equals or 

exceeds 100,000 square feet of surface area. 

o the initial or cumulative construction, placement or installation which equals 

or exceeds thirty thousand 30,000 square feet of buildings, 

structures and/or other impervious surface area. 

o Any use which utilizes and/or stores any hazardous substances as so 

defined in Article 2 of this Ordinance. 

 

SECTION 706  ENVIRONMENTAL IMPACT STATEMENT 

In addition to all other requirements, an Environmental Impact Statement shall be required for 

any use/development which is classified as a conditional use.  The Board of Supervisors, at its 

sole discretion, may exempt a use from the submission of an Environmental Impact Statement, in 

whole or in part.  Consideration of an exemption must be preceded by a written request 

submitted by the applicant which addresses the basis for the requested exemption.  The foregoing 

notwithstanding, the Board of Supervisors shall not exempt an applicant for a Data Center, Data 

Center Accessory Structure, Data Center Power Substation or Data Center Campus from the 

submission of an Environmental Impact Statement, in whole or in part.  The purpose of the 

Environmental Impact Statement is to identify, disclose and discuss all potential environmental 

consequences in any way related to the proposed activity/use or reasonably foreseeable and 

related the proposed activity/use.  This requirement is designed to protect the natural and 

manmade or human environment with respect to water quality, water supply, soil erosion, 

pollution of any kind, flooding and waste disposal.  The intent is also to preserve trees and 

vegetation, to protect water courses, wetlands, water resources, aquifers, air quality and the 

quality of life throughout Dallas Township and its environs.  An Environmental Impact 

Statement shall require a site plan which illustrates the applicable information for subjects 

addressed in Section 706.1 through and including Section 706.13 and/or a written response as 

applicable for said proposed use/development which is classified as Conditional Use.  Said 

proposed use/development shall further comply with all other applicable standards and 

requirements of this Ordinance. The Applicant shall provide environmental and utility rate 

impact analysis demonstrating no cost shifting to ratepayers. 

706.01  SOIL TYPES 

 a. U.S.D.A. Soil Types (illustrated upon may). 
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 b. Permeability of soil on the site. 

 c. Rate of percolation of water through the soil for every five acres. 

706.02  SURFACE WATERS 

 a. Distance of site from the nearest surface water and head waters of streams. 

 b. Sources of runoff water. 

 c. Rate of runoff from site. 

 d. Destination of runoff water and method of controlling down stream effects. 

 e. Chemical additives to runoff water on the site. 

 f. Submission of soils erosion and sedimentation control plan meeting the   

  requirements of the Luzerne Conservation District. 

 g. A storm water management plan which shall be developed in coordination   

  with the soil erosion and sedimentation plan. 

706.03  GROUND COVER INCLUDING TREES 

 a. Extent of existing impervious ground cover on the site. 

 b. Extent of proposed impervious ground cover on the site. 

 c. Extent of existing vegetative cover on the site. 

 d. Extent of proposed vegetative cover on the site. 

706.04  TOPOGRAPHY 

 a. Maximum existing elevation of site. 

 b. Minimum existing elevation of site. 

 c. Maximum proposed elevation of site. 

 d. Minimum proposed elevation of site. 

 e. Description of the topography of the site and all proposed changes in   

  topography. 

706.05  GROUND WATER 

 a. Average depth to seasonal highwater table. 
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 b. Minimum depth to water table on site. 

 c. Maximum depth to water table on site. 

706.06  WATER SUPPLY AND WATER INFRASTRUCTURE 

 a. The source and adequacy of water to be provided to the site. 

 b. The projected water requirements (G.P.D.) for the site. 

 c. How the water will be used. 

d. The Applicant shall submit an analysis of raw water needs (groundwater or 

surface water) from either private or public sources, indicating quality and 

quantity of water required. If the source is from a municipal system; the Applicant 

shall submit documentation that the public authority will supply the water needed. 

 

e. If the Data Center is to rely upon nonpublic sources of water, a water feasibility  

study will be provided at the sole cost of Applicant. The purpose of the study will 

be to determine if there is an adequate supply of water for the proposed Data 

Center and to estimate the impact of the Data Center on existing wells, ground 

water, and surface water in the vicinity. To ensure objectivity, the Township 

Board of Supervisors may retain an independent hydrologist to review and verify 

the Applicant’s study. No Data Center shall be approved without sufficient water 

and/or for a use that poses adverse impact on existing wells in the vicinity. A 

water feasibility study shall include the following minimum information: 

 

i. Calculations of the projected water needs and sources of water to be used. 

 

ii. A geological map of the area with a radius of at least two miles from the 

site property line. 

 

iii. The location of all existing and proposed wells within two miles of the site 

property line, with a notation of the capacity of all high-yield wells 

 

iv. The location of all surface waters, including perennial and intermittent 

streams, rivers, lakes, reservoirs, ponds, wetlands, springs, natural seeps, 

and estuaries, within two miles of the site property line and all known 

point sources of pollution. 

 

v. Based on the geologic formation(s) underlying the site, the long-term safe 

yield shall be determined. 

 

vi. A determination of the effects of the proposed water supply system on the  

quantity and quality of the water in nearby wells, streams, and the 

groundwater table.  
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v. Identification of how water will be recycled and proof that water shall not 

be released into surrounding water bodies.  

 

vi. A statement of the qualifications and the signature(s) of the person(s) 

preparing the study.  

 

vii. Applicant shall submit the study to the applicable Municipal Authority for  

comment and recommendation. 

 

viii. Applicant shall use non-potable water sources only. 

 

f.  The Applicant shall provide proof of review and approval from the Susquehanna 

River Basin Commission (SRBC) for projects that have: 

 

i.  Water withdrawals of one hundred thousand (100,000 gpd) gallons per 

day or more over a 30-day average from any water source or combination 

of sources within the Susquehanna River Basin.  

 

ii.  Any consumptive water use of twenty thousand (20,000 gpd) gallons per 

day or more over a 30-day average from any water source 

 

g.  The Applicant shall demonstrate through a qualified expert that the surrounding 

water supplies will not be negatively impacted or dewater surrounding properties. 

 

h.  The Applicant must exhaust all reasonable efforts to use existing public or private 

waterlines before proposing withdrawals from aquifers or surface waters. 

Documentation of these efforts shall be required as part of the Application. 

 

i.  The Applicant shall demonstrate the use of the best available technology for a 

waterless system. The use shall deploy technologies for water conservation 

including, but not limited to, installing a waterless system to reduce demands on 

the water supply.   

 

j.  The Applicant shall demonstrate that adequate means and volume of waste 

disposal, including domestic wastewater and wastewater discharge from cooling 

or industrial uses (used for cooling or industrial purposes including but not limited 

to refrigerants), have been provided and approved by the Sewage Enforcement 

Officer, Municipal Authority, Susquehanna River Basin Commission, and/or 

Pennsylvania Department of Environmental Protection (DEP). 

 

k.  The Applicant shall comply with all local, state, and federal rules and regulations 

related to water quality. 

 

706.07  SEWAGE SYSTEM 

 a. Sewage disposal system (description and location on the site of system). 
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 b. Expected content of sewage effluents (human waste, pesticides, detergents,  

  oils, heavy metals, and other chemicals). 

 c. Projected daily volumes of sewage. 

 d. Affected sewage treatment plant’s present capacity and design capacity. 

e. The applicant shall demonstrate that adequate means of wastewater disposal, 

including domestic wastewater and wastewater used for cooling and industrial 

purposes, have been provided and approved by the applicable wastewater service 

provider or regulatory authority, including proof that wastewater shall not be 

released into surrounding water bodies.  

706.08  SOLID WASTE 

 a. Estimated quantity of solid waste to be developed and/or processed on the   

  site during and after construction. 

 b. Method of disposal and/or processing of solid waste during and after   

  construction. 

 c. Plans for recycling solid waste during and after construction. 

706.09  AIR QUALITY 

 a. Expected changes in air quality due to activities at the site during and after  

  construction. 

 b. Plans for control of emissions affecting air quality. 

706.10  NOISE 

 a. Noise levels, above existing levels, anticipated to be generated at the site,   

  (source and magnitude), during and after construction. 

 b. Proposed method of control for additional noise on-site during and after   

  construction. 

706.11  IMPACT OF PROPOSED USE/DEVELOPMENT 

A description of the impact on the environment and mitigating factors shall be   

provided for the following: 

 

 a. Existing plant species, (upland and marine), and effect thereon. 

 b. Existing animal species and effects thereon. 
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 c. Existing wild fowl and other birds and effects thereon. 

 d. Effects of drainage and runoff. 

 e. Effects on ground water quality. 

 f. Effects on surface water quality. 

 g. Effects on air quality 

 h. Alternatives to proposed use/development, consistent with the zoning of the  

  site. 

 i. Projected amount and type of traffic to be generated and the effects of the   

  same on public roads and highways. 

706.12  IMPACT UPON CRITICAL AREAS 

The applicant shall define, describe and identify upon a map, critical areas as defined in Article 2 

of this Ordinance.  A statement of any potential impact upon critical areas shall be provided by 

the applicant, including but not limited to adverse impacts which cannot be avoided and/or 

mitigated as a resulting effect of the development. 

706.13  OTHER GOVERNMENTAL JURISDICTION 

A list of all licenses, permits and other approvals required by County, State or Federal law and 

the status of each. 

706.14  REVIEW PROCEDURE OF ENVIRONMENTAL IMPACT STATEMENT 

 A. Upon receipt of an Environmental Impact Statement, the Board of    

  Supervisors shall promptly forward the Environmental Impact Statement to  

  the Township Planning Commission, the Township Planning Consultant, the  

  Township Engineer and any other agency, firm or individual which the Board  

  of Supervisors may desire for their consultation and input. 

 B. The Planning Commission shall review the applicant’s Environmental Impact  

  Statement and provide the Board of Supervisors with its comments and   

  recommendations within thirty (30) days from the date of its submission to  

  the Planning Commission. 

 C. The Board of Supervisors shall have the discretion to retain the expertise of  

  appropriate parties in their review of the Environmental Impact Statement. 

 D. A determination by the Board of Supervisors of a potential adverse   

  environmental impact which may result and cannot be fully mitigated by the  
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  application shall constitute sufficient basis for the denial of a conditional use  

  permit. 

706.15  MITIGATION OF ADVERSE IMPACTS 

If any information, data and/or “Impact Analysis” indicate a projected and/or potential adverse 

impact, the applicant shall fully mitigate such impact and present a Mitigation/Contingency Plan 

as part of the application.  A determination of a potential adverse impact which may result and 

cannot be fully mitigated by the applicant shall constitute sufficient basis for the denial of a 

conditional use permit. 

SECTION 707 SUPPLEMENTAL DEVELOPMENT STANDARDS FOR DATA 

CENTERS, DATA CENTER ACCESSORY STRUCTURES, DATA CENTER POWER  

SUBSTATIONS & DATA CENTER CAMPUSES 

The following are specific supplemental development standards for Data Centers and their 

associated structures.  If any of the following regulations are found to be in conflict with 

regulations found elsewhere in this Ordinance or any other Dallas Township Ordinance or 

regulation, the most restrictive regulations shall be applied, unless otherwise stated. 

A. Setback Requirements and Other Dimensional Requirements applicable to all Data 

Centers, Data Center Accessory Structures, Data Center Power Substations and Data 

Center Campuses shall be as follows: 

1. There shall be a minimum setback of seven hundred and fifty (750) feet from all 

property lines, subject to the minimum distance restrictions set forth in Section 707 I. 

2. There shall be a minimum setback of one thousand five hundred (1,500) feet from a 

Sensitive Receptor, agricultural use, street, stream and/or delineated wetland.  

3. No structure shall exceed forty-five feet (45’) in height.  

4. No structure, accessory equipment, or appurtenance shall occupy any required setback 

area. 

5. The minimum lot size shall be Fifty (50) acres. 

6. The maximum building size shall be Two Hundred and Twenty Thousand (220,000) 

square feet. 

7. The maximum lot coverage shall not exceed Twenty Percent (20%).   

B. Vegetative Buffering: 

1. A continuous vegetation buffer, with a minimum width of fifty (50) feet, shall be 

established and maintained along all property lines of any lot containing a Data Center, 

Data Center Accessory Structure, or Data Center Power Substation. 

  

2. This buffer shall consist of a mix of native, non-invasive evergreen and deciduous trees 

and shrubs with a minimum height of 4 feet when planted designed to provide year-round 

screening and mitigate visual and noise impacts. The planting plan for the buffer shall be 

subject to review and approval by the Township. 
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3. Woodland Disturbance. No portion of tree masses, tree lines, hedgerows, or individual 

freestanding trees measuring six-inches diameter at breast height (DBH) shall be 

removed from the property unless necessary for the Data Center Use. In no case, shall 

more than Fifty Percent (50%) of any existing tree masses, tree lines, hedgerows, or 

individual freestanding trees with six inches (6”) or greater DBH be removed. For 

purposes of this subsection, a woodland is defined as a tree mass or plant community in 

which tree species are dominant or codominant and the branches of the trees form a 

complete, or nearly complete, aerial canopy. Any area, grove, or stand of mature or 

largely mature trees (i.e., larger than six inches DBH) covering an area of more than 0.25 

of an acre or consisting of more than fifty (50) individual trees larger than six inches (6”) 

DBH, shall be considered a woodland. 

C.  Noise Standards for Data Centers, Data Center Accessory Structures, and Data Center 

Power Substations: 

1. The applicant must submit a professional pre-construction study establishing baseline 

ambient noise and vibration levels, as well as predicted operational impacts. 

2. Noise from operations shall be consistent with health-based guidelines established by 

the American National Standards Institute (ANSI), the World Health Organization 

(WHO), and the U.S. Environmental Protection Agency (EPA), that are intended to 

protect against both high-frequency and low-frequency tonal noise. Maximum generated 

noises shall not exceed 45dBA or 60dBC at the property line 7:00AM-7:00PM and shall 

not exceed 40dbA at the property line at other times. The noise level shall be established 

based on a test performed during a continuous seventy-two-hour time span which shall 

include at least one twenty-four-hour reading during either a Saturday or Sunday. The 

testing shall be done by a qualified noise control engineer or other qualified person 

approved by the Township and shall be in accordance with specifications ANSI S12.18-

1994 Method II and ANSI SI.4-1971. The Township reserves the right to hire a 

third-party consultant to witness testing and review the results. The third-party consultant 

costs will be deducted from the facility operator's escrow deposit. The sound 

level meters used shall meet the American Standard Institute's standard for a 

Type I sound level meter. 

 

3. Following commencement of operations, an as-built noise and vibration study must be 

performed within six months to confirm compliance; any exceedance requires immediate 

mitigation. 

 

4. The applicant shall provide a vibration study prepared by a qualified professional that 

demonstrates that no vibration from the Data Center, Data Center Accessory Uses, or 

associated equipment and structures will be perceptible to the human sense of feeling 

beyond the property line. 

 

5. Compliance with these noise standards shall be determined by a qualified acoustical  
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engineer approved by the Township at the expense of the applicant. Measurements shall 

be taken in the fall or winter, when the leaves are off the trees, to accurately reflect the 

respective noise level requirements have been met. 

 

6. The applicant/acoustical engineer shall submit a noise study demonstrating  

compliance with these standards, both for initial operation and any proposed expansions. 

The Township may require ongoing noise monitoring. 

 

7. Noise Attenuation Construction: Data Center buildings shall be constructed utilizing 

materials and design techniques specifically engineered to minimize noise propagation 

from internal operations to the property lines. Building plans shall include details 

demonstrating how the building's construction contributes to meeting the Township's 

noise standards, subject to review and approval by the Township Engineer. 

 

8. Post-Project As-Built Noise Study: Upon completion of construction, the applicant 

shall submit a post-project "as-built" noise study, prepared by a qualified acoustical 

engineer. This study shall verify that actual noise levels generated by the Data Center, 

Data Center Accessory Structures, and Data Center Power Substations comply with the 

established noise limits at the property line. 

 

9. Third-party reviews may be required at the applicant’s cost. 

D. Water Supply Requirements: 

1. The applicant shall submit an analysis of raw water needs (groundwater or surface water) 

from either private or public sources, indicating quantity of water required.  

2. If the source is from a municipal system, the applicant shall submit documentation that 

the public authority has the capacity to do so and will supply the water needed. 

3. If the data center is to rely upon nonpublic sources of water from same property, a water 

feasibility study will be provided. The purpose of the study will be to determine if there is 

an adequate supply of water for the proposed data center and to estimate the impact of the 

data center on existing wells in the vicinity. No data center shall be approved without 

sufficient water and/or for a use that poses adverse impact on existing wells in the 

vicinity. A water feasibility study shall include the following minimum information: 

 

• Calculations of the projected water needs, including but not limited to, flow rates. 

• A hydrogeological map of the area with a radius of at least one mile from the site. 

• The location of all existing and proposed wells within a minimum of 3000 feet 

from any property line, with a notation of the capacity of all high-yield wells.  

• The depth of all wells within a minimum of 3000 feet from any property line 

should be recorded.  

• A baseline of water quality for all wells within a minimum of 3000 feet from any 

property line will be recorded. 

• The location of all streams and other bodies of water within a minimum of 3000 

feet from any property line and all known point sources of pollution 
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• Based on the geologic formation(s) underlying the site, the long-term safe yield 

shall be determined 

• A determination of the effects of the proposed water supply system on the 

quantity and quality of water in nearby wells, streams, and the groundwater table 

• Identification of how water will be recycled and/or released into surrounding 

water bodies or air 

• A determination of how the recycle/release will impact the surrounding areas of 

the township   

• 3000 foot minimums above may be extended at the discretion of the township 

supervisors after review of the initial study.   

 

4. Any well at a depth which could be considered at risk of adverse impact with the 

additional water usage will be improved at the expense of the applicant prior to 

operations. 

5. The study will be conducted by a qualified firm chosen by the Township and the cost of 

the study will be borne entirely by the applicant. 

6. The applicant shall provide proof of review and approval from the Susquehanna River 

Basin Commission (SRBC), Department of Environmental Protection (DEP) and any 

other applicable authorities.  

7. Quarterly reporting will be required to confirm that the water usage is at or below the 

stated water needs from the application. Reporting will be done at the expense of the 

applicant by a third party agreed upon by the Township and the applicant. 

8. Required Bonding: A bond shall be required from the applicant to cover all costs 

associated with the installation and/or upgrade of any necessary water supply 

infrastructure. The minimum bond amount shall be five million dollars ($5,000,000). The 

Township, upon review of the water supply impact studies, may require a higher bond 

amount if deemed necessary to fully cover potential infrastructure costs.  

9. The applicant shall demonstrate that the proposed facility utilizes water-efficient and 

conservation-based cooling technologies, including closed-loop or recirculating systems 

where feasible, prior to reliance on consumptive water withdrawal. 

 

E. Standby Generators and Fuel Storage: 

1. Generator Testing: Will require a detailed statement of impact including, but not limited 

to, noise, emissions and vibration. Periodic testing of standby generators shall be 

conducted exclusively during daytime hours (9:00 AM to 5:00 PM) Monday-Friday, 

excluding federal holidays, to minimize disruption to surrounding properties. The 

schedule and duration of such testing shall be submitted to the Township for review and 

approval. 

2. Fuel Storage: See Section 802.07 BULK FUEL STORAGE; Dallas Township Zoning 

Ordinance) Fuel for generator operation will be stored accordingly. 

3. Emissions Compliance: All fuel storage facilities associated with standby generators, 

and all emissions from such generators, shall comply with all applicable federal, state, 

and local regulations, including but not limited to those pertaining to air quality, 

hazardous materials, and environmental protection.  
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4. Proof of compliance, necessary permits and renewals from Department of Environmental 

Protection (DEP), National Fire Protection Association (NFPA) and any other relevant 

regulatory agency shall be provided to the Township.  

F. Emergency Response Plan Requirement: 

1. Emergency response plan: the applicant shall prepare and submit an Emergency 

Response Plan (“ERP”) to the municipality. This plan shall be subject to review and 

approval by the Township Supervisors and other entities having jurisdiction designated 

by the Township Board of Supervisors, specifically including the EMA Coordinator for 

the Township and the Chiefs of Back Mountain Regional Fire & EMS and Kunkle Fire 

Company, Inc.   

 

2. The ERP shall, at a minimum, include: 

 

A. Identification of all potential hazards associated with the use. 

B. Detailed procedures in writing for responding to fire, explosion, chemical release, 

or other emergencies. 

C. Contact information for facility representatives shall be available 24 hours a day. 

D. Site layout diagram showing access routes, fire hydrants, utility shutoffs, and 

emergency equipment locations. 

E. Procedures for evacuation of employees, residents, or the public, if applicable. 

F. Notification protocols for local emergency services, municipal officials, and 

regulatory agencies. 

G. A schedule for employee training and periodic drills. 

H. Procedures for fire suppression, containment, ventilation and evacuation. 

I. Annual fire safety inspections performed by the Chiefs of Back Mountain 

Regional Fire & EMS and Kunkle Fire Company, Inc. at the sole cost and 

expense of the applicant.   

3. Emergency Responder Training: Prior to the issuance of a Certificate of Occupancy, 

the applicant shall provide and fund specialized semi-annual training and necessary 

equipment for the Township's fire department and other relevant emergency responders 

regarding the unique hazards and operational characteristics of the Data Center facility. 

This training shall cover, but not be limited to, emergency shutdown procedures, 

hazardous materials handling (if applicable), access points, and specific fire suppression 

system operations. Ongoing training shall be provided by the applicant periodically 

thereafter as deemed necessary by the Township Supervisors and authority(s) having 

jurisdiction designated by the township supervisors. to ensure continued preparedness. 

4.  Any Data Center use proposing battery storage or any other device or group of devices 

capable of storing energy in order to supply electrical energy at a later time, whether the 

energy is stored for use on-site or off-site, shall demonstrate compliance with National 

Fire Protection Association (NFPA) Standard 855, Installation of Stationary Energy 

Storage Systems, or similar standards and must include fire suppression systems designed 

specifically for battery storage. 
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5.  A Data Center Use shall not be approved unless the applicant demonstrates that 

procedures for fire suppression, containment, ventilation, and evacuation are sufficiently 

protective of public health, safety and welfare. 

G. Power Supply, Distribution and Transmission:  

1. Power Consumption Impact Studies: Primary power will be from a public utility. A 

will supply letter indicating adequate capacity without substantial impact to other 

ratepayers must be provided. No approval shall be granted where the proposed use would 

result in any increase in electricity costs existing or future utility customers.  In the 

interest of public safety, onsite power generation will be limited to use when the primary 

source is not available. No onsite power generation can continue longer than 30 days in 

total during any 90-day period. 

 

2. Power Transmission and Distribution Lines: All new or upgraded power transmission 

lines serving a Data Center, Data Center Accessory Structure, or Data Center Power 

Substation shall be designed and constructed to minimize visual impact on surrounding 

properties and public rights-of-way. The Township may require the underground lines 

where feasible and appropriate, at the applicant’s expense, to preserve scenic viewsheds 

and neighborhood character. The applicant shall demonstrate that the proposed power 

transmission infrastructure will not place an undue burden on existing electrical supply 

infrastructure serving the community. The applicant must demonstrate, by clear and 

convincing evidence, zero increase in electric rates to existing customers now and in the 

future. 

H. In this Article 7, any reference to “applicant” shall mean owner, developer or any other party 

responsible for the current operation of the DATA CENTER, DATA CENTER ACCESSORY 

STRUCTURE, DATA CENTER POWER SUBSTATION, DATA CENTER CAMPUS.    

I. Miscellaneous Provisions applicable to Data Centers, Data Center Accessory Structures, Data 

Center Power Substations and Data Center Campuses: 

    1. No approval shall be granted where the proposed use would result in unreimbursed costs 

to municipal taxpayers or existing or future utility ratepayers for infrastructure upgrades, 

capacity expansion or operational impacts. 

    2. Any material increases in computing load, water consumption, power demand or noise 

output beyond what may be approved shall require the applicant to seek approval of such 

increases by an amended application for Conditional Use and approval by the Supervisors after a 

public hearing. 

    3. Any transfer of ownership of a Data Center, or change in the majority owner, shall 

require written notice to the Supervisors and written confirmation by the new owner and/or 

majority owner that the Data Center complies with any conditions of approval and certification 

that it shall continue to remain in compliance. 
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    4. Parking and Loading. Data Centers shall provide at least one off-street parking space for 

each employee on the largest shift plus one space for each company vehicle intended to be 

parked at the Data Center. Data Centers shall also provide off-street loading facilities which meet 

the minimum requirements of this Zoning Ordinance for an industrial use and are sufficient to 

accommodate the maximum demand generated by the use. 

     5.   Plan Sufficiency. The plan submitted for the project with the conditional use application 

shall meet the requirements of a preliminary land development plan under the Township 

Subdivision and Land Development Ordinance. 

    

SECTION 708  DECOMMISSIONING AND CLOSURE OF DATA CENTERS, DATA 

CENTER ACCESSORY STRUCTURES, DATA CENTER POWER SUBSTATIONS & DATA 

CENTER CAMPUSES 

The following are specific Decommissioning and Closure requirements for Data Centers and 

their associated structures.   

A. Decommissioning Plan Required – At the time of application, the operator shall submit a 

Decommissioning Plan prepared by a qualified professional.  The plan shall outline the 

procedures for safe shutdown, removal of equipment, disposal or recycling of materials, and site 

restoration. 

B. Financial Assurance – As part of the Decommissioning Plan, applicants must post a bond, 

escrow, letter of credit, or other financial security acceptable to the Board of Supervisors to cover 

the full cost of decommissioning and site restoration at the time of application.  The minimum 

bond amount shall be Twenty-Five Million Dollars ($25,000,000). The Township, upon review 

of the Decommissioning Plan, shall require a higher bond amount to be paid at the time of 

application if deemed necessary to fully cover the potential decommissioning cost. The financial 

assurance shall be reviewed and adjusted bi-annually to reflect inflation and updated cost 

estimates. 

 

C. Timeframe for Decommissioning – Decommissioning must begin within one year of 

cessation of Data Center operations, or upon notice of abandonment by the operator, whichever 

occurs first.  Decommissioning shall be completed within 18 months thereafter unless extended 

by the Dallas Township Supervisors in writing for good cause.  

D. Standards for Decommissioning  

 1.    All above-ground structures, equipment, and accessory facilities shall be             

        removed. 

 2.    Hazardous materials, including batteries, fuel, or refrigerants, shall be disposed 

        of in compliance with the state and federal law.  

 3.    Disturbed soil shall be stabilized and re-vegetated. 

 4.    Any utility connections shall be safely disconnected and capped. 
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 5.    The site shall be restored to a condition compatible with surrounding land uses  

        or consistent with the most restrictive adjacent zoning district. 

SECTION 709   Conditional Use Review 

A. An application fee of Ten Thousand Dollars ($10,000.00) shall accompany each conditional 

use submission. 

B. The application must include: 

 1. Full and complete Conditional Use application 

 2. Documentation of required studies (noise, water, environmental, ratepayer, etc.) 

 3. Plans for electricity and water infrastructure 

 4. Mitigation/Contingency Plan 

 5. Emergency Response Plan 

 6. Decommissioning Plan 

7. The Applicant shall provide required studies and establish an escrow account sufficient 

to cover independent third-party review, monitoring, and enforcement costs, as 

determined by the Township. Escrow account amount will be no less than One Hundred 

and Fifty-Thousand Dollars ($150,000) per year for each year of expected project life. 

 

C. Reviewing authorities (e.g., Board of Supervisors and Planning Commission) may impose 

additional conditions, request supplemental studies, in addition to the required public hearings. 

Section 710.  Compliance and Enforcement 

In addition to the enforcement remedies set forth in Article 13 of this Zoning Ordinance and 

specifically Section 1304.4, should the monitoring indicate operations in violation of approved 

terms (e.g., noise or environmental thresholds), the facility must promptly implement 

remediation measures. Failure to comply shall result in permit revocation or operational 

suspension. 

SECTION VI. SEVERABILITY 

If any section, subsection, sentence, clause, phrase, or portion of this Ordinance is for any reason 

held invalid or unconstitutional by any court of competent jurisdiction, such portion shall be 

deemed a separate, distinct, and independent provision, and such holding shall not affect the 

validity of the remaining portions hereof. 

ENACTED AND EFFECTIVE this ______ day of ________________, 2026, by the Board of 

Supervisors of Dallas Township, in lawful session duly assembled. 
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ATTEST: DALLAS TOWNSHIP BOARD OF 

SUPERVISORS: 

 

__________________________  ________________________________ 

Secretary  Elizabeth A. Martin, Chairman 

 

  ________________________________ 

  Robert J. Wagner, Vice Chairman 

 

  ________________________________ 

  William J. Grant, Supervisor 


