TOBYHANNA TOWNSHIP
MONROE COUNTY
COMMONWEALTH OF PENNSYLVANIA

ORDINANCE NO.

AN ORDINANCE AMENDING PART I, CHAPTER 155, OF THE CODE OF THE
TOWNSHIP OF TOBYHANNA, MONROE COUNTY, PA TO CREATE A DATA CENTER
OVERLAY DISTRICT; TO DEFINE DATA CENT USE AND TO ADD

£

WHEREAS, the Legislature of the Comm /nye "’ h of Penn ylvanla enacted the Municipal
Planning Code as Amended, authorizing mum 1 1t1es to enact%eh regulations as may be

necessary for the health, safety, morals and ger; welfare of the mun ;ahty, and

WHEREAS, the Legislature of the ,/// on e th of Penn%ﬁ/?/ama enacted the
Pennsylvania Municipalities Code, 5 %/ .S. § 10101 et ; ended whmhp ﬁ;suant to 53 P.S.
§ 10601 (Entitled “General Powers: W/ 53 PS. §/1.9 (Entitled “Enactment of Zoning
Ordinance Amendments™) and P.S. § ‘ititled “Grant /f Power ") authorlzes the Tobyhanna

/ /
Township Board of Supervisors to enac /////ﬁ omn _, a
i

development ordinanceszii

@ %
WHEREAS, ain lo’t/é/and tracts’o

Wit 6
underutilized and ha :'tentlal f evelopme{{?{IE

Yo,

prope%y@lthm Tobyhanna Township are
at would benefit the community; and

=
B @%@ ﬁ{’r}sors des1,r§to amend the Tobyhanna Township Zoning

/;9««/
hior C / verla st ct; @deﬁne Data Center Use as a new use class

Ordman / //////// /,/;// ta Cenler | bic;
and to %ata Center/é/%” as a ,,}/mltted use t/ e Data Center Overlay District; and

W
QW L E
HE} EAS Tobyhar%la Town@,np recognizes that data centers provide a unique

opportunity to%&lhtate €CONoH /// growt m the municipality and would be compatible within

certain areas of T%}lanna To ip; and

WIIEREAS, 1t/15/t ;tIOIl of the Board of Supervisors, except as modified herein, to
keep intact all other prov é‘s// f Ordinance No. 557.

NOW, THEREFORE, under the authority and procedures of the Pennsylvania
Municipalities Planning Code, as amended, the Board of Supervisors of Tobyhanna Township
hereby ordains and annexes the following amendment to Chapter 155 of the Code of Ordinances
of Tobyhanna Township, Zoning, as follows:



Article I, Section 155-3 of the Tobyhanna Township Zoning Ordinance, Statement of
Objectives; Reference to Comprehensive Plan, is hereby amended to read as follows:

§155-3 Statement of Objectives; Reference to Comprehensive Plan.

For a statement of community development objectives, reference is made to the
Comprehensive Plan for Tobyhanna Township.

In addition to the foregoing, the Community Development Objective for the Data Center
Overlay District is to provide a set of standards for developmen % /f a Data Center project. The
Data Center Overlay (“DCO”) District encourages the deve, /I pment of Data Centers and utility
facilities designed to provide needed electricity and ot%1 /L{;S needed to conduct Data Center

Article II, Section 155-5.B. of the Tobyh’-{e//a/%’fownshlp %}lg Ordinance is hereby

amended to add the following definitions: / VW//@
b

Data Center — means a structure, or group tructureS/// with the p
IR %///ﬁ- D
accommodation, interconnection and operatlon -atlon technol@;;y and network
telecommunications equlpment (e.g r/% b as teleco lon and storage syst/ems) providing
data storage, processing and transpo /s /7/17 s together W wh all the facilities and infrastructures
for power distribution and env1ronmentﬁeontr@ ?}" the nece: 55

Ny levels of resilience and security
required to provide the desmed service a a1 /’ dmg, Wltﬁ t limitation, providing on site
or off-site electricity s

7/ ////,4%
ﬁ acilitt /to serv /a
conditioning and co /p%g’%fayvé/{/{///ﬁres su /’@ /{; i urdz

,1cabl%ﬁuctures and equipment; air
/// Joc / dat /t back up power supplies; loading
docks and parking. a é/ﬁ/"ldmg, strue {ure or f i ora dedlcat/é{%pace within a building, structure
or facﬂlty, Of a group or/pampus 9 - uch bu11d1 « gsa structures, or facilities used primarily for, or

inten im / ﬁZh ng, ope} tion and/or co-location of computer and/or
2 / %

% ////Nd,////’?}/ /n//////%tg %Wﬁ?; /glmg/é;torage and backing up of the data or other

mf rma.u ri///.@r -he ope: /;‘}//tlon ofa uén}ss or organizational entity, such as, by way of

ﬂlustraﬁ%ffi/a nd not by mean% flim¥ t%fl n, telecommunications systems, storage systems, internet
systems an /é‘r artificial 1ntelljég/ence te o0 unications and storage systems and digital currency
he ter “Da;ga Center”%/fnay also include data center equipment, and/or data
center accesso /?%“es When loc/ted on a same tract or assemblage of adjacent parcels developed
K %//
as a unified developgge nt o alp
/ ,
Ng
Article V, Sectlon ’-5; Enumeration of Districts is amended to add the following

district:

DCO  Data Center Overlay District

Part IL. Chapter 155, Zoning, Article IXA . Data Center Overlay District is added with the
following::

§155-17.1 Data Center Overlay (“DCO”) District



A. Intended Purpose. The Data Center Overlay (“DCO”) District is intended to
provide areas for Data Center development within the area designated as being overlayed
with the DCO District, as shown on Attachment “A” and the Zoning Map.

B. Overlay Concept. The Data Center Overlay (“DCO?) District shall be an overlay
to the existing underlying district, and as such, the provisions for the DCO District shall
substitute certain underlying provisions as described in this section, when the
owner/applicant elects the Data Center Overlay option.

C. Conflicts. Where there is any conflict or inconsistency between Sections of the
b

Zoning Ordinance and this Section 155-17.1, the proyi§ioss of this Section

155-17.1 shall govern and control when the Data (%/:/’g}“{/()verlay option is elected.

-

D. Sections of the Zoning Ordinance notapplicable ] lie following Sections of the
Zoning Ordinance shall not apply to the D%g/%fenter OVZE'I%/X}Z?‘ CO™) District:
L %
1. §155-89 . .
3 ©

¢

E. Permitted Uses. Permitted uses in t/l%%verl?///s@ﬁ"aﬂ be as fOll{’é/{%%fu

I L Vs
1. Data Center %//?/////// %///

.
o9 .,

F. Accessory uses. Accessory) ses/fa,f;;}%/@/guildings @;}/ﬁ%fgmaﬁly incidental to any

e 11Se are peﬁr{’%? ithe DCOB)istrict and include, without

principal Data Cen // g}t///ed withi] b
limitati / = o / B, ©

on:
1. AcCessary uses andsstructures incliuding but not limited to:
U 7 Y

.

a)Fléetricity Substations
/u

()% .
/W%%r%@s%///

S ife Power Generation excluding wind turbines
“ © R sy ’
o, @T o | Storagey,

cuse Systems

() Water/g/-/

/
2. Ident’rif_{i;ﬁ;/"‘ n /ﬁ%ctional and informational signs within the DCO District

o o

where a Datz 1 enter is located shall be approved as part of any land development

S
application anhall meet the requirements of Chapter 155 Article XI Signs.

3. Other customary accessory uses, buildings and improvements, provided that
such uses are clearly incidental to the principal use.

4. Utility accessory uses shall meet the following requirements:

(a) The proposed installation is necessary for the operation of the Data
Center project and will not adversely impact public utility electric service




G.

depict

Center and supported by evidence of parking

operat
of the

H.

limitations for the Data Center Overl

unloading spaces shall be provided and permitted ,Eu;/
review and approval of the Board of Superviso

to the neighborhood, or locality in which the Data Center project is
located.

(b) Adequate screening and sound barriers will be provided to achieve the
noise levels set forth in this section.

{(c) Adequate off-street parking will be provided to meet the needs of the
use.

(d) All of the area, yard and coverage requirements of this section will be

met ,
Off-street parking, loading and unloading spaces. /)11 street parking, loading and
i aﬂ;/éto a parking plan subject to
s /% time or %1/1/}
s{ac/?é as reason

/ﬁ;'/g}/ecessary to serve the Data
ds of other similata centers in

ion elsewhere, which parking requ1reme/%/' ’%&j@ace per employee
% ,/////

f/%%wll not exceed one (14
Data Center. L % 0
The height<lg: stze, yard setback and other
District 18

/.'//// i 8
%g/;}/t/%/ gorth below and is substituted for

\\\\

Height, Lot and Yard Regul?’

the height, lot size, yard setbacks and lititatio /s%ﬁ%t e under"lggﬁ%g district:
Mll,;}/}/% Résj;/:{;gl/’/;ntlal EWV ”l\z,[v%% Min | Max Lot Max
F r@%/tf% Adjay}/gent Act P9 Bldg. Lot | Coverage | Impervious
i . Pro /://fty Stru@ls//{fl’?ves Height Size Coverage
7 %/f&e{ %l?/////@/ Setb%/)j%
& / s /‘..-'.,,, //{, // : //// 7
Data Centg} " 200 300 100° 50 45% 55%
Overlay DIS///G; %/o/ﬁ% % acres
D © @
The ma@um building"fl;ééia ht limit above shall not apply to rooftop equipment,
1. Special Reglfbe%é}f//@ns Applicable to Data Center Overlay District.
1. Data Cenite 'a’{l/ be:

(a) Alotor tract comprised of at least fifty (50) acres; and

(b) The lot or tract must be located in close proximity to a high
voltage power transmission line or facility with the capacity to transmit
230kv or greater; and

(c) The lot or tract shall have direct access to an arterial or collector street.




2. Water.
(a) Data Center shall:

i. Be served by a publicly or privately owned sanitary sewage
collection system or privately-owned on-site sewerage collection
and disposal system. Will Serve Letter for publicly owned sewer
systems shall be provided upon the submission of land
development; and

U

ii. Be served by a publicly or pri /j% owned water distribution
system. / "
_

iii. If the Data Center % ;//c//)t‘ erved b@)ublicly owned water
. N . : i 7 oy N
dlstr}butlon system %Developer oﬁ@ﬁ}}ta Center Project shall
obtain a water wit

——

1drawal permit issueddbithe Commonwealth of
Pennsylvania De ent of Environmen%/{éézf/mection for any
water wells serving 'i}/}é/%?ata C /ﬂﬁgr and provide proof of review

and approval from theé@%a ' '{ef%’ﬁlver Basin Cotiaission water
y 7 % %

r//////}/’s///}f logégggeg%éer day or more over a 30-day

i .. g
average/fr f:bmatlon of sources within the
7

rom?a” 1y, £
Ui, 7 K

Delawarc Rive Basin., In addition: the Developer shall submit a
i, K %
hydrogeo]o:/’{ 9 stu‘/;/ ualiﬁé//@/

1 o Slversez § affect the health and

A %ff;udrologist demonstrating that
/% SEpoA, 75
/ %’/’/y/‘{/jﬁzﬁer? l%w?// oty Comere e o
weltdre of neighBoring propctticszData Centers are strongly
Sir: ged to dg%.l{:}i/f%// it

o %

o, SO #'technologies for water conservation,
//////%//m% /UTiliZin@SedJOOp or recirculation systems to reduce
/,///t///h/ @ma,n,ﬂy% ate @age.

.

.

4
,//%p/ply I %t////} applican///%%poses to connect the Data Center to the electric
_, grid, the aﬁ%ﬁi}ant s’t@l/ rovide the documentation from the applicable electric
/%//%/SCTVICG provids ;}{p/;/@ertlfy ‘1@522}1& the necessary capacity is available, and that electric
///%s@é ice providef/ I1 servéthie Data Center.

o

4. Nojze

(a) Ground/fcvel/mechanical equipment that are located exterior of a building shall
.4 : ; ; ; - A

be screened by an acoustical barrier on any side facing an existing residential use
within a separate residential zoning district. For purposes of this section, an
acoustical barrier is defined as an exterior solid or louvered wall containing sound-
proofing materials designed to absorb noise and protect abutting residential

properties from noise pollution.

e

(b) A noise study shall be performed and included in the land development
application. The noise study shall be performed by a professional acoustic
expert. Noise from a Data Center project shall not exceed 60 dBa as measured




from any exterior property line; provided, however, it shall be permissible for the
noise level to exceed 60 dBa by up to an additional 10 dBa if the noise study
shows existing noise levels at the applicable exterior property line (for example,
caused by highway noise) when taken together with anticipated noise levels from
a Data Center project would exceed 60 dBa. As a condition of land development
approval, a Post Construction Noise Study shall be conducted at 18 months
following the completion of construction and operational start of the Data
Center.

5. Studies Required. The Developer of a progased Data Center project shall
participate in a pre-submission conference wi ///?%”}

/?=é Board of Supervisors or staff
designees to determine which of the folloy'.:;g npact statements and/or studies are
/_//

///'.,

i Y = St

deemed necessary as a condition of elmﬁn “4ind development submission.
ee ary ion of pr i Ty pment subm

k|

)

(a) List of Impact Statements/ST}f/ “lmpact Statetignts/Studies may include but
mp ; 7 E
are not limited to: é//// %
Q L
: “ <
1. Traffic Impact; % %}//
ii. Hydr(%ogic; ////%/// //%////
i, Wetlarigs:. e

iv, Envirom@/}/}/ltﬁ’%////////////

V. Stonnwate;//gg Mana

entent (See 153416.1.
7 J/% ///////} //
w1 2] 391 /
/ﬁ%%%?%?Protectl(%g///ﬂ o %%//// ////X%
1. -@% and secx@;}//;y, ///////y;
viil. Enfetbency Ser@/} _5/(to includé®but not firefighting response,

-
o emg{///,’ency medicr/,a//?i/%be limited to services and emergency

J////// 1x///é§/’t%/::M1c{/%//£//ﬁ S rf{//%%é Exploration;
By, I iy
/% //'/////4/5'()» Sewﬁ”g}@ and was %gﬁ@a‘[mem and disposal;
o 4

=

a 2Solid waste disposal;

_ L K ’

% xii%%hitec@and general aesthetics;

. XIii. 'dscaping/ and Buffering;

Xiv. S;/é/;ialﬂiconomlc;
G .

L /////4/4/?6 c_ontrol/Sound study;

//QX%//’EIai’stoncal;

7 .
X\/T//ﬁ;/// Archaeological;

xviii. Flood;
xix. Air quality;
xx. Control of radioactivity, electrical emissions and electrical
disturbances;
xxi. Airport/Airspace; and
xxii. Public transportation.



(b) The Board of Supervisors, upon review of any and all Tmpact
Statements/Studies, may require the recommendations and/or action steps be
implemented as described in the Impact Statements/Studies to ensure the
health, safety, and welfare of the Township residents and swrrounding
properties.

6. Design Standards and Impact Statement/Studies Criteria. Data Centers shall adhere to
the Township of Tobyhanna Design Standards as attached to Chapter 135 Subdivision
and Land Development and as amended from time to Wby the Board of Supervisors.
In the event of a hardship with the Design Standar%/,//// /%Board of Supervisors may
waive certain requirements as a part of final Iang//;//é/%//g;l/}%mem approval. Criteria for

Impact Statements/Studies will be set forth in a@//;/% tach L t to Chapter 135 Subdivision

and Land Development and as amend{f/’%'m to tim’%’j/%?%he Board of Supervisors.
.
/ //////

Article IV. REPEALER. .

.
xgx\\\\\\\\

o

All Ordinances or parts of Ordinances which %ince{s?’is//fent herewith areihereby
repealed, it being understood and 1n‘that all Ordi%%f Tobyhanna Tou{//%shlp, such as
are not otherwise specifically in co g o ﬁf’? his Ordinance, shall remain in full

’A;/,or//i,/;}@o sistent with 1t

L 7 e
force and effect, the same being reaffin/’l{/%@fd hf’% %
@ @ 3
C e ©
- U &, v
. Iy @ .
Article V. SEVERABILIEY. L .
If any provision, séf‘ﬁence, cl fi;e, section,%é”‘nn, phrase or part of this Ordinance is for any
reason foundﬁ?”/' uncons/{//i/{/a/ﬁ//fﬁbz ’%;//ﬁ%@r IHV%}Z such unconstitutionality, illegality or
o RS o ARG sy of Wi provi -
y shall'notatieet or impiir any of the rémaining provisions, sentences, clauses, sections
rp sé//%f this Ordmanc@//%}[zt is hergby, declared’asithe intent of the Board of Supervisors of
Tobyhanng Fownship, that'this,Ordirtagiee would have been adopted had such unconstitutional,
e s ‘//_//%//::'17 ///// {////////’7{// 1 1
illegal or in @E}d sentence, clagfs/”‘e sectlon/;n part thereof not been included therein.
K 7 W

b
/

Article VI. EEEECTIVE DATE.

This Ordinance sh (jlyz{/ll///%fective five days after enactment.

ENACTED AND ORDAINED this day of 2025.

Tobyhanna Township Board of Supervisors

John Kerrick, Chair



Joseph Colyer, Vice Chair
Rachel Schickling, Treasurer

Edward Tutrone, Member
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