
TOWNSHIP OF WEST DEER 
ALLEGHENY COUNTY, PENNSYLVANIA

West Deer Township Data Center, AI, and Cryptocurrency Mining 
Ordinance ORDINANCE NO. ____

AN  ORDINANCE  OF  THE  TOWNSHIP  OF  West Deer Township,  Allegheny COUNTY,  
COMMONWEALTH  OF  PENNSYLVANIA,  AMENDING THE  TOWNSHIP  ZONING  
ORDINANCE  TO  REGULATE  DATA CENTERS TO PROTECT THE HEALTH, SAFETY, 
AND WELFARE OF RESIDENTS AND TO PRESERVE THE TOWNSHIP’S RURAL AND 
AGRICULTURAL CHARACTER.

WHEREAS, Article I, Section 27 of the Pennsylvania Constitution guarantees the people’s right to clean 
air, pure water, and the preservation of the natural, scenic, historic, and aesthetic values of the 
environment;

WHEREAS, the Township of West Deer seeks to protect its rural, agricultural, and residential character 
and its clean water, air, and natural resources;

WHEREAS, the Pennsylvania Municipalities Planning Code (MPC) authorizes municipalities to regulate 
land uses for the health, safety, and general welfare of their citizens;

WHEREAS, data centers and cryptocurrency mines may place significant burdens on local water, 
energy, air quality, roads, and natural areas, and must be carefully regulated;

WHEREAS, the Township of West Deer recognizes that excessive artificial heat, concentrated exhaust, 
other thermal nuisances, and noise can pose risks to public health and safety, exacerbate heat stress, 
damage vegetation and property, contribute to the urban heat island effect, and cause other 
adverse health impacts thereby diminishing the quality of life for Township residents.

NOW, THEREFORE, the Board of Supervisors of the Township of West Deer does hereby ordain as 
follows:

SECTION 1. SHORT TITLE

This Ordinance shall be known as the “West Deer Data Center, AI, and Cryptocurrency Ordinance”.

SECTION 2. DEFINITIONS

●   CARGO CONTAINER: A standardized, reusable storage and transport unit designed 
without an axle or wheel which was originally, specifically, or formally designed for use in 
the packing, shipping, movement, or transportation of freight, articles, goods or 
commodities, and which was designed for or capable of being mounted or moved on a 
railroad car or similar transportation device for subsequent movement by truck trailer.
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● COMMUNITY NOISE EQUIVALENT LEVEL (CNEL):  The 24-hour A-weighted 
average sound level from midnight to midnight, obtained after the addition of 5 dB to 
sound levels occurring in the evening from 7 PM to 10 PM and after the addition of 10 
dB to sound levels occurring in the night between 10 PM and 8 AM.

● CLOSED LOOP COOLING SYSTEM: A cooling system that circulates a single contained
coolant or fluid that is not discharged to the environment as a normal part of operation 
(may include plate-and-frame heat exchangers, rear-door heat exchangers, immersion, 
or other sealed liquid cooling approaches). 

● CRYPTOCURRENCY MINING FACILITY: A facility or portion of a data center used to 
perform blockchain or proof-of-work-based processing for cryptocurrency. Any 
equipment requiring a high-density load service for a server farm or data center, will 
constitute a commercial cryptocurrency mining facility.
(For Gavin Robb, do the terms highlighted above need to be defined in this section?)

●   DATA CENTER: A facility used to house computer systems, associated components, 
and related infrastructure for the storage, management, processing, or distribution of 
data, typically including but not limited to power supplies, data communications 
connections, environmental controls (e.g., air conditioning, fire suppression), security 
devices, server farms, and cryptocurrency mining operations.

●   DATA CENTER ACCESSORY USE: Any structure, equipment, system, or facility that 
supports the operation of a Data Center, including but not limited to: utility lines, waste 
water treatment facilities, fire suppression, security systems, fuel cells, generators, 
power generation, substations, battery energy storage systems (BESS), water towers, 
cooling infrastructure, onsite renewable energy systems,  telecommunication, cloud 
communication, and mechanical or environmental controls when used in the support or 
enabling of a Data Center.

● DATA CENTER EQUIPMENT ("DCE"): Data Center Equipment or DCE includes Data Center 
Accessory Uses, which in an unmuffled state, generate noise in excess of the permitted 
maximum Noise Level at the point of generation. DCE shall be accessory to the Data Center 
and be located on the same tract or assemblage of adjacent parcels developed as a unified 
development for a Data Center.

● DATA CENTER OPERATIONS:  Includes Data Centers, Data Center Accessory Uses, 
and all of the activities necessary for their operations.

● NOISE: Unwanted sound characterized by repetitiveness, time of day, suddenness (impulse) 
or pitch (octave level) that either interferes with normal activities (such as sleeping, working at 
home, or conversation) or disrupts or diminishes one's quality of life. 

●   NOISE LEVEL:  The maximum sound pressure level measured in both A-weighted 
decibels (dBA) and C-weighted decibels (dBC) at the property line. The use of dBC 
accounts for low-frequency sound components, such as those generated by ventilation 
fans, cooling units, and similar equipment, which may add 10–20 decibels of additional 
perceptible noise beyond the A-weighted measurement.

● dBA: Defined in section  § 155-3  Definitions of our current ordinance.
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● dBC: The decibel level measured using the C-weighted frequency network, which 
gives nearly equal weight to low, mid, and high frequencies, and is used to assess 
low-frequency or vibration-type noise. 

● VIBRATION: Any oscillatory motion of solid matter, having a periodic character, such as is 
created by machinery, mechanical equipment, vehicles, or other processes or operations, that 
can be detected by the human sense of feeling or measured by recognized instruments.  

●  PROTECTED FACILITY: Any school, daycare center, senior care facility, medical facility, 
emergency services, place of worship, public park.

●   WASTE HEAT: Heat generated as a byproduct of data center operations.

SECTION 3. PURPOSE AND INTENT

It is the intent of this Ordinance to provide for the reasonable development of data centers and 
related high-intensity technology facilities within the Township. These uses are recognized as 
lawful and necessary components of the modern economy. Nothing herein shall be construed to
exclude such uses from the Township. The standards below are intended to ensure 
compatibility with surrounding land uses and compliance with West Deer Township’s 
Comprehensive Plan.

If not properly operated, Data Center Operations can disrupt power grids due to their high 
energy consumption. They can also create excessive "noise pollution" that impacts surrounding 
residents, businesses and wildlife, as well as electronic waste containing heavy metals and 
carcinogens that have the potential to damage human health and the environment if not handled
correctly. This Ordinance establishes locations where Data Centers may be sited in West Deer 
Township as well as conditions that must be met in order to protect the public health, safety, and
general welfare of the Township's residents; as well as to preserve environmental resources 
and the rural character of West Deer Township, while maintaining reasonable opportunities for 
siting within designated zoning districts.

SECTION 4. PERMITTED LOCATIONS AND DISTRICTS

●   Data centers shall be permitted only as a Conditional Use within the Rural Estate(R), 
Industrial (I), and Commercial (C2) Zoning Districts, subject to the standards in this 
Ordinance.

●   Data centers shall be prohibited in all zoning districts other than Rural Estate(R), Industrial (I)
and Commercial (C2).

●   No data center shall be located within 1,500 feet of a protected facility, measured from any
building of the Data Center Facility to the lot line of any property of the protected facility.

●   No data center shall be located within 650 feet of any stream, wetland, or floodplain as 
delineated on official West Deer Township maps, measured from any building of the Data
Center Facility to the property line of the protected facility.  (DEP Regulated?)
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●   In no case shall such facilities and related accessory uses be located closer than 650 
feet from any property line, regardless of zoning classification.

●   Data Centers, Data Center Accessory uses, Cryptocurrency mining operations, or other high-
intensity facilities with significant continuous noise-generating equipment (including but not 
limited to HVAC systems, industrial cooling fans, or server operations) shall be located a 
minimum of 100 feet from the lot line of any adjacent property.

○  Where noise contains tonal, low-frequency, or repetitive components that can 
propagate over long distances, the Township may require setbacks in excess of 100 
feet based on site conditions, topography, and measured impacts.

○   Greater setbacks shall apply if otherwise required by the buffer, environmental, or 
nuisance control provisions of this Ordinance. The Township may, as a condition of  
approval,  require  engineered  noise  mitigation  plans,  including  barriers, 
enclosures, baffling, or alternative cooling technologies (e.g., liquid immersion 
cooling), to ensure compliance with the noise standards established herein.

SECTION 5. CONDITIONAL USE APPROVAL

Data centers shall require Conditional Use approval by the Board of Supervisors, following 
review by the Planning Commission, in accordance with the Township Zoning Ordinance and 
the Pennsylvania Municipalities Planning Code (MPC).

The conditional use application must include a site plan showing the proposed location of each 
facility, property lines, setback lines, access roads and turnout locations, buildings and 
structures; and a written plan which discusses the proposed Data Center Operation and recites 
facts and conclusions which establish that all Data Center Operations, including all ancillary 
equipment for purposes such as cooling, will be designed, constructed, operated and 
maintained so as to comply with the regulations of West Deer Township.

Applicants shall further submit:

1. A Community Impact Statement as part of its Conditional Use application, addressing: 

●   Projected electrical demand and power source(s) compared to pre-existing demand;
●   Estimated water consumption;
●   All water sources, and methods of conveyance, from which water will be obtained;
●   Methods of treatment and disposal for impaired water used for the operation of the Data

Center.
●   Expected emissions and noise levels to be generated by the Data Center;
●   Backup power systems and testing schedules;
●   Construction and operational traffic impacts;
●   Potential effects on farmland, wells, streams, and wetlands;
●   Proposed mitigation measures for noise, visual impact, and 

pollution;
●   Emergency Response Plan, including coordination with local EMS, fire, and hazmat teams; 

and compliance with NFPA 855 if battery storage is proposed.
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2. Sound studies as defined in Section 7.3 Acoustical Study Requirement 

3. A ten-year plan showing any planned future growth or expansion of the Data Center or Data 
Center Accessory uses must be included in the conditional use submission.

4. An electronic waste recycling and management plan must be submitted at the time of application. 

The Board may impose reasonable conditions to protect public health, safety, and welfare, including 
but not limited to limits on noise, hours of operation, visual screening, traffic mitigation, and 
infrastructure upgrades.

Nothing contained herein shall eliminate the requirement that an Applicant obtain land development 
plan approval when required.

SECTION 6. DEVELOPMENT STANDARDS

All data centers shall comply with the following development standards:

1. Lot Requirements:  
A. Minimum Lot Size (MLS):

- Data Centers less than or equal to 280,000 ft2 foot print - MLS is Twenty (20) acres 
- Data Centers greater than 280,000 ft2 foot print - MLS is Thirty (30) acres

(B) Maximum Lot Coverage: Sixty-five percent (65%)

(C) At least 10% of the total lot area, excluding storm-water management facilities, must be 
designated green or open space.

2. Building Dimensions and Height:

Building dimensions and height shall follow the height requirements outlined in §Article 5 - Zoning
Districts Section 210-13   Dimensional requirements.

3. Building Placement and Orientation 

A.  All principal and accessory structures associated with a Data Center shall be arranged, 
designed, and constructed to be harmonious and compatible with the site and with the 
surrounding properties. In general, Data Centers that visually approximate commercial 
office buildings are encouraged. 

B. Buildings shall be sited and oriented to: 

1. Minimize visual impacts of the bulk of the building when examined on a line-of-sight basis
from adjacent public streets and Protected Facility areas.
 

2. Provide safe and convenient vehicular access to the site, including sufficient on-site 
queuing areas at security gates. 
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3. Accommodate adequate on-site parking in accordance with Section 15 – Parking later 
in this document

4. Minimize impacts to natural resources.

5. Incorporate appropriate stormwater management practices. 

C.  Data Center campuses containing more than one building are encouraged to provide a 
variety in building size, massing, siting, and appearance by transitioning from smaller or 
lower buildings along street frontages to larger and taller structures on the interior of the 
site. Consideration of topography shall be given to avoid placement of larger, taller, or more
massive buildings in a prominent location on the property or along a public street. 

4. Additional Requirements

A. All Data Center Operations shall occur in a building(s) which is (are) permanent. A chain or 
wire link fence having a height of at least 7 feet must surround the portion of land used for 
Data Center Operations. The fence must firmly have attached thereon a conspicuous, durable
sign ("the sign") which identifies the responsible person or entity controlling the Data Center 
Operation, the physical location and address of such person or entity, and a telephone 
number to permit contact with such person or entity. 

B. Data Center Operations shall not occur in any accessory building or temporary structure. 
Cargo Containers shall not be stored on the land employed for Data Center Operations. 

C. Prior to commencing Data Center Operations on a parcel of land, the person desiring to do so
must present a site plan showing the proposed location of each facility, property lines, setback
lines, access roads and turnout locations, buildings and structures; and a written plan which 
discusses the proposed Data Center Operation and recites facts and conclusions which 
establish that all Data Center Operations, including all ancillary equipment for purposes such 
as cooling, will be designed, constructed, operated and maintained so as to comply with the 
regulations of West Deer Township. 
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SECTION 7. PERFORMANCE STANDARDS

All approved data centers shall meet the following minimum standards below. 

All compliance verification testing referenced herein shall be performed by an independent 
qualified third party professional acoustic consultant chosen by the Township at the 
applicant’s / operator’s expense.

1. Noise:

0.

A. Noise from operations, including cooling units and backup generators, shall not exceed 
the Dba measurements in West Deer current ordinance section § 155-5 Sound level 
limitations. 

B. For property lines adjoining any Protected Facility, noise levels shall not exceed 40BA 
and 60 dBC at the property line adjoining any Protected Facility between 10:00 p.m. and
8:00 a.m., and shall not exceed 45 dBA and 65 dBC at other times. 
A/I  Dave Harrison will check that the dBC threshold levels make sense.

C. At no time shall dBC readings exceed dBA by more than 10 decibels of sound. 

These thresholds are 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),  and  are  intended  to  protect  against both high-frequency and low-frequency 
tonal noise.

C. Testing of any backup diesel or gas-powered generators must only occur between 
8:00 a.m. and 6:00 p.m.

D. Community Noise Equivalent Level

1.    The Community Noise Equivalent Level (CNEL) at the boundary of the property 
containing a Protected Facility shall not exceed 60 dBA. 

2.   The CNEL at the boundary of any developed property not containing a Protected 
Facility shall not exceed 70 dBA. 

3.   Sound that is produced for not more than a cumulative period of one (1) minute in 
any hour may exceed the standards C.1 and C.2 in this section by up to ten (10) dBA.

4. The maximum sound levels listed above do not apply to emergency alerts, 
emergency work to provide electricity, water, or other public utilities when public 
health or safety is involved, snow removal, or road repair. 

E. A noise reduction barrier or device may be required at the discretion of the zoning 
officer when noise level tests do not conform to acceptable levels.
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F. The limitations of this section shall not apply to any Protected Facility that is 
established adjacent to the Data Center after the date of issuance of a certificate of 
completion or occupancy for the applicant’s operation. 

2.  Compliance Verification:

A.  The applicant shall submit a professional Acoustical Study 
prior to approval, showing predicted daytime and nighttime sound levels, including 
frequency spectra and both A-weighted and C-weighted decibels, indoors and outdoors at 
multiple distances.

B. An interim sound study shall be conducted during the building permit approval process 
based upon the proposed user or users of the Data Center and Data Center Accessory 
Uses depicted on the building plans. Any sound reducing materials or systems 
recommended by interim sound study shall be incorporated into the construction plans for
the use.

C.  Within 30 days of the commencement of the Data Centers, the owner/operator or its duly 
licensed professional engineer shall provide to the Township an affidavit that includes the 
following information addressing noise produced from the Data Centers.

1.  The name, business address, telephone number and qualifications of the person who 
measured the decibel levels together with the date, time, duration, and weather 
conditions when such measurements were secured.

2.  The equipment used to measure the sound or noise volume together with 
documentation reflecting when such equipment was last calibrated for accuracy;

3.  The location of the sound or noise measurement depicted on a scaled site plan;

4.  Decibel levels measured at each test location; and

5.  A statement attesting to the accuracy of the information provided in the affidavit 
required by this section shall be supplied immediately following the affiant’s signature 
on the document.  

D.   Six months post-construction after issuance of the certificate of occupancy and prior to 
the final escrow release for any land development phase, the Township shall require an 
independent compliance testing by a qualified third party selected by Township at 
applicant’s expense. Such testing shall include nighttime/early morning acoustic 
measurements under stable atmospheric conditions, and when fully operational, when 
sound propagation is typically greatest, and shall span a minimum of one week.

E. If measurements demonstrate that operational noise exceeds the allowable thresholds, 
the owner/operator shall implement additional mitigation measures immediately, up to 
and including suspension of operations until compliance is achieved.

F. Annually, the Township shall require independent compliance testing by a qualified third 
party at owner/operator’s expense. Such testing shall include nighttime/early morning 
measurements under stable atmospheric conditions, when sound propagation is typically 
greatest and shall span a minimum of 1 week.
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3. Acoustical Study Requirement:

The applicant shall submit professional Acoustical Studies complying with these requirements:

A. Report expected daytime and nighttime sound levels, including generator noise and other 
equipment noise.

B. Evaluate and report anticipated decibel levels when all emergency power generation 
equipment is running, including backup generators.

C. Include both A-weighted (dBA) and C-weighted (dBC) measurements, with full frequency 
spectra to identify low-frequency and tonal components.

D. Provide sound level projections and modeling for multiple distances from the facility, with 
measurements taken both outdoors and indoors of nearby dwellings.

E. Conduct testing during nighttime and early morning hours, when cooler air and 
atmospheric conditions may increase sound propagation.

F. Testing shall be conducted over a minimum 1-week time-frame.

G. Recommend specific mitigation measures (e.g., barriers, enclosures, mufflers, alternative
cooling technologies) to ensure compliance with the noise standards of this Ordinance.

H. The Township shall require post-construction compliance testing, using the same 
methodology, to verify actual sound levels and the effectiveness of mitigation measures.

I. An acoustical study shall be provided during pre-construction plan review showing anticipated 
levels and post-construction six (6) months after issuance of certificate of occupancy showing 
noise levels at the time of operation along all property lines.

J. A preliminary acoustical study for the Data Center and associated DCE shall be 
conducted as part of the Conditional Use process. The preliminary acoustical study shall 
recommend the noise reducing materials or systems to meet the aforesaid noise limits.

4. Noise Mitigation:

A. All equipment that generates noise, including HVAC systems, generators, and cooling 
systems, shall be enclosed within sound-attenuating structures.

B. Noise barriers or berms shall be installed where necessary to achieve compliance with 
noise limits.

C. When noise producing equipment is abutting a residential district or use, such equipment
shall be placed so that the Data Center is between the affected lot and the equipment, 
and additional buffering may be specified by the Township, to be installed at the 
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applicant’s expense.

D. If the Data Center has more than one lot line that abuts a residential district or use, the 
sound producing equipment shall be placed on the side of the Data Center that does not 
abut the residential  or use or the side that has the greatest setback from the affected 
property line(s) with distance preference going to existing residential or agricultural uses,
and additional buffering may be specified by the Township.

5. Vibration:

A. No vibration from equipment, including fans and pumps, shall be perceptible beyond the 
property line.  

B. Post-construction, the applicant shall provide a vibration study prepared by a qualified 
independent professional, selected by the Township at the applicant’s / operator’s 
expense, that demonstrates that no vibration from the Data Center, Data Center 
Accessory Uses, or associated equipment will be perceptible to the human sense of 
feeling beyond the property line.

C. The vibration study shall be conducted when the facility is fully operational, and also when
backup generators and emergency power generation equipment are running.

D. Any vibration violations of this ordinance shall be subject to the Enforcement fines and 
penalties until the source of the vibration is mitigated, at the operator’s expense.

6. Air Emissions:

Backup generators and other equipment must comply with all applicable PA DEP and 
federal air quality regulations. Routine generator testing shall be limited to weekdays 
between 8:00 a.m. and 6:00 p.m.

7. Water and Sewer:

A. If the use will be served by a public water supply, the applicant shall submit documentation 
from the public authority certifying that the public authority will supply the water needed.

B. If the use is to rely upon nonpublic sources of water, the applicant shall provide a water 
feasibility study. The purpose of the study is to determine if there is an adequate supply of 
water for the proposed use and to estimate the impact of the use on existing wells, 
groundwater, and surface waters in the vicinity. No Data Center shall be approved unless the 
water feasibility study demonstrates that the anticipated water supply yield is adequate for the 
project and that the proposed water withdrawals and discharges will not endanger or adversely
affect the quantity or quality of groundwater supplies or surface waters in the vicinity. The water
feasibility study shall be performed by an independent professional selected by the township at
the applicant’s / operator’s expense.  The study shall include the following information at a 
minimum:

1. The projected water demands of the Data Center;
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2. The source(s) of water to be used;

3. Material Safety Data Sheets for any chemicals to be used to treat cooling / impaired 
water;

4. A description of how water will be used, including the amount or proportion of water to 
be used for each  purpose (e.g. cooling, humidity control, fire suppression, and domestic
usage);

5. The long-term safe yield of the water source;

6. A description of the amount or portion of water withdrawn that will be recycled or 
discharged and by what means;

7. A geologic map of the area with a radius of at least one mile from the site;

8. The location of all existing and proposed wells within 1,000 feet of the property 
boundary, with a notation of the capacity of all high-yield wells;

9. The location of all surface waters, including perennial and intermittent streams, rivers, 
lakes, reservoirs, ponds, wetlands, springs, natural seeps, and estuaries, within 1,000 
feet of the property boundary;

10.A determination of the effects of the proposed water supply system on the quantity and 
quality of water in nearby wells, surface waters, and the groundwater table;

11.A statement of the qualifications and the signature(s) of the person(s) preparing the 
study.

C. The applicant shall provide proof of review and approval from the municipal water authority(ies)
providing service to the site for projects proposing:

1. Water withdrawals of 100,000 gallons per day (gpd) or more over a 30-day average 
from any source or combination of sources within West Deer Township, or

2. Any consumptive water use of 20,000 gpd or more over a 30-day average from any 
water source.

D. The applicant shall demonstrate that adequate means of wastewater disposal, including 
domestic wastewater and wastewater used for cooling or industrial purposes, have been 
provided and approved by the Sewage Enforcement Officer, Deer Creek Drainage Basin 
Authority, and/or the Pennsylvania Department of Environmental Protection.

8. Mandatory Cooling System Requirements:

A. Closed-Loop Required. All new data centers and qualifying expansions must employ closed-
loop cooling for server racks and IT equipment. Use of open, evaporative cooling towers for 
facility heat rejection is prohibited unless an applicant demonstrates by clear and convincing 
evidence that closed-loop technology is infeasible for the specific project and the applicant 
obtains a conditional exemption under this Section and all applicable state permits.
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B. Conditional Exemption. An exemption may be granted by the Township upon a written request
made at the time of land development or permit application and must include:

1. Detailed engineering documentation prepared by a licensed professional engineer 
demonstrating that closed-loop technology is infeasible for the specific project.

2. Proposed alternative technologies such as geothermal, air-cooled, direct-to-chip liquid 
cooling, or waste-heat recovery systems so long as they meet water-use, noise, and 
environmental standards set forth herein.

3. The Township may impose reasonable conditions on any exemption.

C. Prohibition on private well dependency. Data centers may not be designed to draw primary 
cooling make-up water from private potable wells.

9. State Permits & Certifications (applicant responsibilities)

A. Applicants must submit evidence of compliance with all applicable Pennsylvania DEP and 
federal National Pollutant Discharge Elimination System (NDPES) requirements prior to 
issuance of any building or occupancy approvals. This includes:

1. Water withdrawal registration/permit where withdrawals exceed state thresholds (e.g., 
registration/notice for >100,000 gallons/day purchase or >10,000 gpd in some critical 
areas).

2. NPDES coverage or individual permit for any planned discharge (cooling tower blowdown, 
process wastewater, etc.)..

B. If the proposed system is truly closed loop and produces no discharge, the applicant must 
supply a sworn engineering statement and Operations and Maintenance manual explaining 
how the system will avoid routine discharge; the Township reserves the right to require third-
party validation.

10.   PowerSupply:

A.  Prior to the approval of the certificate of completion or occupancy, the applicant shall 
provide documentation from the applicable electric service provider certifying that the 
necessary capacity is available and that the electric service provider will serve the Data 
Center. Known impacts on electric rates or availability for other uses directly attributable to the
Data Center project shall be documented and available to the public.

B. Any energy generation system designed or used to supply power directly to a Data Center 
during normal operations, including solar, wind, fossil fuel, or nuclear energy generating 
systems, shall not be considered part of the Data Center use. Such systems shall be 
considered a separate use and shall be approved according to the zoning regulations 
applicable to such use.

C. The applicant shall provide written verification from the electric utility company serving the 
Data Center Operations that: 
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1. Adequate capacity is available on the applicable supply lines and substation to ensure that 
the capacity available to serve the other needs of the Township is consistent with the normal 
projected growth of the Township.  Known impacts on electric rates or availability for other 
uses directly attributable to the Data Center project shall be documented and available to the 
public;

2.  The electric service provider shall certify that it will serve the Data Center;

3. Utility supply equipment and related electrical infrastructure are sufficiently sized and can 
safely accommodate the proposed use; and 

4. The use will not cause electrical interference or fluctuations in line voltage on and off the 
operating premises.

D. Prior to approval of the certificate of completion or occupancy, the applicants shall provide 
West Deer Township with written verification that the electrical work has passed a third-party 
final inspection.

E. There should be an  Emergency Electrical Termination Switch installed outside of any 
containment structure which includes Data Centers.

F. If a state of electric power emergency or rolling electric power black-out period is declared by 
PJM Interconnection, LLC (PJM) or by Duquesne Light Company (DL) for all DL power 
customers, applicant/operator shall immediately cease drawing power from PJM/DL utility 
lines. Applicant may immediately switch to its back-up power source until such time as PJM/DL
declares that the electric power emergency or rolling black-out has ended. This section does 
not govern a localized power loss, in which no power customer has access to power.

11. Lighting 

A.  Horizontal Surfaces 
For the lighting of predominantly horizontal surfaces, such as, but not limited to, parking areas, 
roadways, vehicular and pedestrian passage areas, loading docks, building entrances, 
sidewalks, bicycle paths, and site entrances, luminaires shall be aimed down, and shall meet 
Illuminating Engineering Society of North America (IESNA) full cut-off/fully shielded criteria. 

B. Non-Horizontal Surfaces
 For the lighting of predominantly non-horizontal surfaces, such as, but not limited to, facades, 
landscaping, and signs, luminaires shall be shielded and shall be installed and aimed to not 
project their output into the windows of neighboring residences, adjacent uses, past the object 
being illuminated, skyward, or onto a public roadway. 

C. Adjacent Residential Uses 
The illumination projected onto a residential use shall at no time exceed 0.1 foot-candle, 
measured line-of-sight and from any point on the receiving residential property. 

D. Adjacent Non-Residential Uses 
The illumination projected from any property onto a non-residential use shall at no time exceed 
0.5 footcandle, measured line-of-sight from any point on the receiving property. 
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E. Glare 
Vegetation screens shall not be employed to serve as the primary means for controlling glare. 
Rather, glare control shall be achieved primarily using such means as cutoff luminaires, shields 
and baffles, and appropriate application of luminaire mounting height, wattage, aiming angle, 
and luminaire placement.

F. LED Lights 
LED light sources shall have a correlated color temperature that does not exceed 3000K. 

G. Luminaires  
Luminaires shall not be mounted more than 20 feet above the finished grade of the surface 
being illuminated. No pole-mounted lighting on the roof shall be permitted. 

H.Lighting After Hours 
Lighting for parking areas and vehicular traffic ways shall be automatically extinguished nightly 
within ½ hour of the close of the facility. On/off control shall be by an astronomic programmable 
controller with battery or capacitor power-outage reset. When after-hours site safety/security 
lighting is proposed, such lighting shall not exceed 25% of the number of fixtures required or 
permitted for illumination during regular business hours. Where there is reduced but continued 
onsite activity throughout the night that requires site-wide even illumination, the use of dimming 
circuitry to lower illumination levels by at least 50% after 11 PM or after regular business hours, 
or the use of motion sensor control, shall be permitted.

12. Waste Heat Management:

A. Applicants shall provide a Waste Heat Management Plan showing how excess heat will 
be recovered, reused, or mitigated.

B. Proposals using heat for district heating, greenhouse operations, or industrial reuse may 
be given preference by the Township.

13. Electronic Waste Management:

An electronic waste recycling and management plan must be submitted at the time of application.  
During Data Center Operations, annual verification must be provided that all electronic waste 
generated at the Data Centers is following the plan and being handled by a licensed electronic 
waste recycling firm. The owner/ operator must provide the name and contact information of the 
waste recycling firm.

14. Stormwater:

Facilities must comply with the Township’s Stormwater Management outlined in Part II - General 
Legislation - Chapter 182 - Stormwater Management

15. Visual Screening and Buffering:
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A/I  This should have a reverence to the new West Deer Twp Buffering and Screening 
section after it is approved and added to the ordinance.

16. Architecture & Aesthetics:

A. Data Centers must comply with the Development Standards set forth in section 
§ 210-66 Development standards for industrial development, regardless of the 
zoning district where the data center is located.

B. No facade shall have more than twenty percent (20%) of the area exposed with 
apparatus such as vents, fans, HVAC systems, etc.

C. Data Centers and Data Center Accessory uses shall not cause the dissemination of 
dust, smoke, glare, heat, exhaust, air, humidity, or vibration in such a manner that it 
is perceptible at or beyond the property lines. Noise shall not be in excess of the 
maximum levels established in Section 803.A of the Zoning Ordinance. (3) No 
facade shall have more than twenty percent (20%) of the area exposed with 
apparatus such as vents, fans, HVAC systems, etc.

D. Roof Top 

1. All rooftop-mounted equipment shall be screened by a parapet wall, 
equipment penthouse, or visually solid screen on all four sides that is 
constructed of materials complementary to those used in the exterior 
construction of the Data Center Building(s). This shall be accomplished by 
setting the penthouse or screened area back from the façade of the building 
such that the top of the penthouse or screen is below a 45-degree line drawn 
from the top of the parapet. Roof-top equipment to be screened includes, but 
is not limited to, the following: cooling, ventilation, and power supply 
machinery. 

2. Roof top equipment that is visible above the parapet wall shall be set back 
from the exterior or parapet wall a distance no less than the height of said 
equipment. 

3. Any portion of a building’s rooftop that is not covered with solar panels or 
other utilities shall be constructed with light colored roofing material with a 
solar reflective index of not less than 78. This shall be the minimum solar 
reflective rating of the roof material for the life of the building. 

4. All building roofs shall be solar-ready, which includes designing and 
constructing buildings in a matter that facilitates and optimizes the installation 
of a rooftop solar photovoltaic (PV) system at some point after the building 
has been constructed.

5. On buildings over 400,000 square feet, prior to the issuance of a certificate of 
occupancy, West Deer Township shall ensure rooftop solar panels are 
installed and operable in such a manner that they will supply as much power 
as is needed to operate the facility as is feasible.
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17. Parking: 

Data Centers are to be provided with at least one parking space per 8,000 square feet of floor 
area designed and intended to be accessible regularly by employees, or one parking space for
every one employee, based upon the maximum number of employees on site during the 
largest shift, whichever is lesser.

18. Emergency Management:

A.  The applicant shall submit an Emergency Response Plan (ERP) prepared by a qualified 
professional. The ERP shall be completed and approved by the township prior to the issuance 
of a certificate of occupancy:

1.  Be reviewed and accepted by the local fire departments and emergency management 
services as part of the conditional use process;

2.  Include detailed procedures for fire suppression, containment, ventilation, and 
evacuation procedures;

3.  Include an evaluation of the access roads and hydrant locations within the site to 
ensure suitable access for emergency equipment within the site;

4. All Data Centers and Data Center Accessory Uses shall be designed, constructed, operated, 
and maintained so as to be harmonious and appropriate in appearance with the existing or 
intended character of the Zoning District in which they are located.  All buildings must comply 
with the Development Standards outlined for the Zoning District in which the building is located. 

5.  Ensure that first responders receive adequate training specific to the installed system, 
at the applicant / owner’s expense.

6.  Include provisions for annual fire safety inspections demonstrating compliance with fire 
safety standards to be performed by a qualified professional on behalf of the Data 
Center.

7.  External signage with emergency contact information shall be provided at the entrance 
of the property.

8. Approved signs shall be provided at all exterior doors around the perimeter of the 
complex notifying of all hazards.

B. 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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C. No Data Center shall be approved unless the applicant demonstrates that procedures 
for fire suppression, containment, ventilation, and evacuation are sufficiently protective 
of public health, safety and welfare.

D. The Developer must cover the cost of “equipment and apparatus reasonably necessary for 
police, fire, and emergency services to provide their services in response to any emergency 
that may occur at the Data Center site”.

E.  An approved automatic smoke detection system, and an automatic sprinkler system which 
alerts emergency responders, shall be installed.

F. If natural gas is used as a power source, a gas detection system shall be provided to detect 
natural gas leaks in concentrations of not more that 25% of the lower flammable limit.  The 
system will close all supply valves, shut down all fuel cell power systems, initiate local audible 
and visual alarms, and notify emergency response automatically.

19. Thermal Nuisances: 

A. General Prohibition
No person, firm, or corporation shall cause, permit, or maintain any artificial or mechanical
source of heat, radiant energy, or exhaust that creates a condition of unreasonable 
thermal discomfort, hazard, or damage to persons, animals, vegetation, or property 
beyond the boundary of the premises.

B. Standards

1. Surface Temperature and Heat Emissions

a. Thermal discharge, venting, or exhaust from any equipment, machinery, or  
operation  shall  not  raise  the  ambient  temperature at an adjacent property  
line  by  more  than  3  degrees  Fahrenheit  above  naturally occurring conditions
when measured at a height of 4 feet above ground level.

b. Outdoor heating appliances, generators, or turbines must be equipped with 
appropriate shielding, insulation, or dispersion devices to minimize radiant heat 
impacts.

C. HVAC, Industrial, and Mechanical Systems

1. Exhaust from heating, ventilation, air conditioning, or industrial equipment shall  be  
directed  and  diffused  in  such  a  manner  as  to  prevent concentrated heat 
exposure to pedestrians, neighboring properties, or public rights-of-way.

2. Rooftop or wall-mounted heat exhaust systems shall be equipped with baffles, 
louvers, or dispersal devices to prevent heat plumes from causing discomfort or 
damage to adjacent buildings or vegetation.

D. Outdoor Burning and Heat Sources
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The use of outdoor furnaces, fire pits, or other combustion devices shall comply with Township 
fire safety ordinances and state regulations, and shall not emit excessive radiant heat or cause
surfaces on neighboring properties to exceed safe exposure levels.

E. Exceptions

1. Municipal fire, rescue, and public safety operations.

2. Temporary activities for cultural, ceremonial, or recreational purposes, provided they  
comply  with  Township  fire  safety  regulations  and  do  not  create  an unreasonable 
hazard.

3. Normal residential heating and cooking appliances used in a safe and lawful manner.

F. Enforcement (Note for Township Review, should this be in other sections where 
applicable?)

1. The Township Code Enforcement Officer may investigate complaints of thermal 
nuisance using temperature readings taken with a calibrated thermometer or infrared 
measuring device at the affected property line.

2. Violations shall be subject to the penalties set forth in Section 12 - Enforcement and 
Penalties of  this Ordinance.

SECTION 8. END OF OPERATIONS BOND / DECOMMISSIONING AND SITE 
RESTORATION

A. Decommissioning Plan: 

1. Prior to issuance of grading and building permits, the applicant shall submit a 
decommissioning plan for approval by the Township. The plan shall detail 
procedures and requirements for removal of all structures and restoration of soil and 
vegetation. 

2. The decommissioning plan shall include the following elements:

(a) The anticipated life of the data center facility; and

(b) The estimated decommissioning costs in current dollars, including contingency; 
and

(c) A timeline for decommissioning activities; and 
(d) The method of ensuring that funds will be available for decommissioning and 

restoration; and A schedule for updating the decommissioning cost estimate and 
financial security every three (3) years and/or prior to a transfer of ownership; and

(e) A detailed scope of work for decommissioning that includes removal of all 
structures, equipment, wiring, conduit, foundations to a depth of at least four (4) 
feet below grade; and
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(f) A plan for restoring the site to pre-development conditions or better, including 
stabilization and revegetation of the site. 

B. Determination of Abandonment: 

1. A data center facility shall be considered abandoned when it has not been in active 
operation for a period of twelve (12) consecutive months. 

2. The Township shall notify the owner in writing of the preliminary determination of 
abandonment and allow the owner thirty (30) days to respond. 

3. If the owner fails to respond or demonstrate that the facility has not been 
abandoned, the Township shall issue a final determination of abandonment. 

C. Decommissioning Process: 

1. Decommissioning shall commence within sixty (60) days of final determination of 
abandonment.

2. All decommissioning work shall be completed within one hundred eighty (180) days 
of commencement. 

D. Financial Security: 

1. Prior to the issuance of grading and building permits, the applicant shall provide 
financial security in the form of a performance bond, irrevocable letter of credit, or 
other security acceptable to the Township. 

2. The financial security shall be in an amount equal to one hundred twenty-five 
percent (125%) of the total estimated decommissioning and restoration costs.

3. The financial security shall remain in effect until decommissioning and restoration 
are completed to the satisfaction of the Township. 

4. The financial security shall be reviewed and updated prior to any sale of the 
property /transfer of ownership and/or every three (3) years (whichever shall occur 
first) to account for inflation and changes in estimated costs. 

5. If the owner fails to complete decommissioning within the specified period, the 
Township may draw upon the financial security to complete the decommissioning 
and restoration. 

6. The Applicant shall file the approved decommissioning plan with Allegheny County 
Recorder of Deeds. 

7. Forms of financial assurance: 

(a) An escrow account. 

(b) A certificate of deposit or an automatically renewable, irrevocable letter of 
credit from a financial institution chartered or authorized to do business in 
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Pennsylvania and regulated and examined by a Federal agency or the 
Commonwealth. 

(c) A bond executed between the grantee and a corporate surety licensed to do 
business in Pennsylvania. 

(d) A negotiable bond of the Federal Government, the Commonwealth or a 
municipality within Pennsylvania. 

F. Transfer of Ownership: 

A. The decommissioning requirements shall run with the land and be binding upon 
future owners, successors, and assigns. 

B. Prior to transfer of ownership, the new owner shall provide updated financial 
security to the satisfaction of the Township. 

SECTION 9. COMMUNITY BENEFITS AGREEMENT AND INFRASTRUCTURE 
IMPACT FEE

A.  As a condition of approval, the Board of Supervisors may require the applicant to 
enter into a Community Benefit Agreement (CBA) to ensure the project provides 
tangible community benefits. This CBA includes, but is not limited to:

1. Annual community impact payments;

2. Contributions to local emergency services;

3. Funding for environmental protection, groundwater monitoring, or farmland preservation;

4. Contributions for road improvements or traffic control measures.

B.  Infrastructure Impact Fee:  
(Note: We recommend Gavin Robb review this section for wording and legality)

1. The Board may impose a one-time or recurring Infrastructure Impact Fee to offset 
increased demand on Township roads, storm-water systems, and other infrastructure. 
The fee amount shall be based on reasonable estimates supported by expert reports or 
studies.   

2. All CBAs and Infrastructure Impact Fees shall be formalized in writing and included as 
conditions of the Conditional Use approval.

SECTION 10. EXISTING NONCONFORMING DATA CENTERS

A.  A lawful Data Center use existing on the effective date of this Ordinance which would 
not be allowed under the terms of these regulations may continue so long as it remains 
otherwise lawful, subject to the following conditions: 

Page 20 Last Update:  17-Feb-2026



1. Existing structures devoted to nonconforming Data Centers shall not be enlarged, 
extended, constructed, reconstructed, moved, or structurally altered except to 
change the complete use of the structure to a use that conforms with these 
regulations. 

2. Nonconforming Data Centers may be expanded or extended to unoccupied 
portions of the building or to other buildings only if the expanded or extended 
portion of the operation conforms with these regulations. 

3. Any nonconforming Data Center may be replaced by the same use only in 
compliance with these regulations. 

4. If a nonconforming Data Center is discontinued or abandoned for one hundred 
eighty (180) days or a nonconforming Data Center is replaced by a conforming 
use at any time, the structure shall thereafter be used in conformance with these 
regulations. 

5. Removal or destruction of a structure occupied by a nonconforming use shall 
eliminate the nonconforming status of the use. 

6. Any structure occupied by a nonconforming Data Center that is destroyed by any 
means such that the cost of reconstruction amounts to more than fifty percent 
(50%) of the total building replacement cost (exclusive of building foundation) shall
thereafter be used in conformance with these regulations.

SECTION 11. COMPLIANCE WITH TOWNSHIP CODE. 

Unless specifically set forth herein, compliance with all applicable performance standards, 
general standards, and requirements of the West Deer Township Code and Zoning 
Ordinance must occur. 

SECTION 12. ENFORCEMENT AND PENALTIES

Any violation of this Ordinance may be subject to:
(Note for review:  How / who determines and enforces this?)

1. A civil penalty of up to $5,000 per violation per day, plus applicable costs and attorney’s 
fees.

2. Injunctive relief to prevent or remedy violations, as authorized by law.

SECTION 13. SEVERABILITY

If any sentence, clause, section, or part of this Ordinance or of the Zoning Ordinance is for any 
reason found to be unconstitutional, illegal or invalid, such unconstitutionality, illegality or 
invalidity shall not affect or impair any of the remaining provisions, sentences, clauses, sections, 
or parts hereof. It is hereby declared as the intent of the West Deer Township Board of 
Supervisors that this Ordinance and the Zoning Ordinance would have been adopted had such 
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unconstitutional, illegal or invalid sentence, clause, section or part thereof not been included 
herein.

SECTION 14. REPEALER

All Ordinances or parts of Ordinances conflicting with any provision of this Ordinance are hereby
repealed insofar as the same affects this Ordinance.

SECTION 15. EFFECTIVE DATE

This Ordinance shall take effect five (5) days after enactment.

ORDAINED AND ENACTED by the Board of Supervisors of the Township of West Deer this ____ 
day of ___________, 2026.

ATTEST:

______________________
Township Secretary

______________________
Chairperson, Board of Supervisors
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