TOWNSHIP OF SILVER SPRING
CUMBERLAND COUNTY, PENNSYLVANIA
ORDINANCE NO. 01 of 2026

AN ORDINANCE OF THE TOWNSHIP OF SILVER SPRING, CUMBERLAND COUNTY,
PENNSYLVANIA AMENDING CHAPTER 415 [ZONING] OF THE CODE OF THE
TOWNSHIP OF SILVER SPRING, AS AMENDED, TO PROVIDE FOR DATA CENTERS
AND THEIR ACCESSORY USES AS A CONDITIONAL USE IN THE GENERAL
INDUSTRIAL (I-2) ZONING DISTRICT, TO ESTABLISH ADDITIONAL PROVISIONS
AND CRITERIA FOR CONDITIONAL USES IN THE I-2 ZONING DISTRICT,; AND TO
ESTABLISH SPECIFIC CRITERIA FOR DATA CENTERS AND THEIR ACCESSORY
USES.

PREAMBLE

WHEREAS, the Board of Supervisors of Silver Spring Township recognizes the growing
demand for data centers and the need to regulate their development int a manner that protects the
health, safety, and welfare of the community; and

WHEREAS, the purpose of this Ordinance is to establish standards for the siting and operation
of data centers and to provide additional requirements of heavy industrial uses within the General
Industrial (I-2) Zoning District, consistent with the goals and objectives of the Silver Spring
Township Comprehensive Plan, which encourages responsible economic development while
preserving community character afid environmental quality; and

WHEREAS, the I-2 General Industrial District is intended to accommodate a wide range of
industrial and technology-baseduses that require access to infrastructure and transportation
networks, while ensuring'eompatibility with surrounding land uses through appropriate buffering
and performance standards;and

WHEREAS , this Ordinance is adopted in furtherance of Article I, Section 27 of the
Pennsylvania Constitution, known as the Environmental Rights Amendment, which guarantees
the people’s right to.clean air, pure water, and the preservation of the natural, scenic, historic, and
aesthetic values of the environment; and

WHEREAS,;, the Board of Supervisors finds that the regulations herein are necessary to ensure
that industrial uses are developed in a manner that is consistent with the Township’s land use
policies and environmental stewardship responsibilities.

IT IS HEREBY ENACTED AND ORDAINED by the Board of Supervisors of the Township
of Silver Spring, Cumberland County, Pennsylvania, that the Code of the Township of Silver
Spring ("the Code”), Chapter 415 [Silver Spring Township Zoning Ordinance of 2022], as
amended, is hereby amended as follows:



SECTION 1:

Silver Spring Township Zoning Ordinance shall be amended as follows:

A. Section 415-111.C [SPECIFIC WORDS AND PHRASES] is hereby amended as follows:
The following definition to be inserted in proper alphabetical order:

A-weighted Sound Level (dBA)

Sound pressure level measured using A-weighting to approximate human l€aring
sensitivity.

C-weighted Sound Level (dBC)

Sound pressure level measured using C-weighting to capturedow-frequene¥ sound
energy.

Decisive Audibility

A metric for determining tonal audibility consistent with ISO/TS 20065:2022.

Data Center

A building or buildings which are occupied primarily by computers and/or
telecommunications and related equipment where digital information is processed,
transferred and/or stored, primarily to and from offsite locations. This use does not

include computers or telecommunications related equipment that is secondary and

customarily incidental to'an otherwise permitted use on the property, such as servers

associated with an office building. This use shall also include cryptocurrency mining
blockchain transaction processing. and server farms. A Data Center may include Data
Center Accessory Uses.

Data Center Accessory Use

Ancillary usesorstructures secondary and incidental to a Data Center use, including but
not limited.to: administrative, logistical, fiber optic, storage, and security buildings or

structures; sources of electrical power such as generators used to provide temporary

power when the main source of power is interrupted: electrical substations: utility lines:
domestic and non-contact cooling water and wastewater treatment facilities: water

holding facilities; pump stations: water towers: environmental controls (air conditioning

or cooling towers, fire suppression, and related equipment); security features, provided

such data center accessory uses/structures are located on the same tract or assemblage of
adjacent parcels developed as a unified development with a Data Center. The use shall
not include energy generation systems used or intended to be used to supply power to the
Data Center during normal operations.




One-Third Octave Band

A frequency band used in acoustic analysis where each band’s upper frequency limit is

the cube root of two times its lower frequency limit.

Sensitive Receptor

Residential uses, schools, preschools, daycare centers, in-home daycares, long term care
facilities, retirement and nursing homes, community centers, places of worship, parks
public trails, campgrounds, and dormitories.

Tonal Noise

Sound characterized by a discrete frequency component distinguishable aboveythe

surrounding broadband noise.

SECTION 2:

A. Section 415-215.B shall be amended to include Data Centers as a<conditional use in
alphabetical order:

Data Center § 415-454:§ 415-804

(@}

SECTION 3:

Section 415-215 [General Industrial Zone(I-2)] shall be amended to add the following
subsection E:

E. Additional Provisiofisifor Conditional Uses

All uses that include structures having a cumulative gross floor area esmulative-of 100,000
square feet or.more, or that.include 100,000 square feet or more of impervious surface, shall

comply with the following:

(1) Minimum Setback.

(a) Facilities with cumulative building area or impervious surface area of one hundred
thousand (100,000) square feet to less than two hundred fifty thousand (250,000) square
feet shall maintain a minimum setback of three hundred (300) feet.

(b) Facilities with cumulative building area or impervious surface area of two hundred fifty
thousand (250,000) square feet or greater shall maintain a minimum setback of five
hundred (500) feet.




(c) Measurement of Setback. The required setback shall be measured from the property
boundary line of the subject tract to the nearest point of any disturbance-producing site

feature.
(d) No disturbance-producing site feature shall be located within the required setback area,
except for Stormwater management facilities designed to function as passive systems and

utilities installed underground.
(e) For purposes of this Section, disturbance-producing site features shall include, but not be

limited to:

[1] Principal and accessory buildings or structures;

[2] Truck courts, loading and unloading areas, drive aisles, internal roadways. and
parking areas;

[3] Emergency and backup power generation equipment, including generatofs and
associated infrastructure;

[4] Cooling, ventilation, and mechanical equipment, whether ground-mounted or
roof-mounted;

[5] Electrical substations, transformers, and similar utility infrastructure; and

[6] Any other site feature or area that generates noise, vibration, light, air emissions,
traffic, or operational activity as a result of human-caused development, construction,
maintenance, or operations associated with the use, excluding naturally occurring

conditions or sources.

E61(f) Disturbance producingsSite features shall be located as distant from sensitive
receptors as possible and fe@sible subject to any constraints of the site.

(2) Landscape Buffer. A landscapebuffer is required between uses and any adjoining residential
zoning district, sensitive reeéptor, or public roadway. The landscape buffer shall comply with
the following requirements:

(a) The minimum buffer yard width shall be determined based on the cumulative building
area or impervious surface area of the use, as follows:

[L]-One hundred thousand (100,000) to less than two hundred fifty thousand (250,000)
square feet shall have a minimum buffer yard of one hundred fifty (150) feet.

(b) Two hundred fifty thousand (250,000) square feet or greater shall have a minimum buffer
yard of three hundred (300) feet.

(c) Buffer yard widths shall be measured from the applicable property boundary line.

(d) The buffer yard shall include a dense, planted landscape buffer located along the outer
edge of the buffer yard and consisting predominantly of native vegetation, designed to
provide year-round visual screening, noise attenuation, and mitigation of light and
operational impacts. At a minimum, the landscape buffer shall include the following plant

materials, per linear feet of buffer:
[1] Evergreen Trees:




One (1) large evergreen tree per twenty-five (25) linear feet of buffer.
Minimum height at planting: eight (8) feet.

[2] Canopy (Shade) Trees:
One (1) canopy tree per seventy-five (75) linear feet of buffer.
Minimum size at planting: two and one-half (2'%) inch caliper.

[3] Ornamental / Flowering Trees:

One (1) ornamental or flowering tree per fifty (50) linear feet of buffer.

Minimum size at planting: eight (8) feet in height (multi-stem) or tworand one-half (2%)
inch caliper (single stem).

[4] Shrubs:

Five (5) shrubs per twenty-five (25) linear feet of buffer,
Minimum height at planting: three (3) feet,

[5] With no less than fifty percent (50%) being evergreen species.

(e) Plant material shall:
[1] Be composed of native species resistant to'diesel exhaust and industrial conditions;

[2] Not include species identified as invasive orron’DCNR invasive species lists;

[3] Be arranged to form a continuous visual screen with a minimum height of twelve (12)
feet within three (3) years.of planting; and

[4] Be designed to providefour-season screening effectiveness.

[5] Existing vegetationdnay be credited toward buffer requirements only where the Board

of Supervisors déetermines that it meets the intent and performance objectives of this

subsection.

(f) In the event that existing vegetation is adequate to meet the intent of the required buffer
yard to.screen the use from adjoining residential zoning districts, sensitive receptors, and
public roadwaysythe Board of Supervisors, upon non-binding recommendation by the

Township Engineer and Planning Commission, may determine that existing topography

and/or vegetation constitutes all or part of the required buffer vard.

(g) Alternative Buffering Plans. In lieu of strict compliance with the landscape buffer design
standards set forth above, the Board of Supervisors may approve an alternative buffering
plan, upon non-binding recommendation of the Township Engineer and Planning

Commission, provided the applicant demonstrates through competent evidence that the

proposed alternative:

[1] Provides equivalent or superior mitigation of visual impacts, noise, light spillover,

and operational disturbance:




[2] Achieves year-round screening effectiveness;
[3] Utilizes native or adaptive vegetation and/or topographic features; and
[4] Is consistent with the intent of protecting nearby residential districts, Sensitive

Receptors, and public roadways.

[5] Alternative buffering plans may include, but are not limited to enhanced woodland
buffers, earthen berms combined with vegetation, preserved existing forest stands, or
hybrid buffer designs.

l(h) All plant material shall be maintained in a healthy condition. Any plantanaterial
that dies, is removed, or becomes diseased shall be replaced within onestl ) @rowing

season by the property owner with plant material of similar type and size.

(3) Screening and Fencing. To provide visual screening and reduce noise levels, ground-mounted
and roof- mounted equipment used for cooling, ventilating, or'otheérwise operating the
facility, including power generation or other power supply-equipment, that is located within
300 feet of a public roadway, residential zoning district(s), or the lot line of any sensitive
receptor must be fully enclosed, except where not mechanically feasible based on the
manufacturer’s specifications. If it is not mechanically feasible to fully enclose the
equipment, it must be fully screened from view using one or more of the following means:

(a) The landscape buffer required by subsection (2) above.

(b) By existing vegetation that will remain on the property.

(c) By the principal building or an aceessory building

(d) A berm averaging a minitmum of five (5) feet in height above the adjacent average ground
level with a maximum side slope of 4:1, provided that the berm shall be covered by a
well-maintained all.season natural ground cover and any required screening plantings
shall bedarranged on the outside and top of the berm.

(e) A.isually solid fence, screen wall or panel, parapet wall, or other visually solid screen
that shall be constructed of materials compatible with those used in the exterior
construction of the principal building.

(f) Fencing of the property is permitted, provided that fencing along public and private
roadways is not chain-link, with or without slatted inserts, and does not include barbed
wire or other similarly visibly intrusive deterrence device. An applicant shall not be
required to comply with this requirement if fencing is fully screened from view by one or
more of the means identified in subparagraph 1 above. Fencing shall include security
cameras sufficient to monitor any trespass.




H(g) Where a property boundary abuts a Sensitive Receptor or residential zoning
district, any fencing shall be located interior to the required landscape buffer yard such
that the buffer yard is situated between the fence and the property boundary, unless
otherwise approved as part of an alternative buffering plan.

3(h) Screening measures shall be coordinated with, and not in lieu of, required buffer
yards and landscape buffers under § 415-215.E.

(4) Professional Objectivity. Any professional preparing a required study shall ha
or employment affiliation with the applicant other than as an independent
professional for purposes of preparing such study.

no financial

(5) Noise and Vibration. The applicant shall demonstrate throughsound and
prepared by a qualified acoustical professional that the Conditi Jﬁ_ Usefand Accessory

Uses comply with the following standards. Neise-and-Vibration—The app
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(a) Maximum Sound Levels. During al operations, sound levels shall not exceed:

[1] 50 dBA during da e hours (7:00 a.m.—8:00 p.m. Monday-Friday), and

¢ hours and weekends:

(b) Low-Frequency Sound Control.

[1] Absolute Limit: Sound levels shall not exceed 55 dBC at any receiving residential
property line.




[2] Differential Limit: The difference between dBC and dBA shall not exceed 15 dB at
any time. Exceedance shall constitute excessive low-frequency noise.

(c) Tonal Noise.

[1] Identification: Sound studies shall include narrow-band and one-third octave band
analysis.

[2] ISO Method: Tonal audibility shall be determined per ISO/TS 20065:20

[3] Octave Method: Tonal noise exists if one-third octave levels exceeg@ad]a
by:

(1) 5 dB (<500 Hz); P 4

(2) 8 dB (500-5,000 Hz);

(3) 15 dB (>5.000 Hz).

[4] Determination: Tonal noise is present ifi€it od 1s satisfied.

[5] Penalty: Where tonal noise is present, a 6 d alty shall be added to measured dBA
levels for compliance purposes. ,

(d) Applicability. This section
and electrical noise sou,

ies to all continuous, intermittent, or cyclical mechanical
ing cooling equipment, compressors, fans, generators,

and transformers.

udible Evaluation. Sound studies shall evaluate low-frequency
here measurable using generally accepted methodology.

[1] Preliminary study prior to Building Permit;:

[2] Interim study during permit review:

[3] As-built study within six months of Certificate of Occupancy.

[4] Qualifications of Acoustical Expert.




[5] All required sound and vibration studies shall be prepared, signed, and sealed by a
qualified acoustical professional with demonstrated experience in environmental
noise measurement and modeling. Such professional shall have relevant education
and technical expertise in acoustics, and experience in applying ANSI, ISO, or
comparable standards. Submission of qualifications of such professional by the
applicant is required and the Township shall determine whether the proposed expert
meets the requirements of this section. The Township, through the Board or the

Zoning Officer, reserves the right to require independent peer review by.asgualified
acoustical professional selected by the Township of any sound study at the@pplicant’s

eXpense.

(2) Screening and Operations.

[1] All mechanical equipment shall be acoustically screenéd orenclosed.

[2] Generator testing limited to weekdays 8:00 a.m.-5:00 p.m.

[3] Standards shall not apply to sensitive receptors created dfter approval.

53(6) Water and Sewer.

(a) The use shall be served by public water supply and public sanitary sewer facilities where
such facilities are available or accessible to the subject property, or can be made available
through reasonable extension. No Conditional Use approval shall be granted unless the




Board of Supervisors finds, based upon competent evidence, that the public water and
sanitary sewer systems have sufficient capacity to serve the use without adversely
affecting existing or planned service to other users.

(b) Availability Determination. Public water or sanitary sewer shall be deemed available
where a main or facility is located:
[1] On the subject property; or
[2] Within 1,000 feet of the property boundary; or

[3] Where the applicant has the legal ability to extend such facilities to the property at the

applicant’s sole cost.

(c) Capacity Certification Required. As a condition of Conditional Use approval,the
applicant shall submit written certification from the applicablé publicwatet and sewer
authority stating that:

[1] Adequate existing or committed capacity is available:to serve the proposed use; or
[2] Adequate capacity will be available as a result of system improvements to be
constructed or funded by the applicant.

(d) The use of on-lot wells, springs, surface water withdrawals, on-lot sewage disposal
systems, community non-public systems, or any other non-public water or wastewater
facilities shall be prohibited for any Conditional Use subject to this subsection, except
where the applicant demonstrates to the satisfaction of the Board of Supervisors that
neither public water nor public sanitary sewer is reasonably available. For clarity, the
provisions of this Water and Sewer subsection allowing non-public water or wastewater

systems shall apply only where the Board of Supervisors has first determined, pursuant to

this subsection (d), that public water and public sanitary sewer are not reasonably
available.

(e) If'the usedsto rely'upon nonpublic sources of water and is projected to have a
consumptive water use of 20,000 gallons per day (gpd) or more over a 30-day average

from anywater source, the applicant shall provide a water feasibility study performed by

a qualified professional. 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.eroundwater, and surface waters in the vicinity. No Conditional Use shall be

approved unless the water feasibility study demonstrates that the anticipated water supply

vield 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 include the following
information at a minimum:

[1] The projected water demands of the Conditional Use;




[2] The source of water to be used;

[3] 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):

[4] The long-term safe yield of the water source;

[5] A description of the amount or portion of water withdrawn that will be r€cycled or
discharged and by what means;

[6] A geologic map of the arca with a radius of at least one mile from the site;

[7] 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;

[8] The location of all surface waters, including perennial and intermittent streams,
rivers, lakes, reservoirs, ponds, wetlands, springs, naturaleeps, and estuaries, within
1,000 feet of the property boundary;

[9] 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;

[10] A statement of the qualifications and the signature(s) of the person(s) preparing
the study.

BHOY11] An evaluatign of long-term sustainability of the proposed water source

during periods of reduced precipitation, including drought modeling and analysis of

cumulative withdsawal$®from nearby users.

(f) The applicant shall provide proof of review and approval from the Susquehanna River
Basin Commission for projects proposing:

[1] Water withdrawals of 100,000 gpd or more over a 30-day average from any source or
combination of sources within the Susquehanna River Basin; or

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

water source.

(g) 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 and/or the Pennsylvania
Department of Environmental Protection.




(h) Applicant-Funded Improvements. Any off-site or on-site improvements, extensions,

()

upgrades, or fees necessary to provide adequate water supply or wastewater capacity
shall be the sole responsibility of the applicant and shall be completed or financially
secured prior to the recording of any land development plan.

Drought Protection. If a Conditional Use approved under this section relies upon non-

)

public water sources, the use shall suspend withdrawal of groundwater or surface water
for cooling or industrial purposes during any period in which a drought watch, drought
warning, or drought emergency has been declared by the Pennsylvania Departmaent of
Environmental Protection (DEP) or the Susquehanna River Basin CommisSion (SRBC).
Withdrawal may resume only upon termination of such declaration.

Groundwater Monitoring, Reporting and Enforcement.

[1] Any Conditional Use approved under this section relying on\groundwater sources
shall implement a continuous groundwater monitoring programn. Monitoring shall

include measurement of well levels and aquifer conditionséat intervals sufficient to
detect drawdown impacts. Monitoring datd’shall bé&rec¢orded and submitted to the
Township on a quarterly basis.

[2] Reporting Requirements. The applicant shall®@énduct quarterly reporting of water
withdrawal and discharge. Reports shdll include total daily withdrawal volumes and

water quality parameters aficluding, but not limited to, turbidity, pH, biological
oxygen demand (BOD), oilland grease, and nitrate (NO3-N). Reports shall be
submitted to the Tewnship andiapplicable regulatory agencies within fourteen (14)
days following thé.end’of each reporting period.

[31 Aquifer Impact®khe applicant shall demonstrate through hydrogeologic analysis that

oroundwater Wathdrawals will not result in adverse impacts to nearby wells, surface
wat€rs, or aquifer conditions. No Conditional Use shall be approved where competent

evidenée demonstrates the potential for material drawdown adversely affecting
Sutrouniding properties.

[4] Well ITmpact Mitigation. The owner or operator shall be responsible for mitigating any

adverse impact to existing private, agricultural, or municipal wells within a five (5)
mile radius of the water withdrawal point that is attributable to the Conditional Use.

Mitigation shall include immediate provision of a temporary potable water supply and

the repair, deepening, or replacement of such wells at the sole expense of the operator.

[5] Enforcement. Failure to comply with any monitoring, reporting, mitigation, or

operational requirements relating to non-public water usage shall constitute a




violation of this Chapter and may result in enforcement action, including suspension
or revocation of Conditional Use approval.

(k) Water Reuse and Recharge. The applicant shall, where feasible, incorporate water reuse,
recycling, or aquifer recharge measures to minimize net consumptive use. Where aquifer
recharge is proposed, the applicant shall demonstrate that treated water meets applicable
standards sufficient to avoid degradation of groundwater quality.

M) Stormwater Reuse. Where practicable, the applicant shall incorporafe stormwater
capture and reuse systems, including rooftop collection, for non-potable uses/Such'as
cooling, irrigation, or other operational needs.

63(7) Power Supply.

(a) If the applicant proposes to connect the Conditional Use to the electric grid and the
projected electrical consumption exceeds 5 Megawatts per year, the applicant shall
provide documentation from the applicable electric service provider certifying that that
the necessary capacity is available and that eleetric service provider will serve the
Conditional Use. Known impacts on electri€ rates-or availability for other uses directly
attributable to the Conditional Use project shall be noted.

(b) Any energy generation system designed orused to supply power directly to a Conditional
Use during normal operationsgincluding solar, wind, fossil fuel, or nuclear energy
generating systems, shall not be considered part of the Conditional Use. Such systems
shall be considered a separate use and shall be approved according to the zoning
regulations applicablé to such use.

(c) Backup and emergency power generator equipment shall minimize air pollutant
emissions and shalL.meet or exceed applicable state and federal laws regulating
emissions. In the case that backup or emergency generators are used, EPA Tier 4
emissions standards, or equivalent, must be achieved notwithstanding exemptions under
statélor federal laws. Natural gas generators or other non-diesel generators shall be used
when p@ssible in order to limit pollutants caused by diesel emissions.

(d) Air@irality Restrictions. Backup or emergency generators shall not be operated, except
during a bona fide emergency, when the Air Quality Index (AQI) exceeds 70 (within or
above the “Moderate” category) as reported by the nearest official monitoring station.
Routine testing shall comply with this limitation.

(e) Backup generator equipment shall be located on the portion of the site most distant from
any Sensitive Receptor and, where feasible. oriented toward the most intensive adjoining
zoning district.




(f) Renewable Energy Incentive-Based Modifications.

[1] Purpose. To encourage the incorporation of renewable energy and reduction of
emissions associated with high-energy uses, the Board of Supervisors may consider
limited modifications to certain site design requirements where an applicant

demonstrates a substantial commitment to renewable energy.
[2] Qualification Threshold. An applicant shall qualify for consideration under this
hat not

subsection only upon demonstration, through competent written evidence:
less than fifty percent (50%) of the total annual electrical energy cons
proposed use will be supplied from renewable energy sources. Such%
shall be supported by one or more of the following:

[3] Eligible Modifications. Upon satisfacti
Supervisors may grant reasonable modifi

tions to specific requirements of this

Section, including but not limited to adjust to setback requirements, buffer yard
widths. and site layout provisions, pre¥ided that such modifications do not waive or
icable noise, vibration, or environmental performance

reduce compliance with

standards.
[4] Required Findin ny modifieation granted pursuant to this subsection shall be
supported by fini at:

(1) The applicant haswsatisfied the qualification threshold set forth in subsection (2);
ication will not adversely affect public health, safety, or

commitments shall constitute a violation of this Chapter and may result in
enforcement action, including modification or revocation of approval.

ter

H(8) Emergency Management. The applicant shall submit an Emergency Response Plan (ERP)

prepared by a qualified professional. The ERP shall:




(a) Be submitted for review by the Township Emergency Management Agency (EMA), and
EMA approval must be provided by the applicant as evidence in the conditional use

hearing;

(b) Include detailed procedures for fire suppression, containment, ventilation, and
evacuation;

(c) Include an evaluation of the access roads and hydrant locations within the site to ensure
suitable access for emergency equipment within the site;

(d) Ensure that all first responders receive adequate training specific to the installed system;

(e) Include provisions for annual fire safety inspections demonstrating compliance with fire
safety standards to be performed by a qualified professional‘on behalf of the owner.

(f) Any Conditional Use proposing battery storage or any other deviee 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-equivalent standards and must include fire suppression
systems designed specifically for battery storage:

(2) No Conditional Use shall be approved ufiless the applicant demonstrates that procedures

for fire suppression, containinent, ventilation, and evacuation are sufficiently protective
of public health, safety and welfare.

(h) Include procedures for extended power outages, system failures, and recovery

operations to emSure continued protection of public health, safety, and welfare.

£33(9) The applicant shall furnish expert evidence, including testimony from the expert relied
upon, that'the proposed use will not be detrimental to the use of adjoining properties due to
hours of operation, noise, light. litter, dust and pollution;

N(10)Aestheties.

(a) Any building facade that faces a road, residential zoning district or sensitive receptor
must incorporate at least two of the following design elements every 150 horizontal feet:

[1] A change in building material, pattern, texture, or color;

[2] A change in building height;

[3] Building step-backs or recesses having a minimum depth of five (5) feet;




aoy(i1) Lighting.

(a) The applicant shall establish the following by expert testimony and evidence that the
maximum light level at all property boundary lines shall be no more than 0.1 horizontal
footcandles.

(b) All lighting shall be fully shielded and downward-directed.

(¢) No flashing or beacon lights shall be permitted.

£e¥(d) After-Hours Lighting. During periods of reduced activity, nong€ssential exterior

lichting shall be reduced by at least fifty percent (50%) and controlled through timers,

motion sensors, or similar adaptive technologies to minimize unnecessary illftmination.

aH(12) Traffic and Access. A traffic study prepared by a professional traffic engineer,

according to § 360-402E of the SLDO, which shall include an analysis of the most intensive

Institute of Transportation Engineers (ITE) Land Use Code that is possible under the

application. At the applicant’s election, the traffic study may instéad analyze a

lesser-intensity ITE Land Use Code, provided that:

(a) The specific ITE Land Use Code relied upon is clearly identified in the traffic study and
shall be incorporated into the conditional use appreval; and

(b) The applicant agrees, as a condition of approval, that the use shall be permanently limited
to the intensity and operational characteristics represented by that lesser-intensity ITE
Land Use Code.

(c) Binding Effect; Futuré Intensification. Where a Conditional Use approval is granted
based upon a traffic study utilizing a lesser-intensity ITE Land Use Code, the approved
use shall be expressly limited to that intensity. Any future proposal to operate, expand,
modify, or repurpose the use in a manner that would result in traffic generation exceeding
the approved ITE Land Use Code shall be deemed an intensification of use and shall not
be permitted unless:

[1] The applicant files an application for modification of the Conditional Use approval;
[2] A new traffic impact study is submitted analyzing the proposed intensified use; and
[3] The Board of Supervisors approves such modification following a public hearing,
applying the standards for conditional uses under this Chapter.
[4] No intensification beyond the approved ITE Land Use Code shall be permitted by
right, administratively, or through land development approval alone.
“a23(13) Community Notification. All property owners within 300-750 feet of the proposed
site shall be notified at least thirty (30) days prior to the conditional use hearing at the
expense of the applicant by writing approved by the Zoning Officer, and proof of notification




shall be submitted in evidence by the applicant at the commencement of the conditional use
hearing.

SECTION 4:
Article IV [Specific Criteria] shall be amended to add § 415-454 as follows:
§ 415-454. Data Centers.

All Data Centers shall comply with the following standards:

(1) Decommissioning.

(a) If a Data Center ceases operation for a continuous period of twelve (12) months, it, along
with any associated Data Center Accessory Use, shall be considered abandoned.

(b) The owner or operator shall begin decommissioning activities within twelve (12) months

of abandonment or cessation of operations.

(c) Decommissioning shall include the removal of all structures, equipment, fencing,
foundations, and impervious surfaces associated-with the Data Center and Data Center

Accessory Use.

(d) All disturbed areas shall be graded and reseeded to restore the site to its pre-development
condition or to a condition apptroved by the Township.

SECTION S5: Severability.

If any section, subsection, sentence, clause, phrase, provision, or portion of this Ordinance is
found to be invalid or unconstitutional by any court of competent jurisdiction, such portion shall
be deemed a separate, distinctyand independent provision. Such decision shall not affect the
validity of the remaining portions of this Ordinance.

SECTION 6: Effective Date.

This Ordinance shall become effective as soon as permissible by law after its enactment by the
Board of Supervisors of the Township of Silver Spring, County of Cumberland, Commonwealth
of Pennsylvania.

DULY ENACTED AND ORDAINED INTO LAW as Ordinance No. 01 of 2026 this __ day
of 2026.

ATTEST: SILVER SPRING TOWNSHIP
BOARD OF SUPERVISORS








