
 

 

 
 

 

 February 2, 2026 

  

 

Mr. Jon Tresslar, P.E., P.L.S. 

Township Engineer 

Smithfield Township Board of Supervisors 

1155 Red Fox Road 

East Stroudsburg, PA 18301 

 

 

Re:

  

SMITHFIELD GATEWAY DATA CENTERS LAND DEVELOPMENT 

SKETCH PLAN REVIEW NO. 1 

SMITHFIELD TOWNSHIP, MONROE COUNTY, PENNSYLVANIA 

Langan Project No.: 100501411 

 

Dear Mr. Tresslar 

 

Included below please find our responses to the comments from your letter dated 9 December 

2025 regarding Smithfield Gateway Data Centers Land Development Sketch Plan Review No. 

1. 

 

ORDINANCE NO. 260 COMMENTS  

Comment 1 

1. In accordance with Section 3, Item 2, and Section 511.22, the proposed data centers are 

permitted by Conditional Use within the ED, Economic Development Zoning District. A 

Conditional Use will be required. 

Response 1 

Acknowledged.  A conditional use application is to be submitted. 

 

Comment 2 

2. In accordance with Section 511.22.A.(1), ‘provide evidence of compliance with the 

standards and criteria for dimensional standards and aesthetics (§27-511(22)(B), §27-

511(22)(C)) which shall also include the submission to the Township of an artist's 

rendering(s) and must also include elevations. When the use is located adjacent to 

residential districts or sensitive receptors, the artist's rendering(s) must also depict 

evidence of compliance with the screening, fencing, and landscape buffer regulations in 

(§27-511(22)(D)), §27-51 l(22)(E).’ 

a. Refer to Comments 3 and 4 regarding the required Jurisdictional standards. 

b. Elections and artist ’s renderings shall be provided to show compliance with 

Sections 51I.22.C and 511.22.D. Review will be completed upon receipt of the 

land development plan. 

c. Refer to Comment 5 regarding the required landscape buffer.  Additional review 

will be completed upon receipt of the land development plan. 
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Response 2 

Architectural elevations plan is to be provided.  

 

Comment 3 

3. In accordance with Sections 511.22.B.(1) and (2), the maximum building height for a data 

center and disaster recovery facility shall be 60 feet, inclusive of roof-mounted equipment 

such as cooling and ventilation systems, HVAC units, and cooling towers”. "The maximum 

height of a data center accessory use shall be no greater than the height of the principal 

building. ’ The proposed heights of the data center buildings and accessory uses shall be 

addressed. 

Response 3 

The proposed building height is to be less than 60 ft.   

Comment 4 

4. In accordance with Sections 511.22.B.(3) and (4), data centers, disaster recovery facilities, 

and data center accessory uses shall be set back 200 feet from the boundary of R-1 how 

Density Residential District, an existing residential use, or the lot line of any property 

developed with a sensitive receptor. If data centers, disaster recovery facilities, and data 

center accessory uses are located on a parcel that is in the ED Economic Development 

District and adjacent to another ED Economic Development District, the setbacks shall be 

as listed in §27-309, Schedule of District Regulations. However, if the data center, disaster 

recovery facilities, and data center accessory use are adjacent to a parcel in the ED 

Economic Development District which contain a sensitive receptor, then the setbacks shall 

be as described in §27-511 (22)(B)(3). The required setback along the northeastern property 

line shared with Music Center Drive and the R-1 Low Density Residential Zoning District is 

200-feet. A portion of the proposed setback is shown being only 150-feet and is not 

permitted. It is noted that the 106-foot setback is taken from property owned by Smithfield 

Sewer Authority and located within the ED, Economic Development Zoning District and 

meets the setback requirements of this Ordinance and the Zoning Ordinance. 

Response 4 

The proposed Data Center Building #2 layout has been revised to comply with the data 

center ordinance requirements for building setback from R-1 zone of 200 ft.  The lot line 

along the existing Smithfield Sewer Authority lot is maintained with a building setback 

of 80 ft.   

 

Comment 5 

5. In accordance with Section 51 I.22.E.(1), a landscape buffer (also termed a buffer yard) 

is required between a data center, disaster recovery center, and data center accessory 

use and any adjoining residential zoning district (R-1, Low Density Residential Zoning 

District) existing residential use, sensitive receptor, or public roadway. “The landscape 

buffer shall be at least 100 feet in width and may be part of the minimum setback 

distance.” The required minimum100-foot wide landscape buffer has not been provided 

along Mosier Farm Road and Gateway Drive. In addition, and where applicable, all 

landscaping shall also comply with Section 502.7 of the Zoning Ordinance and Part 11 of 

the Subdivision and Land Development Ordinance. 
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Response 5 

The proposed Data Center Building #2 layout has been revised to comply with the data 

center ordinance requirements for the landscape buffer of 100 ft from R-1 zones.  The 

lot line along the existing Smithfield Sewer Authority lot is maintained with a 

landscape buffer of 50 ft.  The project does not comply with the data center ordinance 

requirement of 100 ft landscape buffer from public roads (Mosier Farm Drive and 

Gateway Drive).  The Applicant will address this item with the Board of Smithfield 

supervisors. 

Comment 6 

6. In accordance with Section 511.22.F, the applicant shall thoroughly demonstrate how 

a data center, disaster recovery facility, data center accessory use utility needs will be 

met, including water usage, emergency management, and electrical connectivity. 

Applications are expected to provide information related to the development’s 

electrical load requirements and further illustrate that any needed expansion of 

utilities can be done in a manner that does not impact surrounding properties and is 

compatible with existing and proposed nearby and adjacent developments.’ In addition, 

and in accordance with Section 305.4.E.(7) of the Zoning Ordinance, “newly installed 

electric service and telecommunications lines within the tract shall be installed 

underground ’. All required documentation and plans showing compliance with Sections 

51I.22.F and 305.4.E.(7) shall be submitted with the subsequent land development plan. 

Section 504.1.T of the Subdivision and Land Development Ordinance requires a general 

description of the proposed method of water supply and sewage disposal” be provided 

with this submitted Sketch Plan. 

 

Response 6 

The project is to be proposed to be serviced by Brodhead Creek Regional Authority.  The 

proposed sewer is to convey via gravity system to the existing sewer system along SR209. 

Additional information will be provided with the land development plan submission. 

 

Comment 7 

7. In accordance with Section 511.22.G, the Applicant shall demonstrate through a sound 

study(ies) conducted by a qualified professional acoustical expert that the sound 

generated by a data center, disaster recovery facility and/or data center accessory use 

during normal operations shall not exceed the standards established in this Part at the 

perimeter property boundaries of receiving land uses. All required documentation 

showing compliance with this Section shall be submitted with the subsequent land 

development plan. 

Response 7 

The project will fully comply with all applicable noise regulations and a formal report 

will be submitted with the subsequent conditional use application land development 

plan. 

Comment 8 

8. In accordance with Section 511.22.I.(1), the use(s) shall comply with the lighting 

regulations in Chapter 32: Outdoor Lighting Standards, and Section 1020 of the 
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Subdivision and Land Development Ordinance. In addition, the lighting shall also comply 

with Section 502.6 of the Zoning Ordinance and the maximum mounting height shall be 

in accordance with Section 305.4.E.(8) of the Zoning Ordinance. A lighting plan with 

applicable notes and details showing compliance as required shall be submitted with the 

subsequent land development plan. 

Response 8 

The lighting design will be addressed with the subsequent land development plans.  The 

proposed data center development is to be designed to be compliant with the township 

ordinance requirements.   

 

Comment 9 

9. In accordance with Section 511.22.K.(3), the applicant shall provide a vibration study 

prepared by a qualified professional that demonstrates that no vibration from the data 

center, disaster recovery facility, data center accessory use(s), oi associated equipment 

will be perceptible to the human sense of feeling beyond the property line”. A vibration 

study showing compliance as required shall be submitted with the subsequent land 

development plan. 

Response 9 

The project will fully comply with all applicable vibration regulations. A formal report 

will be submitted with the subsequent conditional use application land development 

plan. 

Comment 10 

10. In accordance with Section 51.1.22.N, parking for these Use(s) may be calculated based 

on demand instead of those listed and described in §27-402(6) as set forth in Schedule 

II providing the following conditions are met: 

a. A parking demand study shall be prepared by a qualified professional engineer. 

b. The study must include methodology, assumptions, and data sources. 

The ITE Parking Generation Manual may be used as a standard reference for 

estimating parking demand. Comparison with similar land uses or regional data 

may also be utilized in the study. 

c. Where a parking demand study prepared by a qualified professional 

demonstrates that the required number of parking spaces (per Schedule II) 

exceeds actual demand, the Board of Supervisors may approve a reduction in 

the number of spaces required.’ 

Per Section 402.6 and Schedule II of the Zoning Ordinance, a data center requires 2 

parking spaces per 1,000 square feet of gross floor area up to 5,000 square feet of 

gross floor area plus one (1) parking space per 2,500 square feet of the remaining gross 

floor area. Each proposed data center will require 98 parking spaces. 
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The plan proposes 38 parking spaces at Building #l and 30 parking spaces at 

Building #2. The required parking demand study shall be submitted with the 

subsequent land development plan in support of the reduced number of proposed 

parking spaces. 

 

Response 10 

A parking table is provided on the Conceptual Site Plan.   The proposed parking is to be 

less than the ordinance parking requirements.  The parking provided is based upon 

anticipated tenant requirements and a parking demand study will be provided with 

subsequent land development plan submissions.  The applicant will request the Board of 

Supervisors approve the reduced parking in accordance with 27-511 22. N. (3).  

ZONING ORDINANCE COMMENTS  
Comment 11 

11. In accordance with Section 305.4.H.(3), a pedestrian pathway system shall be installed 

as part of a major mixed use development. The previously proposed and approved 

sidewalk along Gateway Drive shall be provided in support of the proposed hotel and 

restaurant. 

Response 11 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02.  The sidewalk along Mosier Farm Drive is to be 

provided. 

 

Comment 12 

12. In accordance with Section 402.6 and Schedule 11: 

a. A restaurant is required to provide one (1) parking space for every 

2.5 seats plus one (l) parking space per each employee. A parking 

calculation in support of the proposed restaurants shall be provided 

to show compliance with this Section. 

b. A hotel is required to provide 4 parking spaces for every 3 sleeping 

rooms. The proposed hotel is required to provide 147 parking 

spaces and only 120 spaces are shown on the plan. This shall be 

addressed. 

 

Response 12 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02. 

 

Comment 13 

13. In accordance with Sections 403.1.B.(1) and (7), adequate off-street loading and 

unloading space, with proper access from a street, highway, common service driveway 

or alley, shall be provided for all nonresidential uses. Such space shall be sufficient in 

size and design to accommodate the maximum demand generated by the use on the 

lot”. ”The minimum size loading space shall be 30 feet in depth and 10 feet in width, 



Smithfield Gateway Data Centers Land Development  

Sketch Plan Review No. 1 

Smithfield Township, Monroe County, Pennsylvania 

Langan Project No.: 100501411 

February 2, 2026 

Page 6 of 10 

 

 

with an overhead clearance of 14 feet.‘ The land development plan shall label and 

dimension the required loading spaces. 

 

Response 13 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02. 

 

Comment 14 

14. In accordance with Sections 404.2.a.(1) and 511.20.B, a traffic impact study shall be 

required for all subdivisions and land developments that, at build-out, are projected to 

generate fifty (50) or more trip- ends per project peak hour oi five hundred (500) trip-

ends per day based on the latest edition of Trip Generation published by the Institute of 

Transportation Engineers. This shall include project additions. changes of use and 

replacement of nonconforming uses that increase the total traffic (existing plus new 

traffic) to more than five hundred (500) trip ends per day. The proposed uses on Lots 1.01 

and 6.01 have changed compared to previously approved plans.  The Applicant shall address the 

traffic volume, by separate letter, and how the proposed development affects the traffic 

generated by the project when compared to the previously approved development and previously 

submitted Transportation Impact Study 

 

Response 14 

A traffic memorandum is to be provided with the conditional use application to address 

the data center use and reduction in trip generation.  

 

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS 

Comment 15 

15. In accordance with Section 504.1. I, the Sketch Plan shall include existing and proposed 

lot lines with lot areas in acres and square feet provided”. The previously approved lots 

shall be identified by numbers (e.g. 1.01, 2. 02) and shall include the lot areas. 

 

Response 15 

The lots have been labeled on the plan; Refer to Conceptual Site Plan.  

 

Comment 16 

16. In accordance with Section 504.1.K, the Sketch Plan shall include required 

improvements such as streets, parking lot layout, number of parking stalls, stormwater 

management concepts, etc.”. The Sketch Plan shall show how stormwater 

management will be addressed. 

 

Response 16 

The proposed stormwater management basin locations are provided on the Conceptual 

Grading Plans; Refer to Conceptual Grading Plan.  

Comment 17 

17. In accordance with Section 504.1. R, the Sketch Plan shall include 'zoning regulations 

in a tabular format including ordinance requirements and proposed conditions including, 
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but not limited to, yard setbacks, impervious cover, building coverage, minimum lot size 

requirements, minimum lot frontage, etc.’ . The required table including all zoning 

regulations shall be provided on the Sketch Plan. 

 

Response 17 

The zoning table is provided on the plan; Refer to Conceptual Site Plan.  

 

Comment 18 

18. In accordance with Section 504.1.Q, the Sketch Plan shall include zoning district(s) and 

proposed use(s) in accordance with the Smithfield Township Zoning Ordinance [Chapter 

27]”. The adjacent zoning districts shall be shown on the Sketch Plan. 

 

Response 18 

The zone districts have been labeled on the plan; Refer to Conceptual Site Plan. 

 

Comment 19 

19. In accordance with Section 504.1.W, the Sketch Plan shall include “the names of the 

owners of all abutting properties and existing uses”. The property owner information 

and existing uses of all abutting properties shall be provided on the Sketch Plan. 

 

Response 19 

The lots and owners have been labeled on the plan; Refer to Conceptual Site Plan.  

 

Comment 20 

20. In accordance with Section 10.15. 1,’ sidewalks shall be required on both sides of all 

streets in major subdivision plans and land developments”. The previously proposed 

and approved sidewalk along Gateway Drive shall be provided in support of the proposed 

hotel and restaurant. 

 

Response 20 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02. 

 

Comment 21 

21. In accordance with Section 1202.1.A, 'in conformance with the Pennsylvania 

Municipalities Planning Code, this Section requires the public dedication of land suitable 

for park land, noncommercial recreational uses, preserved open space, and the 

construction of recreational facilities. Upon agreement of the Board of Supervisors, any 

of the following alternatives may be approved by the Board of Supervisors in lieu of 

public dedication of land, as specified in this Section: 

(1) Payment of recreation fees. 

(2) Construction of recreation facilities. 

(3) Dedication of recreation land or preserved open space to the Township 

or its designee. 
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(4) A combination of these alternatives.” 

Previously land developments indicated that the open space requirements 

would be met with the development of a previously proposed residential 

use on Lot 3.01. Lot 3.01 is now proposed with a data center and 

Restaurant A. The Applicant shall discuss how the required open space will 

now be addressed. 

 

Response 21 

The Applicant will address this item with the Board of Smithfield supervisors.  The open 

space requirement will be addressed on a future phase of Smithfield Gateway 

development.  

 

Comment 22 

22. In accordance with Section 1024.13, entrances and exits to and from off-street parking 

areas shall be located so as to minimize interference with street traffic and shall meet 

the minimum requirements for space between driveways and intersections set forth 

in § 22-1010. Where, in the opinion of the Township Engineer or Board of Supervisors, 

a left turn exit would create undeliverable traffic congestion the exit shall be restricted 

to right turns only.” The Restaurant A driveway accessing Smithfield Lane is 50-feet 

from the intersection of Smithfield Lane and Music Center Drive. There is concern with 

left turns exiting from the Restaurant A driveway onto Smithfield Lane, and left turns from 

Smithfield Lane into the Restaurant A driveway. We believe this driveway should be relocated 

to opposite the other restaurant drive accessing Smithfield Lane. 

 

Response 22 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02. 

 

STORMWATER MANAGEMENT ORDINANCE COMMENTS 

Comment 23 

23. In accordance with Section 223.1.J.(1)(d), Wetland and Vemal Pond Buffer Delineation. 

A fifty-foot inner buffer and 100-foot outer buffer, measured perpendicular to and 

horizontally from the edge of the delineated wetland or vernal pond for a total distance 

of 150 feet, shall be maintained for all wetlands and vernal ponds.” 

 

Per Section 223.1.J.(1)(d)(1)(a), Permitted Activities/Development within the Inner 

Buffer. Stormwater conveyance required by the Township, buffer maintenance and 

restoration, the correction of hazardous conditions, stream crossings permitted by DEP 

and passive unpaved stable trails shall be permitted. No other earth disturbance, 

grading, filling, buildings, structures, new construction, or development shall be 

permitted.” 

 

Per Section 223.1.J.(1)(d)(2)(a), Permitted activities/development within the Outer 

Buffer. “Stormwater conveyance required by the Township, buffer maintenance and 

restoration, the correction of hazardous conditions, stream crossings permitted by DEP, 
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roads constructed to existing grade, unpaved trails, and limited forestry activities that 

do not clear cut the buffer (e.g., selective regeneration harvest) in accord with a forestry 

management plan shall be permitted, provided no buildings are involved, and those 

activities are permitted under § 26-223, Subsection 1J(6) and (7)”. 

 

The Waters of the U.S. and existing ponds shall be labeled on the submitted Sketch 

Plan. 

 

Per previous plans the Waters of the U.S. include the smaller pond located near the 

northern corner of Lot 1.01 and having a water elevation of 461.3. The required buffers 

shall be shown on the plan. It appears the proposed landscape area and a portion of the 

equipment yard and access drive will be located within the buffer. 

 

Response 23 

There is no wetland or vernal pond on the site.  The drainage pond buffers are labeled 

on the plan; Refer to Conceptual Site Plan.  

 

Comment 24 

24. In accordance with Section 223.1.J.(2)(b), Lake and Pond Buffer Delineation. A fifty-

foot buffer, measured perpendicular to and horizontally from the edge of any water 

body, shall be maintained around any water body. 

 

Per Section 223.1.J.(1)(b)(1), Permitted Activities/Development within the Pond Buffer. 

'Stormwater conveyance required by the Township, buffer maintenance and 

restoration, the correction of hazardous conditions, lakefront views, boat docks and 

unpaved trails shall be permitted, provided no buildings are involved”. 

 

The Waters of the U.S. and existing ponds shall be labeled on the submitted Sketch 

Plan. 

 

Per previous plans the existing ponds are the two largest bodies of water located west 

of Proposed Building II (water elevations 457.6 and 457.9) The required 50-foot buffer 

shall be shown on the plan. It appears a proposed landscaped area west of Proposed 

Building #1 will be located within a part of the required buffer. 

 

Response 24 

The drainage pond buffers are labeled on the plan; Refer to Conceptual Site Plan.  

MISCELLANEOUS COMMENTS  

 

Comment 25 

25. The proposed development will be located within easements related to temporary 

emergency accesses, sanitary sewer pump station accesses, and drainage, slope, and 

storm detention. These easements were shown on previously approved Record Plans 

and provide service to other lots (Lots 2 and 3). 
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Response 25 

The access easements for the Mosier Farm pump station is not impacted by the Data 

Center land development.  The existing drainage/stormwater easements will be 

revised as part of the substation pad development.  

 

Comment 26 

26. The submitted Sketch Plan is labeled as Phase 1 A-2. This phase has already been 

reviewed, approved, and partially developed. A new phase shall be designated for this 

plan for clarity. 

 

Response 26 

This is labeled on the Conceptual Site Plan title block.  The project is referenced to 

Phase 1B, 2A and 2B. 

 

Comment 27 

27. The proposed access driveway along the westerly side of the proposed hotel directly 

abuts the hotel structure and shall be revised. 

 

Response 27 

Hotel and Restaurant is not included in the Data Center land development plan; Refer to 

Conceptual Site Plan, Drawing CP02. 

 

We trust that these revisions address your comments and we look forward to your expedited 

review.  Please feel free to contact me directly at 973-560-4987 with any questions. 

 

Sincerely, 

Langan Engineering and Environmental Services, LLC 

 

 

 

John Coté, P.E., LEED AP  

Associate Principal 

 

Enclosure(s): Conceptual Site Plan 

  Conceptual Grading Plans and Section Views  

  Architectural Elevations 

 

cc: James DePetris, DEPG Mosier Associates, L.P. 

 Julia Heilakka, Smithfield Township 

 Ted Herbert, Langan 
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