
 

 

 
 

 

 February 11, 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. 2 

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 6 February 

2026 regarding Smithfield Gateway Data Centers Land Development Sketch Plan Review No. 

2. 

 

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. (Previous Comment I) 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)), §27-511(22)(E).” 

 

a. (Previous Comment 2.a) Refer to Comments 3 and 4 regarding the 
required dimensional standards. 

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

Sections511.22.C and 511.22.D. Review will be completed upon receipt of the land 

development plan. (Previous Comment 2.b) Architectural renderings have 

been provided with this submission for review by the Township. 

c. (Previous Comment 2.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 

Acknowledged. 

 

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. (Previous Comment 3) The response letter and submitted plans note that the 

proposed heights will be less than 60-feet. 

Response 3 

Acknowledged. 

Comment 4 

4. In accordance with Sections 5.11.22. 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 Low 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 §27-5 11(22)(B)(3). The required setback along 

the northeastern property line shared with Music Center Drive and the R-I Low Density 

Residential Zoning District is 100-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. (Previous Comment 4) The plan has 
been revised to provide the required 200- foot setback between the R-1 Low 
Density Residential Zoning District and Data Center Building #2. 

a. In accordance with Section 309 and the Schedule of District Regulations, the 

required front yard shall be 50-feet and increased to 65-feet when the principal 

structure is in excess of 5,000 square feet (gross floor area). (New 
Comment) Both required front yards shall be listed in the Zoning Table 
with notes. In addition, the front yard setback along Mosier Farm Drive 
for Data Center Building #1 shall be 65-feet. The “Min. Yard Abutting 
Residential Districts (FT)” shall be removed from the Zoning Table. 

b. In accordance with Section 309 and the Schedule of District Regulations, the 

required side and rear yard setbacks shall be 20-feet and 30-feet, respectively. 

(New Comment) The required side and rear yards shall be shown along 
the proposed subdivision lines on Lots 1.01 and 3.01. 
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Response 4 

a. The zoning table will be revised and addressed in the Conditional Use application 

submission. 

b. The side and rear building setbacks along the proposed subdivision lines will be 

labeled on the plans and addressed in the Conditional Use application submission. 

 

Comment 5 

5. In accordance with Section 511.22.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 minimum 

100-foot wide landscape buffer has not been provided along Mosier Farm Road and Gateway 

Drive. ln 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. 

(Previous Comment 5) The required 100-foot wide landscape buffer between the 

southernmost corner of Data Center Building #1 and Gateway Drive shall still be 

provided, or a variance will be required. It appears Building #I could be shifted to the 

west to achieve the required buffer width. 

Response 5 

The applicant will request an ordinance change or variance for the 100 foot landscape 

buffer for data centers along public roads (Mosier Farm Drive and Gateway Drive).  It 

should be noted these roads are currently private roads and have not been dedicated to 

the Township.  Building #1 can’t be shifted to the west. 

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 511.22.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. (Previous Comment 6) The 

response letter indicates water service will be provided by Brodhead Creek Regional 

Authority and sewer service will be a gravity sewer connection at S.R. 0209, and that 

additional information will be provided with the Land Development Plan submission. 

 

Response 6 

Acknowledged. 
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Comment 7 

7. In accordance with Section 5.11.22.G, the Applicant shall demonstrate through a sound 

study(ies) conducted by a qualified professional acoustical cxpert 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. (Previous 

Comment 7) The response letter indicates that all noise regulations will be complied 

with and a study will be provided with the Conditional Use application. 

Response 7 

Noise information was provided with the submission to Review #1 and is to be addressed 

at the township meeting. 

Comment 8 

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

in Chapter 32: Outdoor Lighting Standards, and Section 1020 of the 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. 

(Previous Comment 8) The response letter indicates lighting design compliant with 

Township requirements will be provided with the Land Development Plan 

submission. 

Response 8 

Acknowledged. 

 

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), or 

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. (Previous Continent 9) 

The response letter indicates the project will comply with applicable vibration 

regulations and a report will be submitted with the Conditional Use 

application 

 

Response 9 

Acknowledged. 

 

Comment 10 

10. In accordance with Section 511.22.N, “parking for these Use(s) may be calculated 

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

in Schedule II providing the following conditions are met: 
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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. 

The plan proposes 38 parking spaces at Building #1 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. (Previous Comment 10) The response letter 

acknowledges the proposed parking is less than required by Schedule II 

of the Zoning Ordinance and that a parking demand study wll be 

provided with the Land Development Plan submission. 

 

Response 10 

Acknowledged. 

ZONING ORDINANCE COMMENTS  

Comment 11 

11. In accordance with Sections 404.2.a.( 1) and 5.11.20.B, a traffic impact study shall 

be required for all subdivisions and land developments that, at bul1d-out, are 

projected to generate fifty (50) or more trip- ends per project peak hour or live 

hundred (500) trip-ends per day based on the latest edition of Trip Generation 

published by the Institute of Transportation Engineer s. 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 3.01 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 site when compared to the previously approved development and 

previously submitted Transportation Impact Study. (Previous Comment 14) The 

response letter indicates a traffic memorandum addressing reduction in trips 

as part of the data center development will be provided with the Conditional 

Use application. 
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Response 11 

Acknowledged. 

SUBDIVISION AND LAND DEVELOPMENT ORDINANCE COMMENTS 

Comment 12 

12. Previous Comment 15 satisfied.: 

 

Response 12 

Acknowledged. 

 

Comment 13 

13. 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. (Previous Comment 16) Four (4) stormwater management basins are 

proposed. Compliance with stormwater management regulations shall be 

addressed with the Land Development Plan. 

 

Response 13 

Acknowledged. 

 

Comment 14 

14. 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, 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. (Previous Comment 17) The table shall 

be revised to also include Proposed Lot 1.01A and Proposed Lot 3.01B. 

 

Response 14 

The zoning table will be revised to include Proposed Lot 1.01A and Lot 3.01B.  This will be 

addressed on the plans for the Conditional Use application submission. 

 

Comment 15 

15. Previous Comment 18 satisfied. 

 

Response 15 

Acknowledged. 

 

Comment 16 

16. 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. (Previous 

Comment 19) Property owner information for parcel(s) west of Proposed Lot I.01A 

shall be provided on the plan. 
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Response 16 

The property owner information on adjacent lot will be addressed on the plans for the 

Conditional Use application submission. 

 

Comment 17 

17. 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. 

(4) A combination of these alternatives.” 

Previous 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. 

(Previous Comment 21) The response letter indicates the open space 

requirement will be addressed in a future phase of the Smithfield 

Gateway development and will be discussed with the Board of 

Supervisors.. 

 

Response 17 

The applicant will address the open space requirement at the Township meeting.  

STORMWATER MANAGEMENT ORDINANCE COMMENTS  

 

Comment 18 

18.-19. Previous Comments 23 and 24 satisfied. 

 

Response 18 

Acknowledged. 

 

Comment 20 

20. In accordance with Section 223.1.J.(3)(a), Stream Buffer Delineation. A fifty-foot 

inner buffer and 100-foot outer buffer, measured perpendicular to and horizontally 

from the top-of-bank on both sides of any stream, for a total distance of 150 feet, 

shall be maintained on both sides of any stream. See Figure 223.1.” 
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Per Section 223.1.J.(3)(a)(1)(a), Permitted activities/development within the Inner 

Stream Buffer. Stormwater conveyance required by the Township, buffer 

maintenance and restoration, the correction of hazardous conditions, stream 

crossings permitted by DEP, fish hatcheries, wildlife sanctuaries and boat launch 

sites constructed so as not to alter the floodplain cross section, and unpaved trails 

shall be permitted, provided no buildings are involved. No other earth disturbance, 

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

permitted.” 

Per Section 223.1.I.(3)(a)(3), Permitted activities/development within the Outer 

Stream Buffer “Stormwater conveyance required by the Township, buffer 

maintenance and restoration, the correction of hazardous conditions, agricultural 

activities, plant nurseries, parking lots constructed to existing grade, temporary 

fairs and carnivals, accessory uses for residential purposes, private sportsmen's 

club activities, athletic facilities, orchards, wildlife sanctuaries, boat launch sites, 

roads constructed to existing grade, stream crossings permitted by DEP and 

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.’ 

(New Comment) The westernmost corner of Data Center Building #2 is now 

shown crossing an existing stream and partially crossing its 50-foot wide 

floodway. The stream is shown terminating at Mosiers Farm Drive which 

does not appear consistent with typical drainage patterns. The applicant 

shall research the existence and extent of this stream. If it is confirmed to be 

a stream, all applicable requirements including buffers and permitting shall 

be met. 

 

Response 20 

The stream is an unnamed tributary to Brodhead creek.  The project previously permitted 

the relocation of this unnamed tributary via 48” storm pipe.  The 48” pipe crosses Mosier 

farm drive to an outfall at the drainage ponds.  This proposed culverted stream relocation 

is on the prior approved land development plans and is noted in the provided PADEP 

permit extension letter (notes 1-4).  The pipes are not shown on the conceptual grading 

plans.  We will address the modification to the stream relocation on the plans for the 

Conditional Use application submission. The culverted portion of the stream relocation 

will need to modify the pipe location and extend the limits of the culverted stream to the 

north. 

 

Comment 21 

21. 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). (Previous Comment 

25) The response letter indicates the pump station easements will not be 

affected by the proposed development and the existing drainage/stormwater 

easements will be revised. All easements shall be clearly shown and labeled 

on the Land Development Plan. 



Smithfield Gateway Data Centers Land Development  

Sketch Plan Review No. 2 

Smithfield Township, Monroe County, Pennsylvania 

Langan Project No.: 100501411 

February 11, 2026 

Page 9 of 9 

 

 

 

Response 21 

Acknowledged. 

 

Comment 22 

22. Previous Comment 28 satisfied. 

 

Response 22 

Acknowledged. 

 

 

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): PADEP Permit extension letter. 

 

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

 Julia Heilakka, Smithfield Township 

 Ted Herbert, Langan 
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