
Memorandum
2700 Kelly Road, Suite 200     Warrington, PA  18976     T: 215.491.6500     F: 215.491.6501

To: Smithfield Township

From: AnnMarie Vigilante, PE & Ryan Lothian, PE, Langan Engineering

cc: Project Team

Date: March 24, 2026

Re: Traffic Statement for Conditional Use Application
Smithfield Gateway Data Centers
Smithfield Township, Monroe County, Pennsylvania

Langan Engineering & Environmental Services, LLC (Langan) has prepared this traffic statement 
in support of the conditional use application for the proposed Smithfield Gateway Data Centers 
development located in Smithfield Township, Monroe County, Pennsylvania. The proposed 
development includes the construction of two, two-story data center buildings totaling 
approximately 500,000 square feet of net floor area. The development will include an on-site 
substation, driveway connections to Mosier Farm Drive and Gateway Drive, and other associated 
improvements including stormwater management and utility infrastructure.

A Transportation Impact Study (dated Revised August 3, 2020) was previously prepared for the 
overall Mosier Farms/Smithfield Gateway site by Langan. The study at that time assumed that 
the entirety of the Phase 1B, 2A and 2B Lots would include the following development program:

 236 multi-family residential units
 67,280 square feet of retail  
 85 townhouse units
 96 apartment units
 110 room hotel
 9,984 square foot restaurant

TRIP GENERATION COMPARISON

The trip generation calculations for the previous study utilized the Institute of Transportation 
Engineers (ITE) as contained in their publication Trip Generation, 10th Edition. The following table 
shows the trip generation calculations that were prepared and utilized for the previous 
Transportation Impact Study for the site. The volumes are the assumed net external trips, which 
are the trips that show up at the driveway intersections after considering internal capture. We 
note that based on the current data center layout plan a portion of the Phase 1B and 2B Lots 
would still be available for development, however; for purposes of the trip generation 
calculations, we included the entirety of the previously assumed development program on these 
lots. As shown in the table below, the Phase 1B, 2A and 2B Lots were expected to generate 
8,731 daily trips, 482 trips (220 enter, 262 exit) during the weekday morning peak hour and 731 
trips (401 enter, 330 exit) during the weekday evening peak hour.
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Total Net External Trips for Previously Studied Development (Phases 1B, 2A, 2B)
Land Use Codes 220, 820, 310, 932

Time Period In Out Total

Weekday 4,366 4,365 8,731

Weekday Morning Peak Hour 220 262 482

Weekday Evening Peak Hour 401 330 731

We prepared trip generation estimates for the newly proposed Smithfield Gateway Data Centers 
development based on data compiled by ITE Trip Generation, 12th Edition. The calculations 
utilized 500,000 square feet of data center (ITE Land Use Code 160). The following table presents 
the trip generation calculations for the proposed development. 

Total Trips for Proposed Development
Land Use Code 160 – Data Center

500,000 square feet
Time Period Average Rate Split In Out Total

Weekday 0.73 50/50 183 182 365
Weekday Morning Peak Hour 0.07 71/29 25 10 35
Weekday Evening Peak Hour 0.05 19/81 5 20 25

As shown in the table above, the proposed development is expected to generate 365 daily trips, 
35 trips (25 enter, 10 exit) during the weekday morning peak hour and 25 trips (5 enter, 20 exit) 
during the weekday evening peak hour.

The following table provides a comparison of site generated trips between the proposed 
development and the previously studied development.

Difference in Trips of Proposed Development vs. Previously Studied Development

Time Period In Out Total

Daily -4,183 -4,183 -8,366

Weekday Morning Peak Hour -195 -252 -447

Weekday Evening Peak Hour -396 -310 -706

As shown in the above table, when compared to the previously studied development program 
for these lots, the proposed development is projected to generate 8,366 less daily trips, 447 less 
weekday morning peak hour trips and 706 less weekday evening peak hour trips.

CONCLUSION

Based on the above ITE trip generation calculations, we anticipate that the change in 
development program will result in a significant reduction in the daily trips and peak hour traffic 
volumes for the specific Phase 1B, 2A and 2B Lots of the Smithfield Gateway site.  The trip 
generation calculations used for this analysis are based on the latest version of the ITE Trip 
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Generation Manual, which considers data from numerous data center developments across the 
country as a basis for the average rates. We anticipate very minimal truck traffic to access the 
site once construction is completed. Most of the vehicular traffic will consist of employee/visitor 
passenger cars and occasional smaller scale delivery trucks. Tractor-trailer trucks after 
construction is complete would typically only be accessing the site for large scale equipment 
replacement purposes, which is infrequent. 

For purposes of the conditional use application, we believe that the previous Transportation 
Impact Study showed a significantly more conservative development program and determined 
that the surrounding road network could accommodate those trips. Similarly, we believe that the 
surrounding road network can sufficiently accommodate the minimal trips associated with the 
proposed data center development. 
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