
 

 

 
 

 

 August 10, 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 PHASES 1B, 2A, AND 2B  

DATA CENTERS CONDITIONAL USE 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 June 18, 

2026 regarding Smithfield Gateway Data Centers Land Development Conditional Use Review 

No. 1. 

 

CONDITIONAL USE SITE DEVELOPMENT PLAN REVIEW COMMENTS 

 

Comment 1 

1. In accordance with Section 705.1.A.(1), the Site Development Plan shall include “a 

detailed narrative description or statement as to the proposed use of the building or 

land”. A project narrative is not provided on the submitted plan as required. 

 

Response 1 

A project narrative is provided on the Master Site Plan;  Refer to Site Plan Notes on 

Drawing CS100-1131. 

 

Comment 2 

2. In accordance with Section 705.1.A.(2), the Site Development Plan shall include “a site 

layout drawn to a scale of not less than one inch equals 100 feet showing the location, 

dimensions and area of each lot, the location, dimensions and height of proposed 

buildings, structures, streets, roads, and any existing buildings in relation to property 

and street lines. If the application relates to property which is scheduled to be 

developed in successive stages, such plans shall show the relationship of the portion 

scheduled for initial development to the proposed layout of the entire property.” The 

dimensions of the existing property or proposed lots, the height of the proposed 

buildings and structures including the substation, retaining walls, sound barriers, 

generator enclosures, etc. are not shown on the submitted plan as required. 

 

Response 2 

The Master Site Plan provides the existing lot information as referenced on the recorded 

Major Subdivision Plan, Drawing CB101-1111 (recorded 10/29/2021).  The proposed 

Mosier Farm Drive and Gateway Drive location and Right-of-way (ROW) have been 

revised to provide a single lot for one proposed data center building.  The proposed lot  
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areas, lot widths and lot depths are provided on the Master Site Plan.   The Master Site 

Plan provides one data center building, 2-story 500,000 SF (250,000 SF Footprint).  The 

data center building height is proposed to be 60 ft (55 ft building height with 5 ft high 

equipment screen) and is noted in the zoning table.  The accessory structure height is 

provided in the zoning table along with a summary note of the proposed accessory 

structures.  The retaining wall heights are labeled on the Grading Plans; Refer to 

Drawings CG101-1131 and CG102-1131.  The sound wall is proposed to be 20 ft high and 

is labeled on the Master Site Plan.   

 

Comment 3 

3. In accordance with Section 705.1.A.(3), “the location, dimensions and arrangements of 

all open spaces and yards, landscaping, fences and buffer yards, including methods and 

materials to be employed for screening. Landscaping information shall be sufficiently 

detailed and illustrative to determine compliance with § 27-502, Subsection 7, hereof 

and the buffering and screening requirements contained herein, although final 

landscaping plans can be deferred to the land development stage of approval. The 

Township Board of Supervisors may require the use of a registered landscape architect 

to prepare such plans for the conditional use and land development applications. The 

Township Zoning Hearing Board may require the use of a registered landscape architect 

to prepare such plans for special exception use applications.” 

 

a. In accordance with Section 511.22.B.(3) of the Zoning Ordinance, “data centers, 

disaster recovery facilities, and data center accessory uses shall be set back 200 

feet from the boundary of R-C Residential Conservation District, R-1 Low 

Density Residential District, or R-2 Moderate Density Residential District, an 

existing residential use, or the lot line of any property developed with a sensitive 

receptor”. The existing use of Parcel No. 16-7311-02-67-5074 is not clearly 

identified on the submitted plan, therefore, compliance with this Section cannot 

be determined. 

 

b. In accordance with Section 511.22.D.(1) of the Zoning Ordinance, Screening and 

Fencing “to provide visual screening and reduce noise levels, ground-mounted 

and roof-mounted equipment used for cooling, ventilating, or otherwise 

operating the use including power generation or other power supply equipment, 

that is located within 300 feet of a public roadway, R-1 Low Density Residential 

District, R-2 Moderate Density Residential District, or R-C Residential 

Conservation District, or the lot line of a property developed with a sensitive 

receptor(s) 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 and/or use of existing vegetation that will remain on 

the property as required by § 27-511(22)E. 

 

(b) By the principal data center or disaster recovery facility buildings. 
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(c) An earthen berm averaging a minimum of five feet in height above the 

adjacent average ground level with a maximum side slope of 3:1, provided 

that the berm shall be covered by native shrubs and a well-maintained all 

season natural ground cover. Any required screening plantings shall be 

arranged on the outside and top of the berm. 

 

(d) A visually 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.” 

 

The Agreement for Conditional Plan Approval dated March 23, 2021 for the 

Major Subdivision Plan dated December 11, 2020, last revised May 3, 2021, 

and recorded October 29, 2021 includes the requirement of Deeds of 

Dedication for the proposed roadways. Based upon this agreement and the 

recorded plan, Mosier Farm Drive and Gateway Drive are required to be 

dedicated to Smithfield Township creating public roadways. All equipment 

locations and visual and noise mitigation measures must conform to the 

requirements in this Section. It is not clear from the submitted information if 

these requirements have been fully met. Elements of the substation are 

visible through the gate and above the fence as depicted on the 

architectural rendering and therefore do not comply with this Section. As 

noted above, the lack of height dimensions and details on the site plan limit 

our ability to define all instances where the application may be in 

noncompliance. 

 

c. In accordance with Section 511.22.E of the Zoning Ordinance, “a landscape 

buffer (also termed a buffer yard) is required between a data center, disaster 

recovery facility, and data center accessory use and any adjoining residential 

zoning district (R-1 Low Density Residential District, R-2 Moderate Density 

Residential District, or R-C Residential Conservation District), an existing 

residential use, a sensitive receptor, or a public roadway”. Per Section 

511.22.E.(1), “the landscape buffer shall be at least 100 feet in width and may 

be part of the minimum setback distance”. Also, the required buffer shall be 

planted per Section 511.22.E.(2). 

 

A Buffer Yard is defined as “a designated area situated along the perimeter of a 

property, composed of natural vegetation, planted landscaping, or a combination 

thereof, designed to physically and visually obscure, separate, or screen differing 

uses, features, or zoning districts. Also termed a landscape buffer”. 

 

The Agreement for Conditional Plan Approval dated March 23, 2021 for the 

Major Subdivision Plan dated December 11, 2020, last revised May 3, 2021, and 

recorded October 29, 2021 includes the requirement of Deeds of Dedication for 

the proposed roadways. Based upon this agreement and the recorded plan, 

Mosier Farm Drive and Gateway Drive are required to be dedicated to Smithfield 

Township creating public roadways. Therefore, the required 100-foot landscape 

buffer depth is incorrectly shown along the roadways for each lot. 
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d. In accordance with Section 511.22.E.(3) of the Zoning Ordinance, “utilities, 

equipment, and stormwater management facilities shall not be located in the 

landscape buffer. If a utility must cross the landscape buffer, it shall be the 

minimum traversal distance and then only if every precaution is taken to make 

up for the lost visual screen by utilizing a screen wall of earthen colors”. 

Stormwater management facilities are shown within the required 100-foot-wide 

buffer between Data Center Building #1 and Gateway Drive, and between Data 

Center Building #1 and Mosier Farm Drive. This does not comply with the 

ordinance requirements. 

  

Response 3 

a.  Parcel No. 16-7311-02-67-5074 is in the ED Zone and is currently used by PP&L for 

overhead electric transmission lines.  The lot is labeled as ED Zone on the Master Site 

Plan.  

b.  The site plan has been revised from two data center buildings totaling 500,000 SF 

(125,000 SF footprint each) to one data center building totaling 500,000 SF (250,000 SF 

footprint).  The Mosier Farm Drive has been reconfigured to shift the road west and 

create a single larger lot for the data center building and substation. The proposed site 

plan provides the 100 ft landscape buffers from proposed public ROW along Mosier Farm 

Drive and Gateway Drive.  The equipment yard is provided on the west side of the data 

center building with a 20 ft high sound wall. The fence screening is provided around the 

substation pad; Refer to the Master Site Plan and the revised perspective view rendering.   

c. The site plan has been revised from two data center building totaling 500,000 SF 

(125,000 SF footprint each) to one data center building totaling 500,000 SF (250,000 SF 

footprint).  The Mosier Farm Drive has been reconfigured to shift the road west and 

create a single larger lot for the data center building and substation. The proposed site 

plan provides the 100 ft landscape buffers from proposed public ROW along Mosier Farm 

Drive and Gateway Drive.   

d.  The proposed stormwater management facilities have been revised to be outside the 

limits of the 100 ft landscape buffers; Refer to Master Drainage Plan, Drawing CG110-

1131.  

 

Comment 4 

4. In accordance with Section 705.1.A.(4), the Site Development Plan shall include “the 

location, size, arrangement and capacity of all areas to be used for motor vehicle access, 

off-street parking, off-street loading and unloading, and provisions to be made for 

lighting such areas in conformance with the regulations in Chapter 32, Outdoor Lighting 

Standards”. The submitted plan does not designate the required off-street loading 

spaces. In addition, the dimensions of the parking spaces, driveways, access aisles, and 

off-street loading spaces are not provided on the submitted plan. The proposed lighting 

is also not provided to determine compliance with Chapter 32. 

 

Response 4 

The equipment yard provides an area designated for loading (12’x60’ striped area); Refer 

to Master Site Plan, Drawing CS100-1131.  Parking stalls, driveways, access drives and 

loading spaces are labeled and dimensioned on the Master Site Plan.   Lighting Plans are 

provided; Refer to Lighting Plans, Drawings LL100-1131, LL101-1131, LL102-1131 and 

LL501-1131.  
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Comment 5 

5. In accordance with Section 705.1.A.(5), the Site Development Plan shall include “the 

types, dimensions, locations, and methods of exterior lighting as per the regulations in 

Chapter 32, Outdoor Lighting Standards, and the types, dimensions, locations, 

landscaping and methods of illumination for project signage”. The proposed lighting is 

not shown on the submitted plan to determine compliance with Chapter 32. 

 

Response 5 

Lighting Plans are provided; Refer to Lighting Plans, Drawings LL100-1131, LL101-1131, 

LL102-1131 and LL501-1131. 

 

Comment 6 

6. In accordance with Section 705.1.A.(6), the Site Development Plan shall include “the 

location, surfacing and dimensions of sidewalks, trails and all other areas to be devoted 

to pedestrian use”. The sidewalk locations and widths are not clearly identified on the 

submitted plan. 

 

Response 6 

The sidewalk is labeled and dimensioned on the Master Site Plan.  The sidewalks around 

the buildings show a concrete hatch for clarity.  

 

Comment 7 

7. In accordance with Section 705.1.A.(9), the Site Development Plan shall include “a 

description of any proposed use in sufficient detail with regard to traffic generation to 

permit the Commission to determine compliance with the performance and traffic 

impact requirements set forth in § 27-404. Traffic studies required hereunder and by the 

Pennsylvania Department of Transportation (PennDOT) shall also be submitted. All such 

studies, regardless of location on state or Township roads, shall meet PennDOT's 

requirements as well as the Township's, excepting that the requirements for projects 

accessing only Township roads may be modified by the Township Board of Supervisors 

in the case of conditional use permit applications or land development plans, or the 

Township Zoning Hearing Board in the case of special exceptions, on the 

recommendation of the Township Engineer. The Township may also require studies 

meeting the standards found in the Pennsylvania Municipalities Planning Code for 

purposes of establishing transportation impact fees applicable to the project.” 

 

The submitted Traffic Statement indicates that the previously submitted Traffic Impact 

Study for the overall Smithfield Gateway site was reviewed and approved by PennDOT. 

It included Phases 1B, 2A, and 2B and analyzed the traffic volumes of 236 multi-family 

residential units, 67,280 square feet of retail, 85 townhouse units, 96 apartment units, a 

110-room hotel, and a 9,984 square foot restaurant. 

 

The “Difference in Trips of Proposed Development vs. Previously Studied 

Development” table on Page 2 of the Traffic Statement and its conclusion are incorrect. 

The trips summarized in the table are negative. Also, the results do not consider the 

previously assumed trips on the remaining vacant lots. 
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Response 7 

The traffic statement has been revised to include trip generation calculations for the 

portions of the Phase 1B and 2B lots that could still be used for commercial development. 

For purposes of the traffic projections, we assumed that Lot 1B would consist of a 110-

room hotel and a 4,600 square foot fast-food restaurant and Lot 2B would consist of a 

5,750 square foot high-turnover sit-down restaurant.  

 

The “Difference in Trips of Proposed Development vs Previously Studied Development” 

table shows trips that are negative because we are providing a direct comparison of the 

development program on these lots that were previously studied to the development 

program that is being contemplated with the data center development. The trip 

generation calculations show that the site generated trips for the specific Phase 1B, 2A 

and 2B Lots will be significantly less than what was included in the previously prepared 

Transportation Impact Study. 

 

Comment 8 

8. In accordance with Section 705.1.A.(12), the Site Development Plan shall include “a key 

map showing the entire project and its relation to surrounding properties and existing 

buildings thereon”. The required key map is not provided on the submitted plan.  

 

Response 8 

The cover sheet included a location map and zoning map with the project location and 

surrounding properties and zones.   A key map has been added to the Master Site Plan.  

 

Comment 9 

9. In accordance with Sections 705.1.A.(14) and (15), the Site Development Plan shall 

include a “certification by engineer or surveyor” and a “certification of ownership and 

acknowledgment of plan signed by owner or developer”. The certifications provided on 

Sheet 1 are not executed as required. 

 

Response 9 

The Certifications on the Cover sheet are signed and notarized accordingly.  

 

Comment 10 

10. In accordance with Section 706, “in presenting an application for conditional use 

approval, the applicant shall (in addition to the other requirements of the Zoning 

Ordinance, i.e., Chapter 27, §§ 27-704 and 27- 705) also establish: 

 

706.2 “The general scale of the operation, in terms of its market area, specific floor 

space requirements for each activity, the total number of employees on each shift, the 

number of shifts, the hours of operation, and overall site size.” The Application 

Statement of Purpose and Extent indicates 40 to 60 employees will operate in three (3) 

rotating shifts (daytime, evening, and overnight). The number of employees in each shift 

has not been provided. In addition, the floor area for each activity is also not provided 

with this submission. 
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706.3. “Any environmental impacts that are likely to be generated (e.g., odor, noise, 

smoke, dust, litter, glare, vibration, electrical disturbance, radiation, wastewater, 

stormwater, solid waste — this list is merely illustrative and not exhaustive) shall have 

specific measures employed to mitigate or eliminate any such negative impacts. The 

applicant shall further furnish evidence that the impacts generated by the proposed use 

fall within acceptable levels as regulated by applicable laws and ordinances.” 

 

a. The submitted Environmental Impact Summary discusses Litter and states, 

“Waste will be collected in designated containers and removed by licensed 

waste management providers on a regular basis”; however, the site plan shows 

no waste containers. 

 

b. The submitted Environmental Impact Summary discusses Glare and states, “The 

proposed lighting is to comply with Chapter 32, Outdoor Lighting Standards. 

Lighting is to be designed with compliant fixture mounting heights and 

illumination levels. All luminaires shall be designed so as not to reflect glare onto 

a neighboring use or property in accordance with applicable code of 

requirements for site lighting. The lighting design may include shielded fixtures.” 

No proposed lighting has been shown on the submitted site plan. 

 

c. The submitted Environmental Impact Summary does not address Electrical 

Disturbances as required. 

 

d. The submitted Environmental Summary discusses Solid Waste and states, 

“Operation solid waste generation from the facility is expected to be minimal 

due to the limited number of employees and the nature of the operations. Waste 

materials such as packaging, office waste, and maintenance materials will be 

collected and disposed of through licensed waste management providers. 

Recycling practices will be implemented where feasible.” The site plan shows 

no waste or recycling containers. 

 

e. The submitted Environmental Impact Summary states the following regarding 

Water Usage, “Water usage at the facility will primarily support cooling systems 

and typical building operations. Water demand will be coordinated with the local 

water utility (BCRA) to ensure adequate supply and system capacity. The facility 

will incorporate efficient cooling technologies and water management practices 

to minimize consumption where feasible. The facility will be designed based 

upon available water flow from BCRA.” 

 

We note that BCRA issued a Contingent Intent to Serve letter dated May 13, 

2021 which indicates the total projected water usage at Smithfield Gateway is 

129,228 gallons per day and remained in effect for 5 years or until May 12, 2026. 

It appears there is currently no agreement in place for BCRA to provide water for 

any new use in the Smithfield Gateway development. The applicant has not 

demonstrated that there is water capacity available for the proposed project. 

 

f. The submitted Environmental Impact Summary states the following regarding 

Wastewater, “Wastewater generation will be limited to sanitary wastewater 
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from restrooms and employee facilities, as well as minor building maintenance 

activities. All wastewater will be discharged to the municipal sanitary sewer 

system in accordance with local utility requirements and applicable regulations. 

No industrial wastewater discharges are associated with normal data center 

operations.” 

 

The applicant has not demonstrated that there is capacity to accept the sewage 

discharge from this proposed project. 

 

Response 10 

706.2 

250 MW Data Center.  Normal operations will be 8760 hours per year with employees 
operating in 3 shifts 24/7.  Total employees will include technical experts, mechanical, 
electrical and other engineering related services, building maintenance, security and 
several other support positions.  In total there will be approximately 60 full-time jobs on 
site or 20 per shift.  The Data Center will be designed using best practices and Best 
Available Technology (BAT) including the use of closed loop and/or air-cooled systems 
to minimize water usage, sounds attenuation, vibration attenuation and energy efficiency 
and renewable on-site generation.  The Data Center is designed to provide 
communication with various smart phones, tablets, laptops and other devices as well as 
the applications they support.  In addition, the Data Center allows information sharing 
between other points of information (data hotels) and to provide access to on line 
services and inquiries for the public.   
 
Data center building layout:  

Building: 250,000 sf footprint, 2 floors 
Space makeup: 1:2 ratio white to grey space 
Servers and racks (it) - 20% floor space 
Mechanical, electrical, ups, generators, chillers - 40% floor space 
Open halls, aisles, clearances - 40% floor space 

 
This information is included in the project narrative on the Master Site plan; Refer to Site 
Plan Notes. 

 

706.3 

a. A trash enclosure is provided and is labeled on the Master Site Plan; Refer to 

Drawing CS100-1131.  

b. The Lighting Plans are designed to be compliant with fixture mounting heights 

and illumination levels.  Lighting is to be fully shielded (full cut-off fixtures) to 

prevent glare and to direct lighting away from neighboring dwellings. Refer to 

Lighting Plans and Details. 

c. The Environmental Impact Summary provided a summary for Electrical 

Disturbances; refer to Item 8.   A Vibration Analysis is provided with this 

resubmission; Refer to Acoustical Evaluation of Sound Emissions Report, 

Vibration Analysis.  

d. A trash enclosure is provided and is labeled on the Master Site Plan; Refer to 

Drawing CS100-1131.  

e. Based on current BCRA regulations, the Authority does not issue a Will Serve 

Letter until a final land development plan has been accepted by Smithfield 
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Township. BCRA has provided a letter which indicates that BCRA's allocation to 

Smithfield Township is 400,000 gallons per day (gpd), of which approximately 

150,000 gpd is currently being utilized.  Based on the remaining available capacity 

of approximately 250,000 gpd, sufficient capacity appears to be available to serve 

the proposed Smithfield Gateway Data Center.  Should adequate capacity 

ultimately not be available through BCRA, the project could address its water 

demand through commercially available water truck hauling services. 

f. Smithfield Sewer Authority (SSA) has provided a letter confirming the Smithfield 

Gateway project has available EDU’s for the proposed data center building.  Refer 

to SSA Letter. 

 

Comment 11 

11. In accordance with Sections 511.22.G.(1) and 511.22.G.(1)(a), “the applicant shall 

demonstrate through a sound study(s) 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 subsection at the perimeter property boundaries of receiving land 

uses. The study(s) must be submitted to the Township Supervisors, Township Planning 

Commission, and Township Engineer for review. Such sound study shall be conducted 

using a sound level meter equipped with a modern octave band filter according to 

standards prescribed by the American National Standards Institute (ANSI S1.4-2104) or 

the International Organization for Standardization (ISO 1996): 

 

a. A preliminary study shall be conducted as part of the conditional use and/or land 

development process. The preliminary sound study shall include recommended 

sound reducing materials or systems as needed to meet the sound limit criteria 

of this subsection.” 

 

In addition, and in accordance with Section 511.22.G.(2), “Sound Levels and 

Maximum Sound Pressure Levels. Maximum sound pressure levels shall not exceed 

those provided in the following table. In addition to the table below, and the sound 

standards in this subsection, the use(s) shall comply with all applicable standards 

outlined in Chapter 10, Part 2, Noise and Nuisances. Where any provision of this 

section conflicts with Chapter 10, Part 2, Noise and Nuisances, the provision 

imposing the more restrictive standard or higher level of protection shall prevail.” An 

Acoustical Evaluation of Sound Emissions report has been provided which evaluates 

the noise generated from the proposed buildings including the emergency 

generators, chillers, and rooftop HVAC units. Each data center building will be 

equipped with 24 emergency generators, 30 chillers, and 12 rooftop HVAC units. 

The Evaluation also includes the substation which consists of 5 large power 

transformers, a control house, and switchgear enclosure. 

 

Ordinance Chapter 10 defines dBA and dBC as follows: 

 

dBA - The sound level in decibels, reported as measured by a sound level 

measuring instrument having an "A" weighting scale. The "A" weighted scale (aka 

A-weighted scale) is used to measure volume of common residential, 
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commercial, natural and industrial sounds. The level so read is designated dB(A) 

or dBA. 

 

dBC - The sound level, in decibels, reported as measured by a sound level 

instrument having a "C" weighted scale. The "C" weighted scale (aka C-weighted 

scale) offers a larger audio frequency range than "A" weighted and is used for 

measurement of higher volumes, peak volumes, and noises with a large 

component of low frequency sounds. 

 

Table 1 in Chapter 10, Section 205 requires analysis of the C-weighted sound 

level. The Acoustical Evaluation only analyzed the A-weighted sound level which 

is not in compliance with Chapter 10. 

 

b. In accordance with Chapter 10, Section 205.1, “no person shall cause, suffer, 

allow, or permit the operation of any source of sound on any source property in 

the Township in such a manner as to create a sound level that equals or exceeds 

the sound level limits set forth in Table I or II when measured at or within the 

real property line of any of the receiving properties listed in Table I or II except as 

specified in § 10-205, Subsection 2”. 

 

“Real Property Line” is defined in Chapter 10 as “The vertical boundary that 

separates one parcel or property (i.e., lot and block) from another residential or 

commercial property”. Figure 2 of the Evaluation indicates the decibels are 

measured 5-feet above grade and the dwellings are located at 15-feet above 

grade. Therefore, the analysis is not completed at the Real Property Line, i.e., 

15-feet above grade. In addition, the Acoustical Analysis does not evaluate 

sound levels utilizing the C-weighted scale as required in Table 1 of Chapter 10, 

Section 205. 

 

c. The Introduction of the submitted Acoustical Evaluation indicates that the 

evaluation relied on analysis in octave frequency bands and that full acoustical 

data in octave bands for all measurements and modeling are available upon 

request. The full acoustical data including the octave frequency has not been 

submitted to determine compliance with Section 511.22.G.(2). The ISO and 

ANSI standards are also not referenced in the Acoustical Evaluation. 

 

d. The Acoustical Evaluation discusses sound reducing materials/systems. 

 

i. Each rooftop HVAC “unit is modeled with a sound power level of 93 

dB(A) at a height of 4-feet above the roof.” Page 4 of the Acoustical 

Evaluation states, “these units will be screened from view by a parapet.” 

Item 2. Noise in the Environmental Impact Summary indicates the HVAC 

equipment will be screened by a parapet, and louvered equipment 

screens are shown on submitted Perspective Views; however, the Site 

Section plan shows no parapet wall or screen. The heights of the HVAC 

units and height of the parapet walls are not clearly specified in any 

location. 
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ii. “A 20-foot-tall acoustical screen is provided around all chillers…”. The 

Trane model ACR Air-Cooled Screw Chillers are modeled at a height of 6-

feet above ground per Page 8 of the Evaluation. The “acoustical screen” 

is not identified on the plans submitted with this application. 

 

iii. The emergency generators will operate during emergencies and during 

daytime testing. Each generator is a 2.5 MW Cummins diesel generator 

“placed in an acoustical enclosure designed to reduce generator sound 

levels” and “modeled at a height of 12-feet above grade”. It is unclear as 

to the total height of these generators. Page 8 of the Evaluation notes 

the generators can be stacked as needed depending on available space 

which would increase the height of the sound analysis point. Additionally, 

there is no height noted for the afore-mentioned acoustical enclosure and 

these are not identified on the submitted plans. 

 

iv. Page 4 of the Evaluation states the electrical substation “produces little 

sound compared to the other proposed equipment.” The Perspective 

Views show a retaining wall and what appears to be chain link fence with 

fabric surrounding the substation. A sound barrier is not provided around 

the substation and its equipment and no acoustical screen or enclosure is 

mentioned in the acoustical evaluation. 

 

e. In accordance with Section 511.22.I.(1) of the Zoning Ordinance, Generator 

Testing Adjacent to Residential Zoning Districts or Sensitive Receptor(s). For any 

data center, disaster recovery facility, and/or data center accessory use located 

on a parcel adjacent to property with existing residential development, a 

sensitive receptor, or a residential zoning district, the following standard applies 

to generator testing: 

 

(a) Generator testing is limited to between 7:00 a.m. and 5:00 p.m. during all 

months of the year. 

 

(b)Except for generator testing or commissioning activities, generator use shall 

otherwise be limited to backup/emergency use only. 

 

Figure 3 in the Evaluation indicates the decibels are measured 5-feet above 

grade and the receptors (dwellings) are 15-feet above grade. Therefore, the 

analysis was not completed at the Real Property Line (i.e., 15-feet above grade). 

In addition, the Acoustical Analysis does not evaluate sound levels utilizing the C-

weighted scale as required in Table 1 of Chapter 10, Section 205. 

 

 

Response 11 

a. A discussion of the A and C weighting criteria is included in the updated sound study 

dated 10 August 2026.  Project noise goals were adopted to ensure no offending low 

frequency content.   

b. The sound study was updated to include property line vantage points.  

c. The sound study has been updated to include octave band data.   
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d. i.  The parapet and screens are shown on the Architectural Elevations and Perspective 

Views.  

ii. The 20 ft high sound barrier wall is located around the perimeter of the equipment 

yard.  The sound barrier wall is shown and labeled on the Master Site Plan; Refer to 

Drawing CS100-1131. 

iii.  The sound barrier wall is shown and labeled on the Master Site Plan.  

iv.  A sound barrier is not provided around the substation due to the substation 

equipment pad elevations being lower in elevation than the top of the retaining wall 

elevations.   The retaining wall height along the north end of the substation pad 

ranges between 20 to 30 ft in height. Refer to the Partial Grading Plan, Drawing 

CG102-1131 and Perspective views.   

e. The sound study was updated to include property line vantage points. 

 

 

ZONING ORDINANCE COMMENTS 

 

Comment 12 

12. In accordance with Section 511.22.F.(2)(a), “the applicant shall submit an Emergency 

Response Plan (ERP) prepared by a qualified professional. The ERP shall: 

 

1)Be reviewed and accepted by the local fire department and emergency 

management services as part of the conditional use and/or land development 

process; 

 

2)Include detailed procedures for fire suppression, containment, ventilation, and 

evacuation; 

 

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)Ensure that all first responders receive adequate training specific to the 

installed system 

 

5)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, disaster recovery facility, or data center accessory use.” 

 

In addition, and in accordance with Section 511.22.F.(2)(c), “no data center, 

disaster recovery facility, or data center accessory use 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”. 

 

While the submitted Environmental Impact Summary summarizes Emergency 

Management, an Emergency Response Plan (ERP) addressing Subsections 1 

through 5 above has not been submitted as required. 

 

 



SMITHFIELD GATEWAY PHASES 1B, 2A, AND 2B  

DATA CENTERS CONDITIONAL USE REVIEW NO. 1  

SMITHFIELD TOWNSHIP, MONROE COUNTY, PENNSYLVANIA 

Langan Project No.: 100501411 

August 10, 2026 

Page 13 of 13 

 

 

 

 

 

Response 12 

An Emergency Response Plan has been prepared by Delta Development Group, Inc.; 

Refer to Emergency Response Plan (ERP).  A copy of the ERP and revised Utility Plan will 

be provided to the Fire Chief for review. 

 

 

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): Conditional Use Plans 

  Traffic Statement 

  Sound Emission Report 

  Emergency Response Plan  

  Architectural Elevations and Perspective Views 

  BCRA & SSA Letter 

  Detailed Load Study 

 

 

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

 Julia Heilakka, Smithfield Township 

 Ted Herbert, Langan 
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