TOWNSHIP MEMORANDUM FOR
AGENDA ITEMS
To: Planning Commission
FroMm: Chris Strohler, Long-Range Planner
DATE: August 5, 2025
SUBJECT: Planned Innovation, Research, and Technology (PIRT) Overlay District — Motion
to Recommend Adoption
Cory To: T. Petrucci; D. Manhardt; L. Harrier; A. Wilk; J. Alderfer; E. Bett; A. Tallarida

e Background Information:

In July, staff discussed with the South Whitehall Township Planning Commission the shift to remove
the concept of Planned Industrial from the proposed Jordan Valley Preservation Overlay District to
instead develop a new, standalone Planned Innovation, Research, and Technology (PIRT) Overlay
District.

The PIRT District is an optional zoning overlay that encourages tech campus-style development in
the Industrial (I) District in an attempt to “modernize” an underperforming industrial zone, while
implementing key goals of the Township’s Comprehensive Plan and South Whitehall Landscapes
plan.

This optional zoning overlay builds off the Conservation Subdivision concept, by requiring extensive
setbacks and buffering, with the intent to preserve agriculture and viewsheds from public roads, or to
encourage naturalized open spaces. Detailed site design requirements are specified in the ordinance,
with examples depicted in graphical guidelines.

In order to incentivize use of this optional overlay, new uses have been added that were not
previously allowed in this zone including offices and colleges/universities, which are compatible with
a tech campus.

A new use allowed in the PIRT District is a Data Center, which had not previously been defined or
regulated in the Township’s Zoning Ordinance. The PIRT District provides standards and regulations
specific to Data Centers that help address potential community and environmental impacts, along
with specific parameters for noise control.

In order to create the PIRT District, the Township will need to amend the zoning ordinance and add
the PIRT District as a new optional overlay. A final draft of the zoning ordinance amendment has
been prepared by staff and reviewed by the Township legal team. This final draft has been sent to the
Lehigh Valley Planning Commission for review and is presented to the Township Planning
Commission for review and comment. A breakdown/summary of each section of the zoning
ordinance amendment is provided for convenience.

In addition to the zoning ordinance amendment, the Township Zoning Map has been updated to
depict the new PIRT Overlay Zone across the existing Industrial (I) District. Only within this district
will projects be eligible to opt into the PIRT.

Graphical design guidelines have also been prepared to help serve as a visual aid to the detailed
design standards and criteria outlined in the PIRT District. These guidelines are not intended to be a




standalone requirement since all the design standards are specified in the ordinance. For example,
buffering requirements are explicitly laid out in the ordinance, with an example of how that buffer
may look in the design guidelines. The intent of these design guidelines is to help both potential
applicants and the approving body visualize how the potential developments could be laid out in
regard to site design.

Staff present the final drafts of the zoning ordinance amendment, zoning map update, and PIRT
graphical design guidelines to the Planning Commission for review and a request to recommend these
documents for adoption. Following a recommendation from the Township Planning Commission,
staff will request a motion from the Board of Commissioners to advertise a Public Hearing to adopt
the PIRT District and zoning ordinance amendments in September/October.

e Action Requested:

e Motion to Recommend Adoption of the PIRT Overlay and Zoning Ordinance Amendments
e Attachments:

e Zoning Ordinance Amendments Section Breakdown

e Final Draft — Zoning Ordinance Amendments

o Final Draft — Updated Zoning Map

e Final Draft — PIRT District Design Guidelines



SOUTH WHITEHALL

ATTACHMENT: PIRT
ORDINANCE SUMMARY

TOWNSHIP

Section 1 — Use Scehdules

Data Center has been defined and added as a use permitted in the Industrial (I) Zoning District
under “Conditional Use” or permitted by-right as part of the PIRT Overlay District.

Additional definitions specific to Data Centers regarding structures and noise have also been
defined.

Data Centers developed under Conditional Use are permitted to be up to 150,000 sf and 40’
high.

Specific Noise Control criteria have been laid out, along with requirements for pre-
construction noise studies

A Community and Environmental Impact Statement is required

“Flex Space” is a use that will be permitted in the PIRT District. This definition needed to be
updated for more applicable use. Other uses permitted in the PIRT are identified, but no
changes to definitions or regulations are required at this time.

The inclusion of a new use in the Use Schedule shifts other uses starting with “D” numerically
by one space.

Section 2 — Zoning District Schedules

The District Schedule table has been updated to include Data Center as a use under
Conditional Use.

Section 3 — Special Districts and Development Types

The PIRT Overlay District has been added to where the other overlay districts are in the
Zoning Ordinance

This section identifies specific criteria for submitting a project under the optional PIRT
District and specifically governs the uses allowed in the PIRT, the dimensional standards
required, and the design criteria that must be followed

Specific uses allowed under the PIRT are intended to encourage tech campus style
development (i.e. Data Centers, R&D Facilities, Offices, Flex Space, College/Trade Schools)

Data Centers submitted under the PIRT can be larger (up to 500,000 sf and 50° high) but must
follow specific design criteria including extensive buffering and larger setbacks to visually
shield buildings from public view.

Design Guidelines are included to help serve as a visual aid to better depict what
developments in the PIRT should look like. These design guidelines are codified as standards
in the zoning ordinance to provide clear expectations for all parties prior to plans being
submitted.



e Specific Noise Control criteria have been laid out, along with requirements for pre-
construction noise studies. Post-construction noise monitoring will also be required.

e A Community and Environmental Impact Statement is required

Section 4 — Appendix D: PIRT District Design Guidelines

e Design Guidelines have been developed in consultation with a licensed architect to help depict
the intent of the required design standards. These Design Guidelines will be added to the
zoning ordinance as a standalone document and an appendix to the PIRT District.

Section 5 — Zoning Map Update

e The Township Zoning Map will need to be updated to specifically identify the PIRT Overlay
District Boundary. The PIRT will be an optional district across the entire Industrial (I) zone.

Sections 6-9

e Standard boiler plate language for ordinances.



TOWNSHIP OF SOUTH WHITEHALL
LEHIGH COUNTY. PENNSYLVANIA

ORDINANCE NO. 2025-__
(Duly Adopted , October XX, 2025)

AN ORDINANCE OF SOUTH WHITEHALL TOWNSHIP (LEHIGH
COUNTY, PENNSYLVANIA) AMENDING PART II (“GENERAL
LEGISLATION”), CHAPTER 350 (“ZONING”) OF THE CODIFIED
ORDINANCES TO ADD “DATA CENTER” AS A NEW USE TO SECTION
350-48(d)(2), ADD SECTION 350-33 TO CREATE A PLANNED
INNOVATION, RESEARCH, AND TECHNOLOGY (PIRT) OVERLAY
DISTRICT AND ESTABLISHING REGULATIONS FOR THE PIRT
DISTRICT, ADD ATTACHMENT 4 — APPENDIX D: PIRT DESIGN
GUIDELINES, AMEND THE ZONING MAP TO IDENTIFY THE
BOUNDARY OF THE PIRT OVERLAY DISTRICT, AND PROVIDE FOR
A REPEALER, FAILURE TO ENFORCE NOT A WAIVER,
SEVERABILITY, AND EFFECTIVE DATE

WHEREAS, South Whitehall Township (“Township”) is a political subdivision,
municipal corporation, and First-Class Township of the Commonwealth of Pennsylvania,
being a body both corporate and politic, situated in Lehigh County, duly established and
lawfully existing under and pursuant to the First-Class Township Code of the
Commonwealth of Pennsylvania, 53 P.S. §§ 55101 et seq., as amended; and

WHEREAS, the 2023 South Whitehall Township Comprehensive Plan established
a vision to guide future growth in a sustainable and harmonious manner that preserves the
character, community, and diversity of South Whitehall Township; and

WHEREAS, the 2023 South Whitehall Township Comprehensive Plan
recommended utilizing the land use plan to inform updates to the Subdivision and Land
Development Ordinance, Zoning Ordinance, and other regulatory documents to be
consistent with the Comprehensive Plan; and

WHEREAS, the Township is desirous of providing options for industrial
development in the northern tier that promote technologically centered uses that create
minimal traffic impacts and are proportionately buffered from the surrounding area; and

WHEREAS, pursuant to Section 609 of the MPC, 53 P.S. §10609, the Township
is authorized and empowered to enact amendments to the South Whitehall Township
Zoning Ordinance after public hearing thereon pursuant to public notice; and

WHEREAS, the South Whitehall Township Planning Commission reviewed the

following amendments to the South Whitehall Township Zoning Ordinance at its duly
advertised public meetings and recommended approval thereof; and
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WHEREAS, the South Whitehall Township Board of Commissioners has
conducted a public hearing pursuant to public notice concerning the following amendments
to the South Whitehall Township Zoning Ordinance; and

WHEREAS, the South Whitehall Township Board of Commissioners desires to
ordain and enact the amendments to the South Whitehall Township Zoning Ordinance as
set forth hereinafter.

NOW, THEREFORE, BE IT ENACTED AND ORDAINED by the Board of
Commissioners of South Whitehall Township, as follows:

SECTION 1.
Part II (“General Legislation”), CHAPTER 350 (“Zoning”), ARTICLE 4 (“Zoning
Use Regulations”)

The South Whitehall Township Zoning Ordinance, Chapter 350, Article 4, Section 350-48
Use Schedules, is and shall hereby be amended as follows:

Amendment 1.A. Amend §350-48(d)(2) by replacing the existing subsection in its entirety with
the following:

350-48(d)(2) Data Center.

(A) Definition: A centralized facility engaged in the storage, management, processing,
and/or transmission of a businesses’ digital data, and housing computer and/or
network equipment, systems, servers, appliances, and other associated components
related to digital data operations.

(1) Additional definitions for this section:

PRINCIPAL STRUCTURE, DATA CENTER — The building(s) or
structure(s) that operate the primary use of the data center.

Example: Data Center buildings which contain core computing
infrastructure, servers, and networking equipment.

ACCESSORY STRUCTURE, DATA CENTER — The building(s) or
structure(s) that support the Principal Structure(s) but are not considered a
primary use.

Example: Office buildings, guardhouses, security structures, and other
administrative-type buildings or structures.

ANCILLARY EQUIPMENT, DATA CENTER — Equipment and/or structures
that contain equipment necessary for the functionality of the primary use.

Example: Mechanical, electrical, or plumbing equipment, power
generation or distribution equipment, substations, generators, storage
tanks, or heating, ventilation, and air conditioning (HVAC) equipment
(either ground mounted or roof mounted).
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CONTINUOUS NOISE — Noise that remains stable and constant over a 24-

hour period of time.

Example: Heating and ventilation systems

INTERMITTENT NOISE — Noise that increases or decreases over a 24-hour

period of time.

Example: Machinery functioning in cycles or the use of generators

IMPULSIVE NOISE — Loud, unexpected noise in short bursts

Example: Alarms or construction

LOW FREQUENCY NOISE — Constant, soft background noise

Example: Low hum of a power station

(B) Use classification: Industrial.

(C) Where permitted: Data Centers shall be permitted in the Industrial (I) Zone only by
Conditional Use or under the provisions of §350-33 Planned Innovation, Research, and
Technology (PIRT) Overlay District, provided that the owner has executed and
submitted an owner’s consent opting into the PIRT Overlay District as a condition of

land development.

Zoning District RR-3[ RR-2[ RR [ R-2 [ R-3 [ R4 [ R5 [R-10( NC | OC | GC | GC-1{ HC

HC-1{ CR [IC-1| I

Primary

Accessory

Special exception

Conditional use

(D) Minimum off-street parking calculations:

(1) Office & Security Buildings: 1.0 space per 300 square foot area

(i) Data Center Operations: 1.0 space per employee based on the maximum number of

employees on site at peak periods of time.

(i11) Storage & Loading Areas: 1.0 ten-foot by eighty-foot (10’ x 80”) truck staging parking

space for temporary truck queuing outside of the security fence.
(E) Additional regulations:

(1) Dimensional Standards:

Data Center Dimensional Standards

Minimum lot size 10 acres
Minimum lot width 200’
Max. Building Footprint 150,000 sf
Max. Building Height (Principal Structures)* 40°
Max. Building Height (Accessory Structures) 35’
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Max. Impervious Coverage 75%

Max. Building Coverage 50%
Front/Side Setbacks: Principal Structure(s)

From Existing Public Roads (Front or Side) 350°
From New Public Roads (Front or Side)** 150°
From Industrial Uses (Front or Side) 50°
From All Other Uses (Front or Side) 350°
Front/Side Setbacks: Accessory Structure(s)

From Existing Public Roads (Front or Side) 200°
From New Public Roads (Front or Side)** 50°
From Industrial Uses (Front or Side) 25’
From All Other Uses (Front or Side) 200’

Front/Side Setbacks: Ancillary Equipment
(Ground-Mounted)

From Existing Public Roads (Front or Side) 150°
From New Public Roads (Front or Side)** 150°
From Industrial Uses (Front or Side) 50°
From All Other Uses (Front or Side) 150°

*Rooftop structures considered Ancillary Equipment may exceed the 40’ height
limitation subject to the provisions of §350-42(h).

**Public roads constructed as part of a Data Center development or as part of
the PIRT District, shall be considered New Public Roads.

(i) Buffering:
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[1]

[5]

A minimum two hundred-foot (200”) buffer zone shall be established
between the property line and the Build-To Line of the Principal
Structure(s) to provide a visual and auditory cushion between the Data
Center and uses other than the Data Center and public roads.

The buffer zone shall consist of a landscaped earthen berm at least
fifteen feet (15°) in height located within one hundred feet (100°) from
the property line. The slope of the berm shall not exceed a slope of 3:1.

At the top of the berm, two staggered rows of dense evergreens shall be
planted. Trees shall be at least six feet (6”) in height when planted and
spaced at a maximum of fifteen feet (15”) apart in a row. Rows shall be
offset in order to achieve maximum visual screening.

The front face of the berm shall be planted and maintained as either a
native grassland meadow or native wildflower meadow. Seed mixes,
planting/landscaping plans, and proposed maintenance plans shall be
submitted for review and approval by the Township Landscape &
Shade Tree Commission.

If space allows, the back face of the berm may be planted with dense
trees or shrubbery to help buffer sound and vibration.



(iv) Screening:

[1] All ground-mounted Ancillary Equipment shall either be fully enclosed
in a building or screened on at least three sides by sound dampening
barrier walls to buffer sound and vibration to the highest extent
possible.

[2] All roof-mounted Ancillary Equipment shall be screened on at least
three sides by sound dampening barrier walls to buffer sound and
vibration to the highest extent possible.

[3] Security fencing is permitted, provided that it is made of black metal,
no higher than eight feet (8”). Perimeter fencing shall be located on the
back face of the berm, unless at the entrance to the facility. Portions of
fence that are visible from a public road (i.e. near the entrance gate to
the facility) shall not include barbed wire or razor wire.

(v) Specific Standards for Conditional Use:

[1] Average Continuous Noise levels from the data center shall be limited
to or below Average Continuous Noise levels prior to development at
the property line. Continuous Noise levels shall be measured as the
average decibel (dB) level over a 24-hour period at the property line.
This requirement shall not apply to emergency situations or during
construction.

[2] Such uses shall require the submission of a Pre-Construction Noise
Study to be reviewed by Township staff and any Township
Boards/Commissions/Councils or consultants deemed necessary to
review and comment. The Pre-Construction Noise Study shall be
prepared by a licensed professional engineer, specializing in acoustics
or an engineer Board Certified by the Institute of Noise Control
Engineers. The Noise Study shall use best practices and predictive
acoustic modeling including sound source location and directivity, and
barrier effects of building and topography, to provide the following
information:

[a] Study shall measure and document at least three locations of
existing ambient noise at the property line. Noise levels
shall be described and identified as the average decibel (dB)
at each location over a 24-hour period.

[b] Identification of noise-sensitive locations within five
hundred feet (500°) of the property boundary (i.e. schools,
hospitals, residential structures).

[c] Modeled expected Continuous Noise generated from all
Principal Structures, Accessory Structures, and Ancillary
Equipment at full operational load.
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[d] Modeled expected maximum Impulsive Noise generated
from standard equipment testing and maintenance

[e] Modeled expected maximum Impulsive Noise generated
from emergency situations (i.e. the use of backup
generators, alarms, etc.)

[f] Identification of specific mitigation strategies to reduce or
maintain average Continuous Noise levels equal to existing
dB levels at the property line under normal operations (i.e.
sound dampening, equipment location, operational
adjustments, etc.). This shall not apply to emergency events
requiring the use of backup generators.

[g] A statement on the anticipated impact of Low Frequency
Noise on any surrounding noise-sensitive locations.

[3] Such uses shall require the submission of a Community and
Environmental Impact Statement to be reviewed by Township staff and
any Township Boards/Commissions/Councils or consultants deemed
necessary. The Community and Environmental Impact Statement shall
contain the following:

[a] A narrative description of the nature of the proposed on-site
activities and operations, anticipated hours of operations,
anticipated frequencies and types of vehicle trips generated,
and anticipated types of materials/equipment stored on site.

[b] An evaluation of potential impacts of the proposed use, both
positive and negative, upon:
*  Emergency services and fire protection
*  Water supply
*  Sewage disposal
*  Solid waste disposal
*  School facilities and school district budget
*  Municipal revenues and expenses

[c] An evaluation of potential environmental impacts and
proposed mitigation strategies if necessary, on the
following:

*  Air Quality

*  Surrounding Soil Quality

*  Surrounding Water Quality
*  Groundwater Sources

*  Wildlife Habitat

Amendment 1.B. Amend the numbering of the remaining uses listed in §350-48(d) by shifting
each use in its entirety one level to continue alphabetically and numerically as follows:
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350-48(d)(3) Day-Care Center

350-48(d)(4) Dwelling, Apartment as part of a mixed-use building
350-48(d)(5) Dwelling, Apartment Building

350-48(d)(6) Dwelling, Single Detached

350-48(d)(7) Dwelling, Single Detached, Lot Averaging Development Option
350-48(d)(8) Dwelling Unit, Three-flat

350-48(d)(9) Dwelling Unit, Townhouse

350-48(d)(10) Dwelling Unit, Twin

350-48(d)(11) Dwelling Unit, Two-Flat

Amendment 1.C. Amend §350-48(f)(4)(A) by replacing the existing subsection in its entirety
with the following:

350-48(f)(4) Flex Space.

(A) Definition: A building or buildings, that allow a mixture of uses permitted in the
appropriate Zoning District Schedule, typically with an adaptable layout. This
definition does not permit the establishment of a use within a flex space that would
not otherwise be permitted in accordance with this chapter, nor does it abrogate any
requirements of any individual use proposed within the flex space that are in
accordance with this chapter.

SECTION 2.
Part Il (“General Legislation”), CHAPTER 350 (“Zoning”), ARTICLE 2 (“Base
Zoning Districts”)

The South Whitehall Township Zoning Ordinance, Chapter 350, Article 2, Section 350-24
Zoning District Schedules, is and shall hereby be amended as follows:

Amendment 2.A. Amend §350-24(c)(17) to include Data Center as a use permitted in the
Industrial (I) District by Conditional Use:

Minimum
Front to Maximum Height
Maximum Street Ulti- Minimum Minimum Building Structure
Dwelling Minimum Minimum mate Right-  Sides to Lot Rear to Lot Maximum (feet)
Units Per Lot Area Per Frontage of-Way Line Lines Lines Units Per
Gross Acre Use (feet) (feet) (feet) (feet) Building
CONDITIONAL USES | ‘
Data Center Subject to provisions of § 350-48(d)(2)
Solar energy facility Subject to provisions of § 350-48(s)(11)
Special event venue 2.0 acre 200 100 100 ‘ 100 35
Wind energy facility Subject to the provisions of § 350-48(w)(5)

Part II (“General Legislation”), CHAPTER 350 (“Zoning”), ARTICLE 3 (“Special
Districts and Development Types™)
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The South Whitehall Township Zoning Ordinance, Chapter 350, Article 3, Section 350-33
is and shall hereby be amended as follows:

Amendment 3.A. Amend §350-33 by replacing the existing subsection in its entirety with the
following:

§350-33 Planned Innovation, Research, and Technology (PIRT) District

(a) Short Title
This section shall be known and may be cited as the Planned Innovation,
Research, and Technology District (PIRT District).

(b) Purpose and Intent
In addition to the goals stated in §350-02 Purposes, of this Chapter, it is the
purpose and intent of the PIRT District to:

(1) Provide a controlled and protected environment for the orderly growth
and development of research and technology-related businesses within
a campus-like setting.

(2) Provide an option for new, technologically centered industrial uses that
place minimal impact on the surrounding transportation network.

(3) Provide opportunities for South Whitehall Township to grow its
economic base while appropriately buffering industrial uses from public
roadways and non-industrial land uses.

(c) Applicability

(1) The provisions of this section shall govern the permitted uses,
dimensional standards, and design criteria for any proposed project
submitted as part of the Planned Innovation, Research, and Technology
District (PIRT District). Except as otherwise provided in this section,
provisions contained in the Zoning Ordinance shall apply to
development within the PIRT District.

(A) Any proposed development in the PIRT District shall be subject
to the requirements as established in this section and the
procedures and development standards as established in Chapter
312. Subdivision and Land Development except where
specified.

(B) Site design and architectural standards for projects in the PIRT
District shall follow those specified in 350-33(f)(2) or 350-
33(g)(2). Graphical depictions and guidance for these standards
are provided in Appendix D: Planned Innovation, Research, and
Technology (PIRT) District Design Guidelines. Compliance
with these standards shall be approved by the Township, prior to
the issuance of any Zoning Certificate of Use.
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©

All projects submitted as part of the PIRT District shall require
an owner’s consent opting into the Planned Innovation,
Research, and Technology (PIRT) District as a condition of land
development meeting the following requirements:

(1) The owner’s consent shall be a notarized written
statement to the Board of Commissioners, which is
signed by the property owner of record of the lot and the
developer if the developer is not the property owner of
record, consenting to the application of the provisions of
Section 350-33 and which shall be in a form prepared by
the Township Solicitor and shall be recorded in the
Lehigh County Clerk of Judicial Records, Recorder of
Deeds Division.

(d) Permitted Primary Uses
(1) The following uses as defined in Chapter 350 Article 4 Zoning Use
Regulations are permitted as primary uses in the PIRT District:

(A)

(B)
©)
(D)
(E)
(F)

Coordinated Development (of uses permitted in the PIRT
District)

Flex Space (of uses permitted in the PIRT District)

Office, Business and Professional

Research and Development Facilities

School, College and/or University

School, Commercial and/or Trade

(2) The following Special Use Types are permitted as primary uses in the
PIRT District, subject to the regulations listed in §350-33(g):

(A)

Data Center

(e) Permitted Accessory Uses
(1) The following uses as defined in Chapter 350 Article 4 Zoning Use
Regulations are permitted as accessory uses in the PIRT District:

(A)
(B)

©)
(D)
(E)
(F)
(G)
(H)

(M

Communication Facility, Cellular

Communication Facility, Radio and Television (Non-
Residential)

Geoexchange Energy Systems

Solar Energy Facility

Solar Energy Systems, Nonresidential

Utility Support Facility

Wind Energy Facility

Wind Energy Systems, Small Free-Standing

Wind Energy Systems, Small Roof-Mounted

(f) General Regulations
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(1) Dimensional Standards
All permitted uses in the PIRT District shall follow the dimensional
requirements in the table below. Dimensional Requirements for
Special Use Types shall follow those specified in §350-33(g).

PIRT District Dimensional Standards
Minimum lot size 2.5 acres
Minimum lot width 100°
Max. Building Height (Principal Structures) 40°
Max. Impervious Coverage 75%
Max. Building Coverage 65%
Setbacks: Primary Use
From Existing Public Roads (Front or Side) 200’
From New Public Roads (Front or Side)* 50°
From Industrial Uses (Front or Side) 50°
From All Other Uses (Front or Side) 200’
Setbacks: Accessory Use
From Existing Public Roads (Front or Side) 150°
From New Public Roads (Front or Side)* 50°
From Industrial Uses (Front or Side) 25’
From All Other Uses (Front or Side) 100°
*Public roads constructed as part of a development in the PIRT District shall
be considered New Public Roads

(2) Design Standards
All permitted uses in the PIRT District shall follow the architectural
and design standards specified below. Graphical depictions and
guidance on these standards are provided in Appendix D: Planned
Innovation, Research, and Technology (PIRT) District Design
Guidelines. Compliance with these standards shall be approved by
the Township, prior to the issuance of any Zoning Certificate of Use.
(A) Pedestrian Zone

(1) Purpose. The Pedestrian Zone is intended to provide safe
and enjoyable pedestrian circulation along public road
frontages.

(i1) Location. The Pedestrian Zone shall be located on the
property, parallel to all public road frontages between an
intersection and another intersection or a property line.
The Pedestrian Zone shall encompass the first twenty
feet (20’) of the property starting at the Ultimate Right-
of-Way and extending into the center of the property. The
Pedestrian Zone shall be allowed within the required
setback area.
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(i11) Shade Trees. Shade trees shall be required to be planted

within the Pedestrian Zone between the road and the
trail/walkway following the provisions of §312-40 of the
Subdivision and Land Development Ordinance. This
requirement shall nullify the requirement to plant shade
trees within the public right-of-way.

(iv) Trail/Walkway. A minimum ten foot (10’) wide

pedestrian trail/walkway shall be constructed in the
Pedestrian Zone between the row of Shade Trees and
fence row. The trail/walkway shall be constructed in
accordance with the latest version of the Township’s
standard construction documents. A public access
easement shall be dedicated to the Township, granting
public use of the trail/walkway on private property. This
trail/walkway shall satisfy any sidewalk requirements in
the Subdivision and Land Development Ordinance.

(v) Fencing. White split rail or horse rail fencing shall be

constructed parallel to the trail/walkway as a visual
barrier between the Pedestrian Zone and Buffer Zone.
Chain link, mesh, or chicken wire shall not be permitted
in the Pedestrian Zone.

(B) Buffer Zone
(1) A minimum fifty-foot-wide (50’) buffer zone shall be

established and maintained along all lot lines between
dissimilar types of uses (i.e., residential, commercial, or
institutional).

(i) The Buffer Zone shall be allowed within the required

setback area.

(i11) Openings for driveways and Township-required access

drives shall be permitted to cross buffer zones in a
perpendicular direction. Plantings in the buffer zone
shall be located as to not obstruct vision for traffic
entering and leaving the site and shall be subject to the
clear site triangle requirements of the Township Code.

(iv) Buffer zones shall consist of a combination of dense

hedges, evergreens, and shrubbery designed to provide
visual screening year-round between dissimilar uses.
Trees shall be at least six feet (6”) in height at planting
and spaced close together to provide screening but still
ensure long-term survival.



(v) Buffer zones shall be indicated on a Landscape Plan and
reviewed by the Township Landscape and Shade Tree
Commission.

(vi) Existing vegetation may supplement required plantings
if recommended by the Township Landscape and Shade
Tree Commission.

(C) Facades

(1) Primary Fagade: The Primary Fagade refers to the main
exterior or wall of a building that faces a public road or
public thoroughfare.

(i1) Primary Facades shall include a visual vertical break at
least every 75 linear feet.

(i11) Buildings with multiple Primary Facades shall utilize
consistent architectural treatments, styles, materials,
colors, and details.

(iv) Primary Facades shall have a defined base and cap, with
a change in material, color, and/or projection to
distinguish it from the main body of the facade.

(v) Main building entries located on Primary Facades shall
either project or recess from the facade plane or feature
a change in building material.

(D) Site Design and Screening

(1) All ground-mounted mechanical, electrical, and/or
plumbing equipment, HVAC systems, power generation,
and the like, shall be located behind the Buffer Zone as
to not be visible from a public road.

(i1) Equipment that cannot be hidden behind the Primary
Fagade shall be screened from public roads through the
use of vegetation, fences, walls, topography, or any
combination of these elements.

(i11) Loading docks, dumpsters, waste facilities, and/or
utilities shall not be located on Primary Facades or
directly visible from public roads.

(g) Special Use Type — Data Center
Data Centers are permitted by right as part of the PIRT District in accordance
with the following standards
(1) Dimensional Standards:

Data Center Dimensional Standards — PIRT District

Minimum lot size 10 acres

Minimum lot width 200°
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Max. Building Footprint 500,000 sf
Max. Building Height (Principal Structures)* 50°
Max. Building Height (Accessory Structures) 35’
Max. Impervious Coverage 75%
Max. Building Coverage 65%
Front/Side Setbacks: Principal Structure(s)

From Existing Public Roads (Front or Side) 350°
From New Public Roads (Front or Side)** 150°
From Industrial Uses (Front or Side) 50°
From All Other Uses (Front or Side) 350°
Front/Side Setbacks: Accessory Structure(s)

From Existing Public Roads (Front or Side) 200°
From New Roads (Front or Side)** 50°
From Industrial Uses (Front or Side) 25°
From All Other Uses (Front or Side) 200’
Front/Side Setbacks: Ancillary Equipment

(Ground-Mounted)

From Existing Public Roads (Front or Side) 200’
From New Public Roads (Front or Side)** 50°
From Industrial Uses (Front or Side) 25’
From All Other Uses (Front or Side) 200’

*Rooftop structures considered Ancillary Equipment may exceed the 50’ height
limitation subject to the provisions of §350-42(h).

**Public roads constructed as part of a development in the PIRT District shall
be considered New Public Roads

(2) Design Standards

All Data Centers in the PIRT District shall follow the architectural
and design standards specified below. Graphical depictions and
guidance on these standards are provided in Appendix D: Planned
Innovation, Research, and Technology (PIRT) District Design
Guidelines. Compliance with these standards shall be approved by
the Township, prior to the issuance of any Zoning Certificate of Use.
(A) Pedestrian Zone: Data Centers shall be required to include a
Pedestrian Zone according to the provisions of §350-33(f)(2)(a).

(B) Transition Zone:

(1) Purpose. The Transition Zone is intended to preserve
existing viewsheds, farmland, natural landscapes, and/or
to provide pollinator habitat between the Pedestrian
Zone and the Buffer Zone. The Transition Zone shall
prioritize preserving existing farmland wherever
possible. ).
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(i1) Location. Between the Pedestrian Zone and the Buffer
Zone. In instances where the space between the
Pedestrian Zone and the Buffer Zone is less than 100°, a
Transition Zone shall not be required and the applicant
shall follow the Landscaping Requirements in §350-
33(2)(2)(B)(iii).

(ii1) Landscaping Requirements.

11 Where preserving farmland is not possible, the
Transition Zone shall be designed as a Managed
Natural Area as identified in the 2024 South
Whitehall Landscapes plan and adhering to the
following guidelines:

e Intentionally designed or improved to
enhance or maintain wildlife habitat,
water quality, and/or biodiversity

e Landscaping shall be designed in a way
to maintain natural resources and
provide visual aesthetics from the
Pedestrian Zone. i.e. wildflower
meadows, grasslands, woodlands,
constructed wetlands, or natural
stormwater management systems.

e Plant material shall consist of diverse
species native to Pennsylvania.

e A landscape plan shall be prepared by a
Registered Landscape Architect (RLA)
and submitted for review by the
Township Landscape and Shade Tree
Commission.

(C) Buffer Zones:

(1) Purpose. The Buffer Zone is intended to provide a visual
screen and auditory buffer between the Principal
Structures and the property line and public roadways.

(i1) Location. Between the Build-To Line (or edge of setback) and

either the Transition Zone, Pedestrian Zone, or property line,
whichever is closer.

(ii1) Buffer Zone Option A — Landscaping. Where space allows, a
landscaped buffer shall be required to screen the nearest
Principal Structure from the Pedestrian Zone or the property
line where a Pedestrian Zone is not required. The landscaped



buffer shall provide a visual barrier of at least eighteen feet
(18’) higher than the elevation of either the Pedestrian Zone or
property line through one of the following ways:

(11 Existing topography and vegetation subject to the
approval of the Township Landscape and Shade Tree
Commission.

21 Combination of an earthen berm and dense vegetation
planted on top and the front face of the berm, with the
cumulative height of both the berm and vegetation
being at least eighteen feet (18”) or higher. For
example, a six foot (6°) tree planted on a twelve foot
(12’) berm or an eight foot (8’) tree planted on a ten
foot (10”) berm.

3] Dense vegetation planted without a berm if natural
topography or the size of the vegetation at planting
provides a visual barrier of at least eighteen feet (18”).

(4 Landscaping Requirements

e A landscape plan, prepared by a Registered
Landscape Architect (RLA), shall be
submitted to the Township Landscape and
Shade Tree Commission for review and
approval.

e All new plant material shall be of nursery
stock and grown under the same climatic
conditions at the development site within the
appropriate hardiness zone.

e Evergreens. Two staggered rows of evergreen
trees at least six feet (6”) in height at time of
installation shall be planted, either on top of
the berm or at the rear of the Buffer Zone if a
berm is not required. Rows shall be offset in
order to achieve maximum visual screening
and trees within a row shall be spaced at an
interval of one tree per fifteen feet (15°) or
less.

e Canopy Trees. Canopy trees shall be planted
interspersed along the front face of the berm
or in front of the evergreens if a berm is not
required.
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Ornamental Trees. Ornamental or “flowering”
trees shall be planted between the canopy trees
and either the Pedestrian Zone or the property
line. Trees shall be at least two inches (2”) in
caliper when planted and spaced at an interval
of one tree per forty feet (40’), either in a row
or staggered.

Shrubs. Shrubs shall be dispersed throughout
the Landscaped Buffer to break up the visual
plan. Shrubs shall be a combination of
evergreen and deciduous species, with a
minimum of 50% being evergreen.

(iv) Buffer Zone Option B — Retaining Wall. Where space is
limited between either the property line or Pedestrian Zone and

the Principal Structure, retaining walls may be utilized under
the following guidelines:
(1] Retaining walls shall be located as close to the

Pedestrian Zone or property line as possible.
21 A decorative split rail or horse rail fence shall be

erected at the top of the retaining wall.
3] Dense evergreens or shrubs shall be planted behind the

split rail fence as vegetative screening.

4] The combination of retaining wall and vegetative
screening shall cover at least eighteen feet (18) above

the elevation of either the adjacent Pedestrian Zone or
property line.
(D) Perimeter Fences and Walls.

(1) Security Fencing. Security fences

and associated

infrastructure shall be permitted within the building
setback behind the Buffer Zones.

(11 Security fencing shall be a maximum of eight feet
(8’) high and made of dark metal material.
Portions of fence that are visible from a public
road (i.e. near the entrance gate to the facility)

shall not include barbed wire or razor wire.
(i1) Security/Perimeter Walls. In lieu of or in addition to
security fencing, solid security/perimeter walls shall be

permitted.
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(11 Security/Perimeter walls visible from public
roads or thoroughfares shall be constructed of
either stone or masonry.

(i11) Entrance gates visible from a public road shall not
include barbed wire or razor wire.

(E) Facades

(1) Primary Facade: The Primary Facade refers to the main
exterior or wall of a building that faces a public road,
public thoroughfare, or dissimilar land wuse (i.e.
residential, commercial, etc.).

(i1) Primary Facades shall include a visual vertical break at
least every 150 linear feet.

(i11) Primary Facades shall have a defined base and cap, with
a change in material, color, and/or projection to
distinguish it from the main body of the fagade.

(iv) The roof edge on a Primary Fagade shall include a
decorative roof parapet of at least forty-two inches (42”)
in height to help visually screen rooftop equipment.
Decorative roof parapets shall be exempt from the
maximum building height specified in the dimensional
table.

(v) Main building entries located on Primary Facades shall either
project or recess from the facade plane or feature a change in

building material.

(vi) Buildings with multiple Primary Facades shall utilize
consistent architectural treatments, styles, materials,
colors, and details.

(F) Site Design

(1) All ground-level Ancillary Equipment shall be located
behind the Buffer Zone as to not be visible from a public
road or thoroughfare.

(i) Any ground level Ancillary Equipment (including
substations) that cannot be hidden behind the Buffer
Zone shall be screened from public roads or
thoroughfares through the use of a vegetative buffer or
screen wall.

(1] Buffer Requirements. Dense evergreens shall be
planted in a manner that provides eight feet (8”)
or higher screening around three sides of the
Ancillary Equipment.



21 Screen Wall Requirements. Decorative screen
walls of either a natural material or made to look
like a natural material shall be erected in a
manner that provides eight feet (8’) or higher
screening around three sides of the Ancillary
Equipment.

(ii1) Loading docks, dumpsters, waste facilities, and/or
utilities shall be located behind the Buffer Zone.

(iv) Any rooftop mechanical equipment, including, but not limited
to condensers, generators, and/or cooling equipment shall be
visually screened using a solid or louvered sound wall
containing soundproofing materials designed to absorb noise.
Rooftop sound walls shall incorporate consistent styles and/or
colors of the Primary Facade. Rooftop sound walls shall be
reviewed as Ancillary Equipment when considering height
limitations.

(v) Data Center Lighting Standards

11 Lighting installed for outdoor use shall not emit more
than the recommended standard established in the
current [lluminating Engineering Society (IES)
Handbook.

21 Luminaires emitting more than 1,000 lumens shall be
fully shielded and shall not emit more than 5% of their
total lumen output above 80 degrees from nadir.

;31 Along property lines facing non-industrial uses, the
illumination level emitted from the Data Center (i.e.
Light Trespass) shall not exceed 0.05 horizontal
footcandle beyond the Buffer Zone.

(3) Noise Control

18929/1/11417987/2

(A) Average Continuous Noise generated by a Data Center under the PIRT
(including Principal Structures, Accessory Structures, and/or Ancillary
Equipment) during normal operations shall be limited to maximum
decibels levels at the property line in accordance with the following

table:
Maximum Continuous Noise Levels at Property Line*
Facing Facing
Residential/Commercial/Institutional Industrial Uses
Uses
57db 67db
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(B)

©)

*Measured as the average dB over a 24-hour period

(1) These restrictions shall not apply to Intermittent Noise or
Impulsive Noise from either routine maintenance or emergency
situations.

Routine maintenance in the form of backup generator testing shall be
limited to Monday — Friday between the hours of 9AM and 5PM,
excluding any recognized Federal Holidays. Testing of backup
generators shall occur in cycles, only allowing for up to 25% of the
backup generators to be running at one time.

Upon submission of a Land Development Application, the applicant
shall provide a Pre-Construction Noise Study to be reviewed by
Township staff and any Township Boards/Commissions/Councils or
consultants deemed necessary to review and comment. The Pre-
Construction Noise Study shall be prepared by a licensed professional
engineer, specializing in acoustics or an engineer Board Certified by
the Institute of Noise Control Engineers. The Noise Study shall use
best practices and predictive acoustic modeling including sound source
location and directivity, and barrier effects of building and topography,
to provide the following information:

(1) Description and measurements of existing ambient noise at a
minimum of three locations at the property line. Existing
ambient noise measurements shall be described and identified
as the average decibel (dB) at each location over a 24-hour
period.

(i1) Identification of noise-sensitive locations within five hundred
feet (500°) of the property boundary (i.e. schools, hospitals,
residential areas).

(i11)) Modeled expected Continuous Noise generated from all
Principal Structures, Accessory Structures, and Ancillary
Equipment at full operational load.

(1v) Modeled expected maximum Intermittent Noise generated
from standard equipment testing and maintenance, including
testing of backup generators in one 25% cycle.

(v) Modeled expected maximum Impulsive Noise generated from
emergency situations (i.e. the use of all backup generators,
alarms, etc.)

(vi) Identification of specific mitigation strategies to reduce or
maintain Continuous Noise levels in accordance with the
Maximum Permissible Noise levels in the above table. (i.c.




sound dampening, equipment location, operational
adjustments, etc.)

(vii) A statement on the anticipated impact of Low Frequency
Noise on any surrounding noise-sensitive locations.

(D) All Ancillary Equipment (either ground-mounted or roof-mounted)
shall be enclosed on at least three sides by sound/vibration dampening
walls. These walls may also serve as a visual barrier to comply with
§350-33(g)2)(F).

(E) Prior to land development approval, the applicant shall provide a post-
construction noise monitoring plan that shall demonstrate the data
center’s compliance with the maximum average Continuous Noise
levels permitted at the property line. Said plan shall be reviewed by the
Township and terms of the monitoring shall be agreed upon as
conditions of the land development approval.

(4) Community and Environmental Impact Statement

(A) Upon submission of a Land Development Application, the
applicant shall provide a Community and Environmental Impact
Statement to be reviewed by Township staff and any Township
Boards/Commissions/Councils ~ or  consultants  deemed
necessary. The statement shall include:

(1) A narrative description of the nature of the proposed on-
site activities and operations, anticipated hours of
operations, anticipated frequencies and types of vehicle
trips  generated, and anticipated types of
materials/equipment stored on site. Information obtained
from any required Transportation Impact
Statements/Analyses may be summarized here.

(i1) An evaluation of potential impacts of the proposed use,
both positive and negative, upon:

11 Emergency services and fire protection
Water supply

]
2]
1 Sewage disposal
]
]

3

~

Solid waste disposal
School facilities and school district budget
61 Municipal revenues and expenses
(i1i1)) An evaluation of possible environmental impacts and
proposed mitigation strategies if necessary relevant to
the following:
(] Air Quality
(21 Surrounding Soil Quality

[
[
[
[
[5
[
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3] Surrounding Water Quality
4] Groundwater Sources
51 Wildlife Habitat

SECTION 4.

CHAPTER 350 ZONING — ATTACHMENT 4 - APPENDIX D

The South Whitehall Township Zoning Ordinance, Chapter 350 (“Zoning”) is hereby
amended to add the following new Attachment 4, which is attached hereto and incorporated
herein as Exhibit “A”:

Attachment 4 — Appendix D: Planned Innovation, Research, and Technology
(PIRT) District Design Guidelines

SECTION S.

ZONING MAP UPDATE — DESIGNATION OF PIRT OVERLAY

The South Whitehall Township Zoning Map is hereby amended to identify the boundary
of the Planned Innovation, Research, and Technology (PIRT) Overlay District.

SECTION 6 — REPEALER

All other ordinances, resolutions and other regulations of the Township, or any parts of
ordinances, resolutions, and other regulations of the Township, in conflict herewith, are
hereby repealed. All other provisions of the ordinances, resolutions and other regulations
of the Township of South Whitehall, Lehigh County, Pennsylvania shall remain in full
force and effect.

SECTION 7 — FAILURE TO ENFORCE NOT A WAIVER
The failure of the Township to enforce any provision of this Ordinance shall not constitute
a waiver by the Township of its rights or future enforcement hereunder.

SECTION 8 — SEVERABILITY

If any sentence, clause, section, or part of this Ordinance is for any reason found to be
unconstitutional, illegal or invalid, such unconstitutionality, illegality or invalidity shall not
affect or impair any of the remaining provisions, sentences, clauses, sections or parts of
this Ordinance. It is hereby declared as the intent of the Board of Commissioners that this
Ordinance would have been adopted had such unconstitutional, illegal or invalid sentence,
clause, section or part thereof not been included herein.

SECTION 9 — EFFECTIVE DATE
This Ordinance shall become effective immediately following its adoption by the Board of
Commissioners.

DULY ENACTED AND ORDAINED, as an Ordinance this day of October  , 2025 by
a majority of the Board of Commissioners of the Township of South Whitehall, Lehigh County,
Pennsylvania, at a duly advertised meeting of the Board of Commissioners at which a quorum
was present. As part of this Ordinance, the Board of Commissioners has directed that the

18929/1/11417987/2
21



President, or Vice-President in the absence of the President, execute this Ordinance on behalf of

the Board.

ATTEST:

Tricia Dickert, Township Secretary
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TOWNSHIP OF SOUTH
WHITEHALL BOARD OF
COMMISSIONERS

Diane Kelly, President
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Appendix D - Design Guidelines

Passive recreation and pedestrian and bicycle, trails are permitted within the required buffer areas. The Pedestrian Zone shall be located along public road frontages with
shade trees, a 10’ multiuse path, and fencing.

7



Planned Innovation, Research, and Technology District

Buffer Zone

A minimum fifty-foot-wide (50’) buffer zone
shall be established and maintained along
all lot lines between dissimilar types of uses
(i.e., residential, commercial, industrial, or
institutional).

The Buffer Zone shall be allowed within the
required setback area.

Openings for driveways and Township-required
access drives shall be permitted to cross buffer
zones in a perpendicular direction. Plantings

in the buffer zone shall be located as to not
obstruct vision for traffic entering and leaving
the site and shall be subject to the clear site
triangle requirements of the Township Code.

Split-Rail Fence

10" wide
Multi-use Path

20"
Pedestrian
Zone

50" Buffer Zone

Buffer zones shall consist of a combination

of dense hedges, evergreens, and shrubbery
designed to provide adequate visual screening
year-round between dissimilar uses. Trees shall
be at least six feet (6°) in height at planting

and spaced close together to provide adequate
screening.

The location of required buffers may vary
between the lot line and the proposed
structures provided the required plantings and
berms meet the required width throughout the
full length of the yard area.

Security Fences and other non-decorative type
fences shall be located between the required

Evergreen Screening
Row - 6' Min. at Planting

8' Max. Security Fence

buffering and the principal structure(s) on the
property.

When necessary for site access, private roads
and driveway entrances may cross the buffer in
a generally perpendicular direction.

Passive recreation and pedestrian and bicycle,
trails are permitted within the required buffer
areas provided that the screening and planting
requirements are met.

Roof-top Mechanical
Equipment

Property Line

—

Street R-O-W

200' Front Setback L

N

(Varies)

Buffering Examples: From Existing Public Roads

Scale: 1"=30'-0"



Appendix D - Design Guidelines

Buffer zones shall consist of a combination of dense hedges, evergreens, and shrubbery Split rail/horse rail decorative fencing shall be constructed parallel to the trail/
designed to provide adequate visual screening year-round walkway as a visual barrier and to provide consistency to the streetscape.

Roof-top Mechanical

Equipment
Evergreen Screening
Row - 6' Min. at Planting 1 “
U . .
Side/Rear Yard 5 8' Max. Security Fence éo
Fence - Refer to % ' % ¥
. . o
/\ Fence Guidelines g =
i =¥

50' Buffer Zone

Setback L 200' |
(Varies) 4 Setback ’

Buffering Examples: Between Dissimilar Uses (Residential)

Scale: 1"=30'-0"



Planned Innovation, Research, and Technology District (PIRT District)

Facade Standards

Primary Facades will avoid long, monotonous,
uninterrupted walls or roof planes. Primary
Facades must have visual vertical breaks at

a minimum of 75’ of horizontal length. Some
examples of vertical breaks may include, but
are not limited to:

2’ min. offset in facade plane

Green Walls and trellis (min. 20’ width)
Change in facade material (min. 20’ width)
Fenestration or entry elements (min. 8 width)

Buildings with multiple Primary Facades, the
architectural treatment of those facades shall
be consistent and should continue the major
features on all applicable facades in style,
materials, colors and details.

monotonous, uninterrupted walls or roof planes.
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Primary Facades must have vertical breaks and avoid long,

Primary Facades should have a defined base
and cap. The cap of the building includes the
building cornice, parapet or eaves at the top of
the building wall. The cap and base shall have
a change in material, color, and/or a projection
to distinguish it from the main body of the
facade.

Main Building Entries located on Primary
Facades must either project or recess from the
facade plane, and/or be distinguished from the
remainder of the building facade by a change in
building material.

Any Mechanical Equipment, including
condensers, generators, and cooling
equipment; attached to or mounted on the
building facade must be completely visually

T

cap with a change
in material, color, and/or a projection to distinguish it from the main
body of the facade.

screened from view at the ground level from
all existing and planned public roads and
adjoining residential parcels.

The screening can be used to create the
required cap to Primary Facades. Taller
parapet walls or screens of mesh, lattice,
cladding, or grillwork or a combination of these
elements can be applied to create the screening
to the extent practicable to allow for code-
compliant ventilation.

Accessory structures located outside of the
required buffering (gatehouses, security,
storage, utilities, etc.) are encouraged be
designed to be architecturally consistent with

the other structures on the property.

Green walls are courag on
Primary Facades to soften long walls
and introduce natural elements.



Appendix D - Design Guidelines

Mechanical o . )
Equipment must Each building with Primary Facades should Primary Facades must
be completely a Primary Facade hav'e a 'deﬁned bqse and cap, have vertical breaks
screened shall have a defined which is change in material, at a minimum of 75’
Building Entry. color, and/or a projection. horizontal length.

=

o ol
2

Use of natural and subdued color palettes are
encouraged to blend in the landscape.

Mechanical equipment must be blocked from
view on Primary Facades using walls and

screens.

Screening can be used to create the
required cap to Primary Facades &
allow for code-compliant ventilation.

The cap shall have a change in material, color, and/or a
projection. Primary Fagades must have with visual vertical
breaks at a minimum of 75° of horizontal length.

Buildings with multiple Primary Fagades, the architectural treatment of
those fagades shall be consistent and should continue the major features
on all applicable facades in style, materials, colors and details.
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Planned Innovation, Research, and Technology District (PIRT District)

Special Use Type -
Data Centers

Data Centers have become a critical
part of digital infrastructure for data
storage and processing. Requiring
larger sites and a high demand for
energy consumption, locating and
siting these facilities require special
conditions. These special uses are
to be separated by conserved open
space and buffered from nearby
agricultural, residential and mixed-
use areas

A Data Center is an establishment
engaged in the storage, management,
processing, and/or transmission of
digital data, and housing computer

and/or network equipment, systems,
servers, appliances, and other
associated components related to
digital data operations. As a special
use type within the PIRT zone, Data
Centers are to be sited and screened
to maintain the scenic views and rural
character.

Natural landscapes are to be
preserved and maintained at the
periphery of the properties and may
include light agriculture accessory
uses.

Refer to the PIRT District Design Guidelines
for the particular requirements for Facade
Design, Buffering, and Service Areas for
Data Center uses.

PIRT Special Use Type - Data Centers

Minimum Lot Size

Minimum Lot Width

Max. Building Footprint

Max. Building Height (Principal Structures)*
Max. Building Height (Accessory Structures)
Max. Impervious Coverage

Max. Building Coverage

Setbacks: Primary Use

From Existing Public Roads (Front or Side)
From New Public Roads (Front or Side)**
From Industrial Uses (Front or Side)

From All Other Uses (Front or Side)

10 acres

'

200
500,000 sf

50'

35
75%
65%

350"

150

50
350'

Setbacks: Accessory Structure(s)

From Existing Public Roads (Front or Side)
From New Roads (Front or Side)**

From Industrial Uses (Front or Side)

From All Other Uses (Front or Side)

Setbacks: Ancillary Equipment (Ground-Mounted)

From Existing Public Roads (Front or Side)
From New Roads (Front or Side)**

From Industrial Uses (Front or Side)

From All Other Uses (Front or Side)

200

200
50
25

200

*Rooftop structures considered Ancillary Equipment may exceed the 50" height limitation subject to the provisions of §350-42(h).

** Public roads constructed as part of a development in the PIRT District shall be considered New Public Roads.

e,

Data Centers are special uses that are to be separated by conserved open

space and buffered from nearby uses.

Transition Zones preserve existing viewsheds,
farmland, natural landscapes where possible.

[y

Landscaped buffers screens the buildings,
parking and service areas of Data Centers.



Data Center Buffering Standards

Pedestrian Zone

Data Centers shall be required to include a
Pedestrian Zone — refer to the PIRT Pedestrian
Zone requirements.

Transition Zone

The Transition Zone is intended to preserve
existing viewsheds, farmland, natural
landscapes, and/or to provide pollinator
habitat between the Pedestrian Zone and
the Buffer Zone. The Transition Zone shall
prioritize preserving existing farmland
wherever possible.

Where preserving farmland is not possible,

the Transition Zone shall be designed as a
Managed Natural Area as identified in the 2024
South Whitehall Landscapes plan.

Plant material shall consist of diverse species
native to Pennsylvania.

Split-Rail Fence —,

10" wide Multi-use Path —,
(along public R-O-Ws) %

¥ vl it Wi ey
Transition Zone
Preserved Farmland/
Managed Natural Area

20
Pedestrian
Zone

Landscaping shall be designed in a way to
maintain natural resources and provide visual
aesthetics from the Pedestrian Zone. i.e.
wildflower meadows, grasslands, woodlands,
constructed wetlands, or natural stormwater
management systems.

Buffer Zone Option A—Landscaping

Where space allows, a landscaped buffer shall
be required to screen the nearest Principal
Structure from the Pedestrian Zone or the
property line where a Pedestrian Zone is not
required.

The landscaped buffer shall provide a visual
barrier of at least eighteen feet (18’) higher than
the elevation of either the Pedestrian Zone or
property line through one of the following ways:

Existing topography and vegetation subject to
the approval of the Township Landscape and

Shade Tree Commission.

The combination of an earthen berm and dense

vegetation planted on top shall have a cumulative

/ Evergreen Screening
| Row - 6' Min, at Planting

Appendix D - Design Guidelines

height of both the berm and vegetation being at
least eighteen feet (18’) or higher. For example,
a six foot (6’) tree planted on a twelve foot (12”)
berm or an eight foot (8’) tree planted on a ten
foot (10’) berm.

Dense vegetation planted without a berm if
natural topography or the size of the vegetation
at planting provides a visual barrier of at least
eighteen feet (18”).

All new plant material shall be of nursery stock,
and grown under the same climatic conditions
at the development site within the appropriate
hardiness zone.

Two staggered rows of evergreen trees at least
six feet (6”) in height at time of installation shall
be planted, either on top of a berm or at the
rear of the Buffer Zone. Rows shall be offset in
order to achieve maximum visual screening and
trees within a row shall be spaced at an interval
of one tree per fifteen feet (15°) or less.

Roof-top Mechanical —
Equipment \
42" Min. Sereen \
1 B '

— 8" Max.
/ Security
/ Fence

a0

Max. Hgr.

Buffer Zone- Berm & Planted Buffer

Property Line

350" Front Setback

Data Center Buffering Example: Buffer Zone Option A — Landscaping

Scale: 1"=30"-0"



Planned Innovation, Research, and Technology District

Canopy trees shall be planted interspersed
along the front face of the berm or in front of
the evergreens if a berm is not included.

Ornamental or “flowering” trees shall be
planted between the canopy trees and

either the Pedestrian Zone or the property
line. Trees shall be at least two inches (2”)

in caliper when planted and spaced at an
interval of one tree per forty feet (40°), either
in a row or staggered.

Shrubs shall be dispersed throughout the
Landscaped Buffer to break up the visual
plan. Shrubs shall be a combination of
evergreen and deciduous species, with a
minimum of 50% being evergreen.

Buffer Zone Option B — Retaining Wall

Where space is limited between either
the property line or Pedestrian Zone and
the Principal Structure, a combination of
retaining walls and landscaping may be
utilized as a buffer.

Any retaining or landscape walls shall be
located as close to the Pedestrian Zone or
property line as possible.

A decorative split rail or horse rail fence shall
be erected at the top of the retaining wall as
required by code.

Dense evergreens or shrubs shall be planted
behind the split rail fence as vegetative
screening.
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The combination of retaining wall and
vegetative screening shall cover at least
eighteen feet (18’) above the elevation of
either the adjacent Pedestrian Zone or
property line

Perimeter Fences and Walls.

Security fences and associated
infrastructure shall be permitted within the
building setback behind the Buffer Zones.

Security fencing shall be a maximum of
eight feet (8’) high and made of dark metal
material.

Portions of fence that are visible from a
public road (i.e. near the entrance gate to

3 Tall Split Rail or Decorative —
Metal Fence - as needed per |
Code Reguirements |

Retaining Wall {
Split-Rail Fence |

10" wide =R |

Multi-use Path \ |

= 9

I."f — 8' Max.

the facility) shall not include barbed wire or razor
wire.

In lieu of or in addition to security fencing, solid
security/perimeter walls shall be permitted.

Security/Perimeter walls visible from public roads
or thoroughfares shall be constructed ofeither
stone or masonry.

Entrance gates visible from a public road shall not
include barbed wire or razor wire.

Bioretention, rain gardens, and other forms of
vegetative stormwater management improvements
are permitted within buffering provided that the
screening and planting requirements are met.

Roof-top Mechanical —
P R

Equipment .
— Evergreen Screening 2
/" Row - 6 Min, at \
Il ow -0 Min, ¢ P S
£ ‘Planting 42" Min. Screen ‘ 3

| Security Fence

//$§‘ %‘—

50"
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20'
Pedestrian

Buffer Zone - Varies
Zone Retaining Wall & Planted Buffer

Property Line
p

oo

New Street R-O-W

150" Front Sethack |

(Varies)

Data Center Buffering Example: Buffer Zone Option B — Retaining Wall
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Facades

Data Centers are to comply with all base design
requirements in the PIRT District Design
Guidelines for Site Design, Buffering, and

Facade Design.

The Primary Facade refers to the main
exterior or wall of a building that faces a public
road, public thoroughfare, or dissimilar land
use (i.e. residential, commercial, etc.).

Cornices and parapets can be used as a cap and should
be an accent element with materials and colors.

Primary Facades shall include a visual vertical
break at least every 150 linear feet.

Primary Facades shall have a defined base and
cap, with a change in material, color, and/or
projection to distinguish it from the main body
of the facade.

S

Caps on a Primary Fagade shall include a decorative
roof parapet to help visually screen rooftop equipment.

gL —

Main building entries shall project and/ or
feature a change in building material.

Use of natural wood accents are
encouraged to reflect the rural
character of the Township.

linear feet.

Primary Facades shall include a vertical break or change in massing at least every 150

Appendix D - Design Guidelines

The roof edge on a Primary Facade shall
include a decorative roof parapet of at least
forty-two inches (42”) in height to help visually
screen rooftop equipment.Decorative roof
parapets shall be exempt from the maximum
building height specified in the dimensional
table.

Main building entries located on Primary
Facades shall either project or recess from the
facade plane or feature a change in building
material.

Buildings with multiple Primary Facades shall
utilize consistent architectural treatments,
styles, materials, colors, and details.

15



Planned Innovation, Research, and Technology District (PIRT District)

Site Design & Ancillary Equipment

All ground-level Ancillary Equipment shall be
located behind the Buffer Zone as to not be
visible from a public road or thoroughfare.

Any ground level Ancillary Equipment
(including substations) that cannot be hidden
behind the Buffer Zone shall be screened from
public roads or thoroughfares through the use
of a vegetative buffer or screen wall.

Dense evergreens may be used as a buffer and
shall be planted in a manner that provides eight

Primary Facades on Data Centers are to cply wit!
all base design requirements in the PIRT District
Design Guidelines.

Screening should be chieved trugh the use of walls,
fences and/or landscaping.

16

feet (8) or higher screening around three sides
of the Ancillary Equipment.

In lieu of plantings, a decorative screen wall of
either a natural material or made to look like a
natural material shall be erected in a manner

that provides eight feet (8’) or higher screening
around three sides of the Ancillary Equipment.

Loading docks, dumpsters, waste facilities,
and/or utilities shall be located behind the
Buffer Zone.

Bioretention, rain gardens, and other forms of vegetative
stormwater management improvements are encouraged.

Any rooftop mechanical equipment, including,
but not limited to condensers, generators, and/
or cooling equipment shall be visually screened
using a solid or louvered sound wall containing
soundproofing materials designed to absorb
noise. Rooftop sound walls shall incorporate
consistent styles and/or colors of the Primary
Facade.

Rooftop sound walls shall be reviewed as
Ancillary Equipment when considering height
limitations.

: 5o - A =y s
Decorative screen walls provide eight feet (8’) or higher
screening around three sides of the Ancillary Equipment.
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