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Executive Summary

Edged Data Centers’ project to develop the South Whitehall Township Data Center (SWT Data Center) in
Lehigh County, PA, represents a significant economic opportunity for the region. With an estimated
development budget of up to $9 billion, this initiative promises to inject substantial investment into the
local economy while creating numerous job opportunities.

The project, a six-building data center facility sited on vacant land south of Orefield Road (SR 4006),
between Mauch Chunk Road (SR 1017) and North Cedar Crest Boulevard (SR 1019), is projected to
generate significant economic impacts. During the construction phase, it is estimated to produce a one-
time economic impact of $2.9 billion for South Whitehall Township, supporting approximately an
estimated 3,390 full-time equivalent (FTE) job-years.! Once fully operational, the combined facilities are
expected to create an annual economic impact of $99.5 million for South Whitehall Township, sustaining
470 jobs from direct and spinoff activity. Importantly, these positions will primarily be high-skilled roles
in engineering and technical services, attracting talent to the area without overwhelming local
infrastructure or public services.

Figure ES.1: Combined Economic Impacts of Development and Operations ($M)

South Whitehall Commonwealth of
Impact Type Township Lehigh County Pennsylvania
Construction
Total Output (SM) $2,920.8 $3,886.3 $4,804.5
Total Employment (FTE Job-Years) 3,390 4,280 5,020
Employee Compensation (SM) $1,047.3 $1,350.5 $1,607.1
Operations
Total Output ($M) $99.5 $148.2 $183.4
Total Employment (FTE) 470 720 870
Employee Compensation (SM) $33.6 $48.7 $58.8

Source: IMPLAN (2023), Econsult Solutions, Inc. (2025)

The fiscal impact of this development is equally notable. The construction phase is anticipated to
generate approximately $4.5 million in tax revenue for South Whitehall Township, $230,000 for
Parkland School District, and $44.62 million for the Commonwealth of Pennsylvania. Once operational,
the completed developments are also expected to yield substantial property tax revenues, with an
estimated $3.95 million annually for South Whitehall Township, $19.58 million for the Parkland School
District, $4.13 million for Lehigh County, and $2.57 million for the Commonwealth of Pennsylvania.
These tax contributions will provide funding for public services, education, and infrastructure

1 A “job-year” represents one job lasting for one year. For construction projects spanning multiple years, annualized jobs are expressed in job-
years. For example, if a project supports 100 total jobs over a 2-year construction period, this would be reported as 50 job-years, reflecting the
average number of jobs supported per year.
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improvements, fostering long-term community development and enhancing the quality of life for
residents.

Figure ES.2: Estimated Fiscal Impacts of the Proposed Development at the Township, School
District, County, and Commonwealth Levels ($M)

Frequency: 'South Parkland Lehigh  Commonwealth
One-Time Construction Whitehall School County  of Pennsylvania
Township District
Income Tax (SM) $4.35 $0.22 - $24.95
Local Services Tax (SM) $0.16 $0.02 - -
Business Tax (SM) - - - $19.66
Total Construction Fiscal Impact $4.50 $0.23 - S44.62
Frequency: 'South Parkland Lehigh  Commonwealth
Ongoing Operations WhltEh?" S.ChO.OI County  of Pennsylvania
Township District
Sales Tax (SM) - - - $1.15
Income Tax (SM) $0.16 $0.01 - $0.91
Local Services Tax (SM) $0.02 $0.00 - -
Business Tax (SM) $0.14 - - $0.52
Property Tax (SM) $3.63 $19.57 $4.13 -
Total Ongoing Fiscal Impact $3.95 $19.58 $4.13 $2.57

Source: IMPLAN (2023), Econsult Solutions, Inc. (2025)
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1.Introduction

1.1. Purpose and Scope of Study

Econsult Solutions, Inc. (ESI) was engaged to evaluate the economic and fiscal impacts associated with
the ongoing annual operations and capital investment of the SWT Data Center in South Whitehall
Township, Pennsylvania. This report is divided into the following sections:

e Section 2 discusses the economic output and employment significance of one-time
construction;

e Section 3 discusses the economic output and employment significance of ongoing annual
operations;

e Section 4 provides a fiscal impact analysis of SWT Data Center on South Whitehall Township,
Parkland School District, Lehigh County, and the Commonwealth of Pennsylvania; and

e Section 5 offers an overview of SWT Data Center’s community importance and contribution to
the local economy.

This comprehensive economic impact assessment quantifies the far-reaching economic contributions of
SWT Data Center across multiple geographic scales. By examining direct operational impacts, indirect
supply chain effects, and induced spending throughout the region, the study provides stakeholders with
a clear understanding of SWT Data Center’s potential role in sustaining local economic prosperity.

1.2. Overview of the SWT Data Center Project

A cutting-edge global data center owner and operator, Edged Data Centers is championing the latest
wave of environmentally conscious data center design with eleven locations operating or under
construction across the United States.? Edged Data Centers plans to expand into Pennsylvania with its
first facility in the Lehigh Valley region, located in South Whitehall Township.

The proposed SWT Data Center in South Whitehall Township comprises six buildings, spanning a total of
5,108,300 gross square feet, with a total build-out cost of up to $9 billion.? The data center will be
developed on vacant land south of Orefield Road (SR 4006), between Mauch Chunk Road (SR 1017) and
North Cedar Crest Boulevard (SR 1019). Construction is expected to span three to five years, during
which substantial construction, engineering, and related professional labor will be required to deliver
the multi-building campus. Upon completion of the facility, Edged Data Centers intends to hire 440
permanent workers to staff the 24/7 data center, with anticipated average salaries of between $65,000
and $75,000.

While supporting expanded artificial intelligence capacity, Edged Data Centers’ facilities are also
recognized as among the most environmentally conscious in the industry. Edged Data Centers are at the

2 Edged Data Centers, https://www.edged.us/
3 Edged Data Centers’ South Whitehall Township data center plans.
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forefront of building technology to make their facilities more energy efficient and less water-resource-
intensive than the typical data center.

Figure 1.1: Site Location of SWT Data Center

| WL

Source: ArcGIS (2025), Econsult Solutions, Inc. (2025)
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1.3. Methodology and Approach

ESI employed industry-standard economic impact modeling techniques using IMPLAN, a software and
data platform that uses input-output analysis to quantify the economic activity generated by the SWT
Data Center’s operations throughout the region. By analyzing the company's direct expenditures,
employment data, and procurement patterns, we measure the ripple effects across multiple economic
sectors at township, school district, county, and state levels. The geographies of impact throughout the
report include:

e South Whitehall Township: SWT Data Center acts as a major economic contributor to the
Township.

e Parkland School District: The SWT Data Center will generate taxes to support the Parkland
School District, the school district that serves South Whitehall Township.*

e Lehigh County: SWT Data Center, located in Lehigh County, will be one of the largest employers
in the county.

e Commonwealth of Pennsylvania: The data center will provide employment and economic
impact throughout the state.

Our analysis defines three types of economic impacts:
1. Direct effects from the data center’s own operations;
2. Indirect effects from its supply chain activities; and,
3. Induced effects from employee spending in the local economy.

Through this methodology, we capture the full spectrum of the SWT Data Center’s economic influence.”

4 Only applicable for fiscal impacts.
5 More detail on methodology can be found in Appendix A.

ESI Introduction |Page 8



An Economic Cornerstone: Quantifying South Whitehall Township Data Center’s Impact on Regional Prosperity
December 2, 2025

2.Upfront Construction Investment Economic
Impact Analysis

2.1. Total Economic Output of Direct Annual Operations

The direct construction spending associated with the SWT Data Center generates waves of economic
activity throughout the region. These impacts occur in two ways:

e Indirect impacts: As contractors and construction firms purchase materials, equipment, and
professional services, they rely on a wide network of suppliers. These indirect impacts flow
through the supply chain and support activity in industries such as manufacturing, engineering,
transportation, and wholesale trade.

e Induced impacts: At the same time, workers employed on the project, and employees of the
indirectly affected businesses, spend their earnings on household needs such as groceries,
housing, transportation, and entertainment. This circulation of income back into the local
economy produces induced impacts, which support a broad range of consumer-facing
businesses including retail, restaurants, healthcare providers, and personal services.

Together, these indirect and induced impacts create a multiplier effect, meaning the initial construction
investment triggers additional rounds of spending that expand the project’s overall economic footprint.
As a result, the total number of jobs, earnings, and economic output supported by the SWT Data
Center’s construction phase can exceed the value initially generated by the direct spending alone.

Figure 2.1: Construction Budget for SWT Data Center

Construction Budget Cost ($B)
Soft Costs (Engineering & Design) $S0.4
Building Construction/ Site Work $2.4
Machinery & Equipment Investment $6.1
TOTAL $8.9
Minus Non-Modeled Amount $6.1
Modeled Amount $2.8

Source: Edged Data Centers (2025)

As shown in Figure 2.1 above, the total construction budget is estimated at approximately $8.9 billion.
The budget includes approximately $427 million in soft costs, covering engineering, design, permitting,
and other pre-construction activities. An additional $2.4 billion is allocated to site preparation and
building construction.

It is important to note that the largest share of the project, $6.1 billion in machinery and equipment,
accounts for the highly specialized systems that power a data center, such as power distribution,
mechanical and cooling systems, and server and rack hardware. Because these purchases typically occur
through globalized supply chains, this portion of the budget is excluded from the regional input—output
model to avoid overstating local economic impacts.
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As a result, the modeled construction spending totals approximately $2.8 billion, representing the
components most likely to be sourced locally or within the broader region.

One-Time Economic Impact from Construction Investment

The SWT Data Center’s construction expenditure has spillover effects at each geographic level,
stimulating the local economy and supporting a higher level of employment and economic output than
baseline in South Whitehall Township, Lehigh County, and the Commonwealth of Pennsylvania. The
construction investment from the data center is estimated to have the following one-time economic
impact (Figure 2.2):

e $2.9 billion in total economic output within South Whitehall Township, supporting 3,390 jobs
and nearly $1.0 billion in employee compensation.

e $3.9 billion in total economic output within Lehigh County, supporting 4,280 jobs and over $1.4
billion in employee wages and benefits.

e $4.8 billion in total economic output across the Commonwealth of Pennsylvania, supporting
5,020 jobs and $1.6 billion in employee compensation.

The construction of the SWT Data Center will take place over multiple years. The estimated 3,300 direct
jobs represent the average annual number of construction, architecture, and engineering positions
supported each year over the anticipated five-year construction period.

Figure 2.2: One-Time Economic Impact from Construction Investment ($B)

South Whitehall Commonwealth of
Impact Type Township Lehigh County Pennsylvania
Direct Output ($B) $2.8 $2.8 $2.8
Indirect and Induced Output (SB) $0.1 S1.1 $2.0
Total Output ($B)® $2.9 $3.9 $4.8
Direct Employment (FTE Job-Years)’ 3,300 3,300 3,300
Indirect and Induced Employment (FTE Job-Years) 90 980 1,720
Total Employment (FTE Job-Years) 3,390 4,280 5,020
Employee Compensation (Total, SB) $1.0 S1.4 $1.6

Sources: IMPLAN (2023), Econsult Solutions, Inc. (2025)

6 Total output is the sum of direct, indirect, and induced output.

7 A “job-year” represents one job lasting for one year. For construction projects spanning multiple years, annualized jobs are expressed in job-
years. For example, if a project supports 100 total jobs over a 2-year construction period, this would be reported as 50 job-years, reflecting the
average number of jobs supported per year.
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2.2. Industry Distribution of Economic Impact

SWT Data Center’s construction, which involves the purchasing of goods and services and the circulation
of income generated by its workforce, have far-reaching effects on multiple industries. In this case, the
direct impacts are primarily concentrated within the manufacturing sector (direct employment at the
data center constitutes 66 percent of overall jobs created). The indirect and induced impacts are spread
across a wide range of sectors, including healthcare, retail, professional services, and transit and
warehousing. The distribution of the impacted industries is displayed in Figure 2.3.

Figure 2.3: Industry Distribution of Employment Generated by SWT Data Center’s One-Time
Construction within the Commonwealth of Pennsylvania8

14%
HEALTHCARE

34% S2% REZ']L

ALL OTHER
INDIRECT &
INDUCED
JOBSIN PROF.
SUPPORTED SERVICES

o INDUSTRIES 9%
6 6 A TRANSIT &
WAREHOUSING
DIRECT

CONSTRUCTION
JOBS

Sources: IMPLAN (2023), Econsult Solutions, Inc. (2025)

8 The smaller graph to the right represents the industry breakdown of the indirect and induced jobs, which comprise 64% of the jobs created by
annual operations.
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3.0perational Economic Impact Analysis

3.1. Total Economic Output of Direct Annual Operations

The annual operation expenditures associated with the SWT Data Center will generate local,
countywide, and statewide economic impacts through its direct purchases and employee salaries.

ESI modeled the anticipated economic impacts of the expected 440 employees and their $31.7 million in
compensation as direct impacts to South Whitehall Township (Figure 3.1), as well as the indirect and
induced impacts that spill over into the surrounding Lehigh County and Commonwealth of Pennsylvania
geographies.

Figure 3.1: Operational Expenditures and Modeled Amounts

Total Employee

Job Type Number of Employees Average Annual Wage Compensation ($SM)
Skilled Labor 280 $75,000 $21.2
Unskilled Labor 160 $65,000 $10.5
Total 440 $70,000 $31.7

Sources: Edged Data Centers (2025). Note: Numbers may not add due to rounding.

Annual Economic Impact from Ongoing Operations

The SWT Data Center’s operational expenditures—and, in particular, employee compensation—have
spillover effects at each geographic level, stimulating the local economy and supporting a higher level of
employment in South Whitehall Township, Lehigh County, and the Commonwealth of Pennsylvania.

The Data Center is estimated to provide sustained annual economic impacts (Figure 3.2):

e $99.5 million in total economic output within South Whitehall Township, supporting 470 jobs
(between direct, indirect, and induced jobs) and $33.6 million in employee wages and benefits.

e $148.2 million in total economic output within Lehigh County, supporting 720 jobs and over
$48.7 million in employee wages and benefits.

e $183.4 million in economic output across the Commonwealth of Pennsylvania, supporting 870
jobs and over $58.8 million in employee compensation.
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Figure 3.2: Annual Economic Impact from Ongoing Operations of SWT Data Center ($M)

South Whitehall Commonwealth of
Impact Type Township Lehigh County Pennsylvania
Direct Output ($M) $93.9 $93.9 $93.9
Indirect and Induced Output (SM) S5.6 $54.3 $89.5
Total Output (SM) $99.5 $148.2 $183.4
Direct Employment 440 440 440
Indirect and Induced Employment (FTE) 30 280 430
Total Employment (FTE) 470 720 870
Employee Compensation (SM) $33.6 $48.7 $58.8

Sources: Edged Data Centers (2025), IMPLAN (2023), Econsult Solutions, Inc. (2025)

3.2. Industry Distribution of Economic Impact

SWT Data Center’s operations, which involve purchasing goods and services and the circulation of
income generated by its workforce, have far-reaching effects on multiple industries. In this case, the
direct impacts are primarily concentrated within the manufacturing sector (direct employment at the
data center constitutes 56 percent of overall jobs created by operational expenditures). The indirect and
induced impacts are spread across a wide range of sectors, which include administrative and support
services, transit and warehousing, and professional services (Figure 3.3).

Figure 3.3: Industry Distribution of Employment Generated by SWT Data Center’s Annual
Operations within the Commonwealth of Pennsylvania®
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Sources: IMPLAN (2023), Econsult Solutions, Inc. (2025)

 The smaller graph to the right represents the industry breakdown of the indirect and induced jobs, which comprise 64% of the jobs created by

annual operations.
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4.Fiscal Impact Analysis

4.1. Fiscal Impacts

The SWT Data Center will generate fiscal benefits through both its one-time construction activity and its
ongoing operations. Construction creates a temporary but substantial increase in taxable economic
activity as firms procure materials and services and workers earn income. Once operational, the data
center will continue to contribute to the tax base of surrounding jurisdictions through its annual
procurement of goods and services and through employee earnings and spending.

On the construction side, the fiscal impacts presented in Figure 4.1 are estimated based on tax revenues
generated by the direct economic activity associated with building the SWT Data Center. These figures
capture only the direct wages and value added from construction activity. While the project will also
generate additional tax revenues from indirect and induced economic activity—such as supply-chain
purchases and household spending by workers—those impacts are not included in this analysis.

Based on the direct construction activity, the SWT Data Center project is estimated to generate the
following one-time tax revenues (Figure 4.1):

e $4.5 million for South Whitehall Township
e $23,000 for the Parkland School District

e $44.62 million for the Commonwealth of Pennsylvania

Figure 4.1: Fiscal Impacts from One-Time Construction of SWT Data Center ($M)10

Tax Type ($M) South Whiteha'll Par'klapd Commonwealt.h

Township  School District of Pennsylvania
Income Tax $4.35 $0.22 $24.95
Local Services Tax $0.16 $0.02 -
Business Tax - - $19.66
Total One-Time Fiscal Impact $4.50 $0.23 $44.62

Source: IMPLAN (2023), Econsult Solutions, Inc. (2025)

On the operations side, the SWT Data Center will generate ongoing annual fiscal impacts through
employee earnings, business activity, and the purchase of goods and services. For the Commonwealth of
Pennsylvania, operations are expected to produce approximately $2.6 million in annual tax revenues
(Figure 4.2), including sales, income, and business taxes generated by the data center’s direct economic
activity.

10 “One-time” refers to the total taxes generated from all wages and receipts over the full construction period. These amounts reflect the
cumulative impact of the project and are not annualized.
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Figure 4.2: Commonwealth of Pennsylvania Fiscal Impacts from Annual Operations of SWT Data
Center ($M)

Commonwealth of

Tax Type (SM) Pennsylvania
Sales Tax S1.1
Income Tax $0.9
Business Tax S0.5
Total $2.6

Source: IMPLAN (2023), Econsult Solutions, Inc. (2025)

Direct operations will also generate recurring local tax revenues for South Whitehall Township and the
Parkland School District, primarily through earned income taxes and local services taxes paid by the
permanent employees staffing the facility. In total, these operational activities are estimated to
generate approximately $320,100 annually for South Whitehall Township and $14,700 annually for the
Parkland School District (Figure 4.3).

Figure 4.3: Local Fiscal Impacts from Annual Operations of SWT Data Center ($M)

South Whitehall Parkland School
Tax Type (SM) Township District
Earned Income Tax $158,400 $12,500
Local Service Tax $20,900 $2,200
Business Tax $14,800 -
Total $320,100 $14,700

Source: Econsult Solutions, Inc. (2025)

Property tax revenues are estimated to serve as a large source of tax revenue for three local taxing
jurisdictions (Figure 4.4). This is calculated on a $2.2 billion value of the property, accounting for 85
percent of the combination of the value of land and hard construction costs. Based on this projected
assessed value, the SWT Data Center is estimated to generate $3.6 million annually for South Whitehall
Township, $19.6 million for the Parkland School District, and $4.1 million for Lehigh County, for a
combined total of $27.3 million per year. However, this is a preliminary value as this will depend on the
ultimate assessment of the land and improvement by the County.

Figure 4.4: Annual Property Tax Payments by Taxing Jurisdiction

Taxing Locality Tax Rate Total (SM)
South Whitehall Township 0.332% S3.6
Parkland School District 1.790% $19.6
Lehigh County 0.378% $4.1
Total Property Tax $27.3

Source: Econsult Solutions, Inc. (2025)
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The tax revenue generated by the SWT Data Center plays a pivotal role in sustaining and enhancing
essential public services and infrastructure across South Whitehall Township, Lehigh County, and the
Commonwealth of Pennsylvania. This revenue stream helps fund critical functions such as emergency
response, road maintenance, public utilities, and educational systems, while also supporting long-term
capital improvements and strategic planning initiatives.

Beyond direct fiscal contributions, the data center strengthens the region’s economic resilience by
diversifying the local tax base, reducing reliance on residential property taxes, and stimulating ancillary
business activity. Its presence reinforces South Whitehall’s position as a hub for innovation and high-
tech investment, attracting complementary industries and expanding employment opportunities.

At the county and state levels, the facility contributes to broader economic development goals by
generating recurring revenue that supports workforce development, infrastructure modernization, and
digital connectivity, pillars of Pennsylvania’s competitiveness in a data-driven economy.
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5.Community Benefits

5.1. Regional Economic Engine

The Commonwealth of Pennsylvania is actively positioning itself as a leader in technological innovation,
primarily through the attraction of substantial investments in artificial intelligence data centers. When
Governor Shapiro took office in 2023, his administration launched the Commonwealth’s first
comprehensive economic development strategy in two decades, charting out Pennsylvania’s course to
not only attract new companies and train new talent, but capture growth of emerging industries, like
artificial intelligence. As the state is uniquely positioned to capture this unprecedented technological
investment due to the wealth of first-class research institutions, large swaths of undeveloped land close
to population centers, and relatively low energy costs, the Shapiro-Davis administration has made it
clear that attracting artificial intelligence data centers is a top priority to propel Pennsylvania’s economic
growth.!! Statewide successes since 2023 in the artificial intelligence industry include: the state ranked
as one of the top three states in the nation for artificial intelligence readiness, a $20 billion initial
investment from Amazon to build artificial intelligence and cloud computing campuses, and the release

of PA’s inaugural Energy, Data Center, and Artificial Intelligence Roadmap.%1314

In line with statewide priorities, the Lehigh Valley and South Whitehall Township are working to capture
this unprecedented investment in technology and artificial intelligence. Over the last few decades, the
Lehigh Valley has rebuilt the region’s economy, shifting away from an antiquated strategy of relying on a
few large employers to attract a variety of employers and industries of all sizes. As of 2023, the Lehigh
Valley’s gross domestic product (GDP) was $56 billion, and that GDP is anticipated to meaningfully grow
as the Lehigh Valley is known to be a strong mid-market for investment, ranking third among all mid-
sized markets for new economic development projects in 2024.% In efforts to support the greater
regional economy and capture this growth for its residents, local municipalities, like South Whitehall
Township, are leading the way by revising its zoning code to accommodate data centers and other large-
scale technology projects more easily.

Alignment between municipal, county, and state-wide actors championing investment is crucial for
attracting businesses, siting facilities, and capturing economic growth for residents. The support of
actors, at all levels of government, will help Edged Data Centers’ SWT Data Center become an economic
engine for the region, contributing $183 million in economic output for Pennsylvania as well as
supporting 440 permanent jobs annually.

1 Commonwealth of PA, “Under Governor Shapiro, Pennsylvania is a National Leader in Economic Growth, Al Innovation, and Energy,”
https://www.pa.gov/governor/newsroom/2025-press-releases/under-gov-shapiro--pa-is-a-national-leader-in-economic-growth--a.

12 Code for America, ‘Government Al Landscape Assessment,” https://codeforamerica.org/explore/government-ai-landscape-assessment/.
13 Commonwealth of PA, “Under Governor Shapiro, Pennsylvania is a National Leader in Economic Growth, Al Innovation, and Energy.”

4 Team Pennsylvania, “Energy, Data Center, and Artificial Intelligence Roadmap,” https://teampa.com/energy/edcai-roadmap/executive-
summary/.

5 Lehigh Valley Economic Development, “These Five Facts Reveal How the Lehigh Valley Economy Has Leveled Up,”
https://www.lehighvalley.org/news/manufacturing/these-five-facts-reveal-how-the-lehigh-valley-economy-has-leveled-up/.
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5.2. Impact on Local Workforce

Edged Data Centers is in a prime position to enter a strong and growing labor market in South Whitehall
Township and the greater Allentown MSA, adding meaningful jobs to a community with a growing
working population that the development of the SWT Data Center will supercharge. During construction,
substantial construction, engineering, and related professional labor will be required to deliver the
multi-building campus. For ongoing operations after construction, the SWT Data Center plans to employ
roughly 440 permanent staff, with an average of 90-100 people onsite at any given time (given the 24/7
nature of data center operations), bolstering the local economy and offering meaningful wages, with an

anticipated average salary of $65,000-575,000.

In the last decade, South Whitehall Township (represented as the 18104 Zip Code) and Lehigh County’s
working population (residents aged 15-64) have grown at a faster rate than the Commonwealth of
Pennsylvania. South Whitehall Township’s working population grew 15 percent, and Lehigh County’s
grew 5 percent compared to a -2 percent decline at the state level. This positive trend in the region is
anticipated to continue as South Whitehall Township is expected to absorb 2,220 new workers in the
next decade (6 percent growth) and Lehigh County is anticipated to grow its workforce by 16,933
workers (7 percent growth). Edged Data Centers would be one of the new tenants supporting this
growth and continuing to attract more investment in the region.

Figure 5.1: Current and Future Population Demographics in South Whitehall and Lehigh County, PA

South White Hall Township, PA
2015 2025 % Change 2035 % Change
Population 47,750 55,809 16.9% 59,264 6.2%
Working Age (15-64) 30,989 35,653 15.1% 37,872 6.2%
Retirement (65+) 9,930 11,171 12.5% 11,070 -0.9%
Lehigh County, PA
2015 2025 % Change 2035 % Change
Population 359,689 386,892 7.6% 410,328 6.1%
Working Age (15-64) 235,005 246,009 4.7% 262,942 6.9%
Retirement (65+) 57,212 72,640 27.0% 81,018 11.5%
State of PA
2015 2025 % Change 2035 % Change
Population 12,789,838 13,104,182 2.5% 13,345,978 1.8%
Working Age (15-64) | 8,401,339 8,240,868 -1.9% 8,327,128 1.0%
Retirement (65+) 2,177,116 2,734,114 25.6% 2,939,774 7.5%

Source: Lightcast (2025), Econsult Solutions, Inc. (2025)

Furthermore, Edged Data Centers would renew the region’s Information industry (defined as the two-
digit NAICS code 51). In the last decade, the Information industry in South Whitehall Township has
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stagnated, only growing by only three percent, while the Information industry in the Allentown-
Bethlehem-Easton MSA lost 1,053 jobs and declined by -18 percent. The opening of the SWT Data
Center would increase Information industry jobs by 141 percent in South Whitehall and by 9 percent in
the MSA, helping to recover almost half the jobs lost in the MSA between 2015 and 2025.

Figure 5.2: Current and Future Population Information Industry Jobs from Edged Data Centers in
South Whitehall and Lehigh County, PA

South White Hall Township, PA Allentown-Bethlehem—Easton MSA, PA
+ Edged + Edged
Data Center Data Center
2025 Jobs % Change 2025 Jobs % Change
Total Jobs 28,649 29,093 1.5% 414,090 414,534 0.1%
Information Sector Jobs 315 759 141.0% 4,952 5,396 9.0%

Source: Lightcast (2025), Econsult Solutions, Inc. (2025)

5.3. Donation of Open Space and Historic Properties

South Whitehall Township has placed a strong emphasis on preserving open space and historic
properties in its vision for the future. Included as a priority in the Township’s Comprehensive Plan, South
Whitehall Township understands that preservation plays a key role in protecting natural habitats for
wildlife, providing recreational areas for outdoor activities, and maintaining the region's scenic beauty
and environmental character for its residents.

Preserving open space and historic resources in an economically feasible manner is often not possible
without the dedication and donation by private partners. As a long-standing property owner in South
Whitehall Township, the Jeras Corporation (the Bronstein family) has been in discussions with the
Township to develop its properties in a manner that balances reasonable use while leaving a positive
legacy. Jeras’ plans include preserving space for the Jordan Creek Greenway and its surrounding area,
which are crucial to maintaining South Whitehall Township’s unique character. As the owner of the land
adjacent to the proposed SWT Data Center, Jeras believes now is the appropriate time to finalize
discussions with the Township regarding the possible dedication of open space along Jordan Creek to
ensure this legacy.

Jeras anticipates that the total donation of open space could exceed 100 acres. This significant donation
would further the goal of connecting the Jordan Creek Greenway from South Whitehall Township to
Covered Bridge Park, helping connect pieces of the envisioned 14-mile linear trail, as well as support the
preservation of several historic properties, such as the 1744 House and the Reverend Blumer
House/Ross House, which are essential to preserving the cultural heritage and community identity of
South Whitehall Township. This type of private-public partnership between Jeras, Edged Data Centers,
and the Township will provide the Township and its residents with perpetual, tangible benefits.
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Figure 5.3: Jordan Creek Greenway
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Source: Harry C. Trexler Trust, Econsult Solutions, Inc. (2025)

Beyond the Comprehensive Plan, the Township has also prioritized preservation of open space by
recently passing the 2025 Open Space Referendum on July 16, 2025, which approved the placement of a
referendum on the November 4, 2025 ballot asking the voters to approve a 0.1% increase to the Earned
Income Tax (EIT), specifically to be used for financing, purchasing, maintaining, and improving
undeveloped open space. Jeras seeks to alleviate this potential tax burden by proposing this significant
transfer to offset the need of the Township to purchase open space.

Edged Data Centers has complied with all of the Township's requirements for open space on the SWT
Data Center’s development parcel; however, Jeras recognizes dedicating additional open space can
enhance the area's aesthetic appeal, offer recreational and health benefits to residents, and preserve
South Whitehall Township’s character. The scale of this land donation exceeds the minimum
requirements by a substantial margin and will be an unprecedented gift to the Township and its
residents. Further, the donation of this land would establish a lasting public-private partnership among
the Township, Jeras, and Edged Data Centers.

In addition to expanding recreational opportunities, the land donation would directly benefit public
health by increasing opportunities for physical activity and access to green space. Regular physical
activity in these spaces is linked to a wide range of health benefits, including reduced risk of
cardiovascular disease, diabetes, depression, obesity, and certain cancers. Open spaces also provide
essential opportunities for stress relief, restoration, and social connection — key factors for mental
health. Time spent outdoors has been shown to reduce anxiety and depression, improve mood, enhance
focus, and support emotional well-being. For families, seniors, and young people, accessible open
spaces offer a safe and restorative environment that promotes physical and mental resilience.
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ESI’s recent analysis on green space benefits in the region found that green space has a direct impact on
medical and behavioral care, including potential savings such as:

e $1,181 average annual savings on medical care per active individual (an active individual is
classified as someone who participates in 150 minutes of moderate to strenuous physical
activity each week)

e S1,774 average annual savings on mental health treatment per active individual.

These physical and mental health savings could be realized by South Whitehall Township and Lehigh
County residents who will directly benefit from the completed Jordan Creek Greenway and the
extended open space.

Further, Jeras’s dedication of open space, supported by Edged Data Centers, will also have a significant
economic impact on the community through increasing home values. ESI’s research in the region found
that homes within a quarter mile of green space experience a 3.6% increase in total home value,
meaning proximal homes to the Jordan Creek Greenway, with the added portion from Jeras' donation,
will see realized value upon sale, and the Township and surrounding region may see realized returns in
increased taxes.

Preserving open space and historic properties is a priority of the Township as it is a vital initiative that
enhances residents' quality of life, promotes environmental sustainability, and safeguards the
community's unique character. The significant donation by Jeras, supported by Edged Data Centers,
would not only alleviate the tax burden on residents but also create a lasting legacy of interconnected
green spaces, recreational opportunities, and cultural heritage preservation for South Whitehall
Township and the surrounding region.

5.4. Innovation Education Support

Aligned with Edged Data Centers’ mission to make data centers a catalyst for real, measurable, positive
impact, Edged Data Centers is committed to supporting local communities where its facilities are
located, including South Whitehall Township and its surrounding area. Edged Data Centers has
expressed interest in partnering with the Parkland School District to offer artificial intelligence learning
opportunities, including hosting classes and providing workforce mentorship. Across the country, Edged
Data Centers has supported its community through this educational impact effort by funding high school
and university scholarships, hosting “Lunch and Learn” series with Edged staff to introduce students to
career opportunities, and empowering women students through a Women in Tech career support
group.'® Edged Data Centers intends to offer all these services to local students by working closely with
the Parkland School District.

5.5. Minimizing Perceived Negative Effects

It is important to note that the site of the impending Edged Data Centers’ SWT Data Center is presently
zoned “Industrial” for industrial use, meaning the site already permits heavy industrial uses by-right,

16 Edged Data Centers, “Our Impact.”
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including activities such as dairy or food processing, large-scale manufacturing, and even chemical or
explosives production. By overlaying the Planned, Innovation, Research, and Technology District
(PIRT), a proposed new zoning overlay in the approval process by the Planning Commission and
Township Commissioners that would cover the SWT Data Center site and its surrounding area, the
Overlay District will guide, and encourage, new development toward research- and technology-oriented
uses in “campus-like” environments rather than traditional heavy manufacturing uses.® Further, the
PIRT District establishes rigorous design standards, including substantial buffering, architectural
standards, pedestrian frontage requirements, and limitations on off-site impacts. In this context,
applying the PIRT Overlay District effectively encourages the site away from traditional heavy-
manufacturing uses—already permitted today—and toward lower-impact, innovation-driven uses, such
as data centers, research and development facilities, and technology campuses. The overlay, therefore,
helps support future development that fits a more controlled, visually cohesive, and community-
compatible pattern rather than the alternative of unmitigated industrial operations.

That said, the presence of data center facilities in local communities can still raise legitimate concerns
about environmental impact, noise, traffic patterns, and resource consumption. The proposed SWT Data
Center by Edged Data Centers demonstrates comprehensive mitigation measures to address these
concerns and minimize negative impacts on the South Whitehall community, supported by industry-
leading design standards and operational practices.

The following sections detail ESI’s review of community and environmental impacts. Please also see the
appended Community and Environmental Impact Analysis conducted by Kimley Horn, for more details
on logistical and environmental impacts.

Traffic Impact

Edged Data Centers commissioned a comprehensive transportation impact study by Kimley-Horn and
Associates, Inc. to assess traffic effects during both the construction and operational phases of the
project. The study evaluated temporary construction-related impacts, including concrete delivery trucks
and the transport of large electrical equipment, as well as long-term operational impacts from employee
commuting and routine deliveries. For full details, refer to the Kimley-Horn report included at the end of
this document.

Reduced Water and Energy Usage

While supporting expanded artificial intelligence capacity, Edged Data Centers’ facilities are also
recognized as among the most environmentally conscious in the industry. Edged Data Centers are at the
forefront of building technology to make their facilities more energy efficient and less water-resource-
intensive than the typical data center. This technology includes ultra-clean critical power systems that
improve power usage effectiveness and ultra-efficient waterless cooling systems, developed in
partnership with ThermalWorks. Edged Data Centers utilizes this technology for many of its
developments, and will also, in certain instances, build the innovative designs of its sustainability-
conscious end users.

17 South Whitehall Township, “Zoning Code,” https://ecode360.com/33707459#33707420.
18 South Whitehall Township, “PIRT District Design Guidelines.”
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Noise Mitigation Measures
The design of the SWT Data Center incorporates multiple acoustic engineering features specifically
developed to minimize noise impacts on surrounding areas. These mitigation measures include:

e Construction of a six-foot generator yard perimeter screening wall
e Installation of rooftop screening walls on buildings
e Strategic equipment placement to minimize noise transmission

These design features ensure the facility maintains an operational noise level of 57 decibels, well within
acceptable parameters for outdoor residential environments.

Visual Impact

While data centers can present visual and design challenges due to their industrial character and
utilitarian requirements, the proposed facility addresses these concerns through compliance with South
Whitehall Township's Planned Industrial Research and Technology (PIRT) District requirements. These
comprehensive design standards are specifically crafted to mitigate the visual impact of industrial
facilities within the community context.

Key PIRT requirements that will govern the SWT Data Center include:

e Architectural Design Standards: Primary building facades must avoid monotonous,
uninterrupted wall surfaces through varied materials, textures, and architectural articulation.

e landscape Integration: Natural landscapes and preserved viewsheds are required at the
property periphery to blend the facility with the rural character of the Jordan Valley setting.

e Pedestrian Amenities: A dedicated pedestrian zone with shade trees and decorative fencing will
be incorporated within the property, creating appropriate transitions between buffer zones and
facility areas.

e Setbacks: The facility design includes substantial setbacks ranging from 150 to 350 feet across all
parcel boundaries, ensuring adequate space for landscaping and visual buffering.
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Appendix A: Detailed Methodology

Figure A.1: Economic Impact Methodology

—
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Source: Econsult Solutions, Inc. (2025)

Input-Output Model Mechanics

To model the impacts resulting from the direct expenditures, Econsult Solutions, Inc. developed a
customized economic impact model using the IMPLAN input/output modeling system. IMPLAN
represents an industry standard approach to assess the economic and job creation impacts of economic
development projects, the creation of new businesses, and public policy changes within a county and its
surrounding area.

IMPLAN has developed a social accounting matrix (SAM) that accounts for the flow of commodities
through economics. From this matrix, IMPLAN also determines the regional purchase coefficient (RPC),
the proportion of local supply that satisfies local demand. These values not only establish the types of
goods and services supported by an industry or institution, but also the level in which they are acquired
locally. This assessment determines the multiplier basis for the local and regional models created in the
IMPLAN modeling system. IMPLAN takes the multipliers and divides them into 440 industry categories in
accordance to the North American Industrial Classification System (NAICS) codes.

The IMPLAN modeling system also allows for customization of its inputs which alters multiplier outputs.
Where necessary, certain institutions may have different levels of demand for commodities. When this
occurs, an “analysis-by-parts” (ABP) approach is taken. This allows the user to model the impacts of
direct economic activity related to an institution or industry with greater accuracy. Where inputs are
unknown, IMPLAN is able to estimate other inputs based on the level of employment, earnings, or
output by an industry or institution.

Employment and Wages Supported

IMPLAN generates job estimates based on the term “job-years”, or how many jobs will be supported
each year. For instance, if a construction project takes two years, and IMPLAN estimates there are 100
employees, or more correctly “job-years” supported, over two years, that represents 50 annual jobs.
Additionally, these can be a mix of a full and part-time employment. Consequently, job creation could
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feature more part-time jobs than fulltime jobs. To account for this, IMPLAN has a multiplier to convert
annual jobs to full-time equivalent jobs.

Income to direct, indirect, and induced jobs is calculated as employee compensation. This includes wage
and salary, all benefits (e.g., health, retirement) and payroll taxes (both sides of social security,
unemployment taxes, etc.). Therefore, IMPLAN’s measure of income estimates gross pay as opposed to
strictly wages.

Tax Revenue Impact

The economic impacts in turn produce one-time or ongoing increases in various tax bases, which yield
temporary or permanent increases in various tax revenues. To estimate these increases, Econsult
Solutions, Inc. created a tax revenue impact model to translate total economic impacts into their
commensurate tax revenue gains. These tax revenue gains only account for a subset of the total tax
revenue generation that an institution or industry may have on the economy. Furthermore, where
institutions are tax exempt, only the tax revenue generation from supported indirect and induced
industries is accounted for.
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Appendix B: About Econsult Solutions, Inc.

This report was produced by Econsult Solutions, Inc. (ESI), providing businesses and public policy makers
with consulting and thought leadership services in urban economics, real estate, transportation, public
infrastructure, economic development, public policy and finance, strategic planning, as well as expert
witness services for litigation support.

ESI combines robust quantitative analysis with trusted expert insights to create sustainable solutions.
The firm works collaboratively with its clients, and draws in expertise, when necessary, from our
network of experts and partners across industries, regions, and management practices. Based in
Philadelphia, the firm supports clients nationwide.
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Appendix C: Community and Environmental
Impact Study

See the attached report, produced by Kimley Horn, a premier engineering, planning, and design firm,
regarding the SWT Data Centers’ environmental impacts.
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1 Introduction

1.1 Proposed On-Site Activities and Operations

This project involves the construction of an industrial campus consisting of six (6) data center buildings
totaling 5,083,100 square feet of gross floor area. The site will also contain associated utilities,
stormwater infrastructure, and security infrastructure required for the operation of the campus. There will

be a new private roadway running east-west through the site from North Cedar Crest Boulevard to Mauch
Chunk Road.

1.2  Anticipated Hours of Operation
The data center will be in operation 24 hours a day, every day of the year.

1.3  Anticipated Frequencies and Types of Vehicle Trips

The data center campus is anticipated to generate approximately 3,850 daily trips with 371 AM Peak
Hour Trips expected and 265 PM Peak Hour Trips expected. For comparison, a warehousing
development of the same building square footage would generate approximately 8,163 daily trips with
543 AM Peak Hour Trips expected and 602 PM Peak Hour Trips expected. A preliminary Transportation
Impact Study was prepared and this study revealed that the following roadway and traffic improvements
could be anticipated to be required in order to accommodate traffic volumes generated by the proposed
development:

e Modify the existing traffic signal at the intersection of North Cedar Crest Boulevard (SR 1019) to
accommodate the new Township roadway as the fourth leg to the intersection.

e Construct a southbound left-turn lane on North Cedar Crest Boulevard (SR 1019) at its intersection
with the Parkland High School driveway/new Township roadway. This southbound left-turn lane
should provide a minimum of 150 feet of vehicular storage, exclusive of bay and pavement tapers.

¢ Relocate Mechanicsville Road (SR 1012) opposite this new Township roadway in order to create
a new, four-way intersection in lieu of two offset intersections.

¢ Install a traffic signal at the intersection of Mauch Chunk Road (SR 1017) & Mechanicsville Road
(SR 1012)/new Township roadway. This traffic signal should operate as a three-phase traffic signal,
providing a northbound/southbound left-turn phase, a northbound/southbound phase and an
eastbound/westbound phase.

e Construct a northbound left-turn lane on Mauch Chunk Road (SR 1017) at its intersection with
Mechanicsville Road (SR 1012)/new Township roadway. This northbound left-turn lane should
provide a minimum of 175 feet of vehicular storage, exclusive of bay and pavement tapers.

e Construct a southbound left-turn lane on Mauch Chunk Road (SR 1017) at its intersection with
Mechanicsville Road (SR 1012)/new Township roadway. This southbound left-turn lane should
provide a minimum of 425 feet of vehicular storage, exclusive of bay and pavement tapers.

During peak construction, it is anticipated that there will approximately 400-500 daily construction workers
accessing the site. Heavy machinery traffic and heavy deliveries to and from the site are expected during
construction. The site will not be open to public traffic during construction or post construction.

1.4  Anticipated Types of Materials/Equipment Stored Onsite

Equipment stored on the site will include data center servers and switches, cooling systems, and
electrical systems. There will also be diesel-powered emergency backup generators at each data center
and a singular substation to serve the entire campus.



2 Community Impact Analysis

2.1 Emergency Services and Fire Protection

The existing emergency services and fire protection infrastructure is believed to be adequate for this
development. The campus will have a fire water loop and fire hydrants spaced so that no portion of an
occupied building is more than 300 feet from a fire hydrant per Township code. All data center buildings
will be sprinklered.

2.2  Water Supply

The existing site is not currently supplied by public water. South Whitehall Township has an existing
watermain located within Ritter Road that ends approximately 2,000’ west of the intersection of North
Cedar Crest Boulevard and Ritter Road. This development proposes to extend this existing watermain
east along Ritter Road to the site to allow for access to South Whitehall Township’s public water supply. It
is anticipated that each data center building will have a potable water demand of 2,000 GPD for a total of
12,000 GPD for the full campus buildout.

2.3 Sewage Disposal

The nearest public sewer main to the site is located over a mile south at the intersection of North Cedar
Crest Boulevard and Walbert Avenue. Due to the significant distance required for a public watermain
extension, a private septic field is proposed onsite to manage the sewage disposal of the campus. The
private septic field will have a capacity of 12,000 GPD.

2.4  Solid Waste Disposal

A data center does not produce significant daily waste from its operations and the expected solid waste
production from the campus employees is minimal. The campus will require approximately 440
employees per day for all six data centers. It is expected that the local trash and recycling company that
provides services to South White Hall Township will have sufficient capacity for the solid waste produced
by the campus.

2.5 School Facilities and School District Budget

Please refer to the Financial Impact Analysis prepared by Econsult Solutions, Inc. for further details on
the financial impacts anticipated to the local school district.

2.6 Municipal Revenues and Expenses

Please refer to the Financial Impact Analysis prepared by Econsult Solutions, Inc. for further details on
the municipal revenues and expenses anticipated for this project.

3 Environmental Impact Analysis

3.1 Air Quality

Some changes to air quality are expected as a result of construction activities onsite, mainly due to
vehicle traffic and heavy machinery use, as well as dust generated from grading. These impacts will be
temporary and are expected to be minor. During construction, emissions from vehicles and machinery will
be minimized wherever possible. Dust will be controlled to the maximum extent practicable through the
use of dust control spray trucks.

After construction, the facility will contain a sufficient number of diesel-fired emergency generators to
provide backup electricity to facility operations in the event of an emergency (loss of power). The engines
will also operate intermittently for routine maintenance and testing.



The emergency engines will be the primary source of air emissions on the site. The engines will be a
source of nitrogen oxides (NOX), carbon monoxide (CO), particulate matter (PM), volatile organic
compounds (VOCs), sulfur dioxide (SO2), and hazardous air pollutants (HAPs). All engines will be
certified to meet the United States Environmental Protection Agency’s (USEPA) Tier 2 emission
standards, which is the applicable standard for diesel-fired emergency engines. The engines will meet or
exceed the standards required for Tier 2 engines.

3.2  Surrounding Soil Quality

In accordance with 25 Pa. Code Chapter 102, National Pollutant Discharge Elimination System (NPDES)
approvals, including erosion and sediment control plan approval, will be obtained from the Lehigh County
Conservation District and/or Pennsylvania Department of Environmental Protection (PADEP). Erosion
and sediment control measures to be implemented on the site include sediment basins, sediment traps,
compost filter socks, rock construction entrances, and rip-rap aprons. No impacts on surrounding soil
quality are expected as a result of this project.

3.3  Surrounding Water Quality

A wetland delineation was performed on the site in 2024. This delineation identified six wetlands and one
ephemeral channel on the site. These wetlands are all isolated and have no connection to offsite waters.
Jordan Creek is located south of the site boundary and has a Chapter 93 Designated Use of trout
stocking.

In order to complete this project, two isolated wetlands will be filled and graded. A Chapter 105 Joint
Permit will be obtained for these impacts, and mitigation will be performed in accordance with PADEP
requirements. Neither of these wetlands have any connection to Jordan Creek or other offsite waters.
Stormwater control measures complying with 25 Pa. Code Chapter 102 will be implemented both during
and after construction of this project. These stormwater control measures include infiltration basins to
manage the 2-year storm and detention basins to manage the 10-year to 100-year storms. No impacts on
surrounding water quality are expected as a result of this project.

3.4 Groundwater Sources

According to data from Web Soil Survey, the depth to water table on the majority of the site is greater
than 200 centimeters (cm), with one small area having a depth to water table of 69 cm. Groundwater on
the site is believed to flow south and east towards Jordan Creek and the Lehigh River. The site is not
located within a sole source aquifer. This project is not expected to have an impact on any groundwater
sources and will not involve any groundwater withdrawal.

3.5 Wildlife Habitat

A Pennsylvania Natural Diversity Inventory (PNDI) screening was performed for the site on June 18,
2025, and is included as an attachment. Based on the results of the PNDI screening, a bog turtle habitat
survey was conducted on the site by Herpetological Associates, Inc. on July 2, 2025. This survey did not
identify any suitable bog turtle habitat on the site. As such, bog turtles are not believed to be present on
site and there will be no impacts to them.

A bat acoustic survey was also conducted on the site by Bat Conservation and Management, Inc. in June
2025. Several bat species were confirmed to be present on the site, including big brown bat, little brown

bat, eastern red bat, hoary bat, evening bat, silver-haired bat, and tricolored bat. Based on conversations
with the surveyor, impacts to bats are not anticipated so long as tree clearing is performed in the winter

during the hibernation season. Other species present on the site include songbirds, deer, squirrels, and

rabbits, all of which are typical for the area.

The site is not believed to contain any high-quality or important habitat for wildlife. The majority of the site
is agricultural with some forested treelines and patches scattered throughout. The surrounding area
contains large areas of similar agricultural and forested habitat that can support the species present on
the site. No significant adverse impacts to local wildlife populations are expected as a result of this
project. Tree clearing/removal will be conducted between November 15 and March 31 during bat
hibernation period as a conservation measure.



4  Conclusion

This project will not have significant adverse effects to the surrounding communities or environment. The
applicant will obtain all required local, state, and federal regulatory permits and approvals. Through these
permitting processes, agencies having jurisdiction will ensure that impacts are minimized to the maximum
extent practicable, unavoidable impacts are fully mitigated, and all environmental regulations are
satisfied.
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