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To: Howell Township Planning Commission and Data Center Subcommittee
From: Paul Montagno, AICP, Principle and Brady Heath, Township Planner
Date: May 7, 2026

Re: Data Centers

The Resident Research Committee has done considerable research on data centers and other
“high impact land uses” and provided recommendations to incorporate in the data center
ordinance. We appreciate the work they have done and the input that has been provided for
consideration by the Planning Commission as they develop a draft ordinance. At this point it will
be important of the Planning Commission members on the subcommittee to provide feedback
on the draft and any specific direction on updates they would like to see in the current draft.

We have incorporated many of the suggestions that have been provided. However, there are
some suggestions that have not been incorporated for a number of reasons. For example, there
may be other sections of the ordinance that address specific requirements, suggestions are
covered in other township ordinances or documents, or regulations are not enabled by state
law. This memo lists the items that were recommended and indicates where in the in ordinance
it was added, where it already exists in the ordinance or where it should be incorporated
somewhere else, and why it wasn’t incorporated. Additionally, there are some suggestions that
we have incorporated but would rely on the committee to review and discuss to determine if the
regulation is appropriate for inclusion. Ultimately, we will need to vet the ordinance through
legal council to ensure all requirements are defensible

In the attached draft dated 5/7/26, does not show track changes because the draft was
becoming too cumbersome. You can generally tell what sections were suggested by the RRC
by comparing the current draft to the edits that were previously provided.

We would like to use this memo as a guide for our next discussion in order address some of the
outstanding suggestions. We encourage you to go through this memo and the draft ordinance
and be prepared with specific feedback and direction at the next meeting.

Benjamin R. Carlisle, President John L. Enos, Vice President Douglas J. Lewan, Principal
David Scurto, Principal Sally M. Elmiger, Principal R. Donald Wortman, Principal Craig Strong, Principal
Paul Montagno, Principal Megan Masson-Minock, Principal Laura Kreps, Principal
Richard K. Carlisle, Past President/Senior Principal



























Draft High Impact Land Use Overlay District Draft Date 5/7/26

Draft High Impact Land Use Overlay District

Definitions proposed to be added to Section 2.02.

s Octave Band Analysis: A frequency spectrum analysis where the unweighted sound
levels of all frequencies in a sound sample are split into sections (octave bands) where the
upper limit is twice the frequency of the lower limit, and each octave band is further split
into three equal sections providing a more detailed analysis of the intensity and frequency
composition of a sound.

Air Chiller: a cooling and heat rejection system which utilizes fans to move ambient air over
condenser coils to cool the water or refrigerant in a Closed Loop Cooling System.

Battery Energy Storage Systems (BESS): A storage system that collects energy from
renewable and non-renewable sources in rechargeable batteries for later use.

Closed Loop Cooling System: Any cooling system that constantly reuses and recycles
an initial load of process fluid (water or chemical substance) within its operating
components for cooling purposes, which is not directly exposed to the air or other cooling
system components during heat rejection; this process fluid still requires periodic
discharge and refill.

Cooling Tower: an industrial-scale heat exchanger that removes heat from the cooling
process fluid.

Open-Circuit Cooling Tower/Open Loop Cooling System: a heat rejection
system where the warm process water is sprayed directly onto fill media, where it is
then exposed to airflow to utilize evaporative cooling; these systems require
frequent discharge and refill, consuming large amounts of water, due to the
contamination of the process water during the heat-rejection phase.

Closed-Circuit Cooling Tower: utilized in some Closed-Loop Cooling Systems;
basin water is sprayed over the closed-loop coils to utilize evaporative cooling.
Basin water requires periodic discharge and refill.

Mechanical Draft: Open or Closed Circuit Cooling Towers may use Mechanical
Draft, which uses fans to move air through the water to enhance the cooling
process by accelerating evaporation and therefore heat transfer.

Computer Room Air Conditioners (CRAC): A type of Room-Level HVAC system utilized
in computer server rooms/data centers to remove high-density heat generated by IT
equipment; CRACs pull hot air from the entire room, and return cool air to the entire room,
rather than cooling the IT equipment directly; utilizing refrigerant-based cooling.
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a. Building mass, height, bulk, scale, and proportion shall maintain
consistency with the existing character of the adjacent buildings.

b. Building design should employ coordinated massing to produce overall
unity, scale, and interest.

c. Rooflines and pitches shall be proportionate to nearby structures so as to
provide transition or mitigation of significant changes to scale.

d. Maximum height for all buildings is 50 feet, including all rooftop equipment,
which shall be concealed by a parapet wall.

e. Orientation shall prioritize utilization of buildings for sound mitigation and
visual buffer(s):

i.  Where multiple buildings exist they shall be oriented so that service
areas face each other and the buildings are placed to surround any
equipment, mechanical yards, substations, generators, etc. in order to
utilize the buildings as a sound barrier and as a visual buffer between
the loudest operations on the site and the site borders.

ii. If a site contains two or fewer buildings, the buildings shall be
oriented to place any equipment, mechanical yards, substations,
generators, etc. on the farthest side/greatest distance away from the
highest number of nearby residential and sensitive receptor parcels,
and the building(s) between as a sound barrier and as a visual buffer
between the loudest operations on the site and the residential and
sensitive receptor parcels.

iii. Any equipment, mechanical yards, substations, generators, and
similar elements shall be fully enclosed whenever possible if located
within one thousand five hundred (1,500) feet from any residential
property line.

8.  Architectural Design and Building Materials
a. Facade variation. Wall designs must provide a minimum of three of the
following elements, in addition to transparency requirements, occurring at

intervals no greater than 25 feet horizontally and 10 feet vertically:

i. Expression of structural system and infill panels through change in
plane not less than three inches.

ii. System of horizontal and vertical scaling elements, such as belt
course, string courses, cornice, pilasters.
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iii. System of horizontal and vertical reveals not less than one inch in
width/depth.

iv. Variations in material module, pattern, and/or color.
v. System of integrated architectural ornamentation.

vi. Green screen or planter walls. vii. Translucent, fritted, patterned, or
colored glazing.

vii. Transparency as required in Section 16.23(F)(2)(b).
b. Transparency

i. Windows for building sides shall be concentrated toward the front edge of
the building, in locations most visible from an urban open space or public
right-of-way.

ii. Transparency alternatives. The following alternatives may be used
singularly or in combination for any side or rear facing facade which
requires transparency. If used in combination, they may count toward no
more than 50% of the transparency requirement set forth in Section
16.23(F)(2)(b).

Architectural style shall not be restricted. Rather, evaluation of the appearance
of a project shall be based upon compatibility and the quality of its design and
relationship to surroundings.

Buildings within the same development should be designed to provide a unified
and easily identifiable image. Methods to achieve this include using similar
architectural styles and materials, complementary roof forms, signs, and
colors.

Minimize monotony of expansive exterior walls by incorporating the following
elements: staggering of vertical walls; recessing openings; providing upper-
level roof overhangs; using deep score lines at construction joints; contrasting
compatible building materials; use of variety and rhythm of window and door
openings; use of horizontal and vertical architectural elements, use of
horizontal bands of compatible colors; and providing changes in roof shape or
roofline.

Facades shall provide visual interest from both vehicular and pedestrian
viewpoints.
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