Barley Snyder

ATTORNEYS AT LAW

100 EAST MARKET STREET Stacey R. MacNeal, Esquire
YORK, PA 17401 Direct Dial Number: (717) 718-7586
TEL (717) 846-8888 FAX (717) 843-8492 E-mail: smacneal@barley.com
WWW.BARLEY.COM
October 21, 2025
VIA FEDERAL EXPRESS and 0CT 2 ; 2025
EMAIL

Eugene C. Briggs
Township Manager

East Coventry Township
855 Ellis Woods Road
Pottstown, PA 19465

Re:  Constellation Energy Generation LLC
Text Amendment Application

Dear Gene:

I represent Constellation Energy Generation LLC and, on their behalf, I am submitting the
enclosed application for Text Amendment. [ am enclosing eleven (11) paper copies of this
application and submitting one (1) electronic copy to you via email. In addition to the application and
supporting narrative, I am also enclosing a proposed draft Ordinance, a check for the filing fee in the
amount of $5,000.00, an executed Contract for Professional Services Agreement and a completed
form W-9 Request for Taxpayer Identification Number and Certification. If you should need
anything additional, please do not hesitate to reach out to me.

We look forward to working with you and the rest of the Township representatives
cooperatively on this proposed Text Amendment.

Thank you for your consideration of this matter.
Very truly yours,

Skluéfj ! ) Juar,» ,{_S?.(.L-LO

Stacey R. MacNeal
SRM:mjb

Enclosures
o Constellation Energy Generation LLC
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APPLICATION #: Bos -2 5 200 ¥

CHESTER COUNTY, PENNSYLVANIA Pottstown, PA 19465
610-495-5443 (Offlce)
APPLICATION TO THE 610-405-9925 (Fax)

BOARD OF SUPERVISORS

PART 1 — INSTRUCTIONS
Review Chapler 27 Zoning, Part 14, Condillonal Use Process and Part 17 Amendments of the Code of the Townshlp of

Easl Covenlry, avallable online al htlps://ecode360.com/31116052#31116052 and for purchase or review at lhe

Township Building.
Revlew Arllcle IX — Zoning Hearing Board and olher Adminislralive Proceedings of the Pennsylvanla Munlcipalities

Planning Code.
Submit eleven (11) paper coples and one (1) electronlc copy of this Application and all supporting documentallon,
Submil the Applicalion Fee In accordance with the currenl Township Fee Schedule. All fees shall be pald by check or

money order and payable lo Easl Covenlry Township.
Submit a completed Conlracl for Professlonal Services Agreement wilh a wilnessed Property Owner signalure. See allached,

o Submit a compleled Form W-9, Raquas! for Taxpayer ldenlificallon Number and Cerlification. See altached.
o See "Noles” (altached) for additional Informallon.
PART 2 ~ APPLICANT INFORMATION (person or entity responsible for all costs)

Applicant Name:
onstellation Energy Generation, LLC

ABBHcanlISlreal Address (If P.O. Box, Include strest address also):
Exelon V

City, Slale, and Zip Code:
e!':metlSquare,pP A 19348

Telephone Number: Emall Address:
(717) 468-2223 David.Alshouse@constellation.com

PART 3 - PROPERTY OWNER INFORMATION (If other than the Applicant)

Properly Owner Name (person or enlily thal will own the Improved Properly upon completion of work):
See attached

Properly Owner Slreel Address (If P.O. Box, Include siresl address also):

Cily, Stale, and ZIp Code:

Telsphone Number; Emall Address:

PART 4 — ATTORNEY FOR APPLICANT (if applicable)
Altarney Name:
Stacey R. MacNeal, Esquire
Allorney Slreet Addrass (If P.O. Box, Include slreel address also):
100 E. Markel Street

Cily, State, and Zip Code:
York, PA 17401

Telsphone Number:
(717) 718-7586

Emall Address:
smacneal@barley.com
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APPLICATION#: BOS- |

Sirest Address of Proparly Subjacl of ihis Applieallon (If P.O. Box, Inctuda stfeet address a!so)
See attached

Cliy, State and Zip Code:

Tax Map 1D# Subdivision Name (if applicable): Lol # {if appllcabla):

Monlh Day. and Year'
See attached

I} Residamzas nwamng A Non- Residenllal
{3 single-Family [ Commerclal
[0 Townhouse " [ Educational
3 Two-Family [ industrial
{3 Multi-Famlly [ Institullonal

. Other Vacant

Zon!ng District:
[J R E} R-2 D R3 O FR e 0O NC B ¢ X L

(PART .~ REQUEST ckinlit
{J Curallve Amendmenl under Section 609.1 of the Pannsylvania Munlcipalilles Planning Cods Act.
(& Petition for Amendment under Part 17 of Chapler 27, Zonlng.

3] Condlilonal Use perSeclton(s} : '

Has any prevlaus appllcation been flad cancerning the subject matter of this Application: [ Yes No
Il yas, please spacify.
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PROPERTY INFORMATION

. Parcel #; 18-5-1.2

Address:

Ovmer: Constellation Energy Generation, LLC

Date acquired: January 12, 2001

. Parcel #: 18-5-4
Adress: 2345 New Schuylkill Road
Owner: Spencer Land Company, LLC

Date acquired: May 14, 2025

. Parcel#: 18-2-26

Address: 2305 New Schuylkill Road
Ovwmer: Spencer Land Company, LLC
Date acquired: May 17, 2024

. Parcel #: 18-2-24
Adress: 693 Sanatoga Road
Owner; Spencer Land Company, LLC

Date acquired: May 17, 2024

. Parcel#: 18-1-26

Address: 662 Sanatoga Road
Owner: M89Property, LLC
Date acquired: October 2, 2024
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APPLICATIONW: BOS.

PARTAZZPETITIONFOR ZONING AMENOMENT! (pamiplolallf

Provide delells below on lhe requested Zoning Amendment.
Bee attached narrative,
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The Applicant and related entities own property in East Coventry Township. Five of these
properties are located in the Township's Limited Industrial (LI) zoning district. One property is
located in the Township's Commercial zoning district (C-1). The Township Zoning Ordinance
does not currently provide for Data Centers as a use. The Applicant believes that such a use
would be beneficial to the Township and would like to explore options to amend the Township
Zoning Ordinance that will provide the Township with the opportunity for a Data Center
development in the LI and C-1 zoning districts.

Data centers offer many benefits to the communities that house them. Those benefits include an
increase in both jobs and tax revenue as well as improved infrastructure. Construction of data
centers create thousands of construction jobs, which typically continue for several years. More
significantly, the facilities generate permanent, high-paying, skilled positions needed to maintain
the hardware and software located in the Data Centers,

The creation of Data Centers will generally improve the fiber infrastructure in the surrounding
community and those benefits reverberate throughout the surrounding County. The combination
of improved cable connectivity and available and skilled workforce all contribute to the
"multiplier effect” that communities often experience after a Data Center is built. The multiplier
effect works in a municipality's favor when other businesses see the Data Center project as an
indication that the Township is a desirable place to do business. An increase in the business
sector will in turn benefit the tax base of the Township and the School District, all making the
Township a more desirable place to live and work.

As advantageous as the benefits that Data Centers bring to the community, many municipalities
are encouraged by the lack of adverse impacts on infrastructures such as schools, transportation,
and police services. Data Center development will bring revenue to the Township without the
need to increase school capacity, improve roadways, or increase police presence.

To the extent there are concerns with Data Center developments due to impacts such as sound
and water usage, next generation facilities are being constructed with mitigation measures that
address these concerns, even in areas with close proximity to suburban development.

Providing for Data Center development would be consistent with the Pottstown Metropolitan
Region Comprehensive Plan from 2015, of which East Coventry Township was a part, as
follows:

“It acknowledged that industrial and manufacturing uses will vary significantly in size and
intensity. The intent of the standards in the zoning ordinance would be to protect and enhance the
region's economic vitality by creating high quality industrial development while minimizing
adverse impacts of vehicular circulation on existing neighborhoods and the surrounding
environment, Industrial districts should allow for a wide variety of uses including light industrial
uses, offices, warehouses, storage facilities, and research facilities.” Data centers are perfect for
these industrial districts in that they offer a very high-quality use that has some similarities to
other uses that are offered within the industrial zone with limited vehicular impacts.

132711653



“Highway commercial development areas are intended to provide appropriate locations for
regional commercial development.” Types of uses currently promoted in these areas under the
Comprehensive Plan include large scale regional commercial uses, including big box retail and
large-scale office developments. Data Center development has many similarities with these types
of uses as well, although with less impacts on infrastructure, particularly roadways.

As implemented in the East Coventry Township Zoning Ordinance, the C-1 Commercial and
Business Campus District is intended to provide for expanded commercial light industrial and
office campus uses. Uses within this zoning district can include business campus or industrial
parks, business or professional offices, wholesale and warehousing distribution and other types
of uses that have some similarities with Data Centers. Simifarly, the LI Limited Industriat
District provides within the Township an area to conduct office, warehousing, and light
industrial operations. Data Center uses have similar characteristics to other uses in this district
such as light manufacturing and scientific and research development laboratories, making these
two zoning districts an appropriate location for the Township to implement a Data Center as an

appropriate use.
Additionally, the property located within the Township that is zoned C-1 and LI is in a location

that has proximity to energy generation and the energy transmission network making it ideally
situated for Data Center development.

The foregoing Applicant is requesting that the Zoning Ordinance of East Coventry Township be
amended to provide for Data Centers as a permitted use in the C-1 and LI zoning districts in
accordance with the specific terms and conditions set forth in the draft Ordinance attached to this

application.
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APPLICATION#:BOS- .

e hareby represanl and acknowledge lhat f!wa am!are the ewner(s) of Iegal lile of the sub}ect proper{y of {he Applicatlon
and that iAwe haraby consant {o the filing of this Application by the Applicant.

0@;70 ﬁgai Title: lo) zo) 202;

Signalulé Date

Dale

stgnalura

B | I ‘“ 0.'{
The underaigned hersby affirms lhat, to Iha besl of h!slhar knowledge and hellaf all ol !ha ll)uva statlements and allachments

are lrue, corract and complele.

Appllcant's Signature Date
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APPLICATION #: BOS -
NOTES

A. Supplemental Sheets. If additional space Is raquired to provide the information requested in
and by the Application, eleven (11} coples of supplemental shests (8 %" x 11" each) may be

used and atlached.

B. Traffic Analysis. The Board of Supervisors, at its sole discretion, may require the appficant to
provide traffic studies demonstrating feasible compliance with the objectives of this chapter and

the Comprshensive Plan.

C. Fiscal Impaoct Assessment. The Board of Supervisors, at its sole discretion, may require the
applicant to provide an assessment of the sconomic and fiscal impacts that wiil result from the

proposed development,

D. Community Facllitles and Services Assessment, The Board of Supervisors, at ils sole
discraflon, may require the applicant to provide an assessment of the facllily and service needs

required for the proposed developmsnt.

E. Market Analyses, The Board of Supervisors, at ils sole discretlon, may require the applicant fo
provide a Market Analyses to determine the likelihood of market sticcess of proposed use(s).

Landscape Screen, The Board of Supervisors, at ils sole discretion, may require the applicant
{o provide sufficient land area to effectively screen the proposed conditional use from adjcining

different uses.

F

G. Flling Fee, Each Application shall be accompanled by the required filing fee as set forth in the
Township's Fee Schadule,

H. Evidence of Ownership. The Applicant shall be prepared to submit al the heating on the
Application the original (or a lrue and correct and complete copy of) the Deed, Lease or other
instrument which evidences the ownsrship or olher interest of the Appliceni(s) In the subject

properly,
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EAST COVENTRY TOWNSHIP
CHESTER COUNTY, PENNSYLVANIA

ORDINANCE NO.

AN ORDINANCE AMENDING THE EAST COVENTRY TOWNSHIP CODE OF
ORDINANCES CHAPTER 27, ENTITLED “ZONING” TO ADD DATA CENTER AS A USE;
TO PERMIT DATA CENTER BY RIGHT IN THE C-1 COMMERCIAL AND BUSINESS
CAMPUS DISTRICT AND LI LIMITED INDUSTRIAL DISTRICT; AND TO ADD
DEVELOPMENT STANDARDS APPLICABLE TO A DATA CENTER

WHEREAS, the Second Class Township Code authorizes the Board of Supervisors to
make and adopt ordinances that are consistent with the constitution and the laws of the
Commonwealth that it deems necessary for the proper management, care, and control of the
Township and the maintenance of peace, good government, health, and welfare of the Township
and its citizens;

WHEREAS, the Township’s Zoning Ordinance (the “Ordinance”) does not currently
provide for “data centers” as a use and the Board of Supervisors believes it is in the best interests
of the Township to provide for data centers as a use with appropriate regulations;

WHEREAS, the Board of Supervisors deems it to be in the best interest and general
welfare of the citizens and residents of the Township to amend the Ordinance to provide for a
Data Center as a use permitted by right in the C-1 Commercial and Business Campus District
and LI Limited Industrial District pursuant to the specific standards set forth herein; and

WHEREAS, the Board of Supervisors has met the procedural requirements of the
Pennsylvania Municipalities Planning Code, 53 P.S. §10101, et seq., for the adoption of the
proposed ordinance, including holding a public hearing.

NOW, THEREFORE, BE IT ORDAINED AND ENACTED by the Board of Supervisors
for the Township of East Coventry, and it is hereby ordained and enacted by the authority of the
same as follows:

1. Chapter 27 of the East Coventry Township Code of Ordinances “Zoning”, Part 2
“Definitions” Section 27-202 “Definitions” is hereby amended by the addition of the
term “Data Center” as follows”

“DATA CENTER — An establishment, facility, building(s), or series of buildings which
are part of a unified development and arranged in a campus setting engaging in the
storage management processing, or transmission of digital data, and housing computer or
network equipment, systems, servers, appliances, and other associated components
related to digital data operations. A data center campus may contain multiple users or
tenants. A data center generally includes accessory mechanical equipment and
environmental controls (air conditioning or cooling towers, fire suppression, etc.),

1
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131508779

redundant/backup power supplies including associated fuel and fuel storage, redundant
data communications connections and high security (“Data Center Equipment” or
“DCE”)‘

2. Chapter 27 of the East Coventry Township Code of Ordinances “Zoning”, Part 10
“C-1 Commercial and Business Campus District”, Section 27-1002 “Use
Regulations” subsection 1 “C-1 Commercial and Business Campus District Uses
Permitted by Right” is amended by the addition of “Data Center”.

3. Chapter 27 of the East Coventry Township Code of Ordinances “Zoning”, Part 13
“General and Supplemental Regulations and Design Standards” Section 27-1306
“Parking Standards” subsection E “Minimum Off-Street Parking Space
Requirement” is hereby amended by the addition of “Data Center” under “Industrial
Uses”, as follows:

Use Parking Spaces Per Other Standards
1,000 square feet
gross floor area

Industrial Uses

Data Center Number of spaces shall be
determined by parking study
prepared by the
applicant/user.

4. Chapter 27 of the East Coventry Township Code of Ordinances “Zoning”, Part 13
“General and Supplemental Regulations and Design Standards” is hereby amended
by the addition of Section 27-1339 entitled “Data Center” as follows:

27-1339 Data Center

An application for a data center shall satisfy the following standards and criteria,
as applicable:

A. Public water and sewer facilities shall be provided.
B. The tract must have direct access to an arterial or a collector street.

C. Open space:

1. One acre of Open Space area shall be provided for each 30,000 Gross Square
Feet (“GSF™) of proposed building.
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2. Open Space shall generally conform to and include any area designated on the
East Coventry Township Greenway and Trail Master Plan, For Open Space
of ten (10) acres or more, the land development plan shall provide access to a
suitable location to install a trail head parking lot to accommodate ten (10)
vehicles. If there is no feasible location to provide this Open Space or trail
connections that will not negatively impact on the security of the Data Center,
the Applicant can provide a fee in lieu thereof to the Township in a
proportionate amount,

3. The land development plan shall provide an irrevocable offer to dedicate to
the Township an easement over the Open Space for purposes of establishing a
new park, pedestrian and/or bicycle routes to link parks, open space, schools,
residential areas, and employments centers, as well as to connect to regional
transportation and recreational trails.

D. The applicant shall demonstrate an adequate second means of ingress and
egress suitable for emergency access to the site.

E. For properties located in both the C-1 Commercial and Business Campus
District and the LI Limited Industrial District the dimensional standards of
Section 27-1104 “Area, Bulk and Dimensional Standards” shall apply with the
following exceptions:

1. Maximum building height shall be 120°.

2. Minimum building setback from adjacent residential uses or districts
shall be 100°,

3. Maximum building coverage shall be 35%.

4, Maximum impervious coverage shall be 60%.

5. Maximum density shall be 10,000 square feet of building area per acre
with a total of 450,000 square feet of building area per tract, and
150,000 square feet of building area per individual building.

F. Development standards for a Data Center shall include the following:

1. Data Center Equipment (DCE):

a. Ground mounted DCE shall not be located on the side of any
building directly facing a residential use or district and any DCE
that is otherwise visible to a residential use or district shall be
screened.

b. DCE shall be separated from any adjacent residential district by a
principal building.

c. Accessory structures needed for Data Center operation, each
containing no more than five hundred square feet (500 sq. ft.) and
no more than four per lot, may be located within any yard area.



2. Environmental impacts associated with a Data Center shall be
mitigated by demonstrating compliance with the industrial standards of
Section 27-1105.1(A), (B), (C), (D) and (E) with the following
additions:

a. Applicant shall demonstrate through a sound study conducted
by a professional acoustical expert that the installation of one
or more sound reducing materials or systems will effectively
reduce the sound generated by the Data Center during normal
operations to a maximum daytime (7:00A.M. to 10:00 P.M.)
decibel level of 65 and to a maximum nighttime (10:00 P.M. to
7:00 A.M.) decibel level of 60 as measured from the property
line of the Data Center use. The sound study shall be prepared
during the Building Permit process based upon the proposed
user or users of the Data Center and buildings and equipment
depicted on the building plans. The noise reducing materials
and/or systems recommended by the sound study shall be
incorporated into the construction plans for the Data Center.

b. The provisions in this section shall supersede any other
Township regulations regarding noise or sound.

6. All ordinances or parts of ordinances inconsistent herewith or in conflict with
any of the specific terms enacted hereby to the extent of said inconsistencies or
conflicts, are hereby specifically repealed.

7. The East Coventry Township Board of Supervisors does hereby reserve the right,
from time to time, to adopt modifications of, supplements to, or amendments of
its ordinances., including this provision.

8. In the event that any section, sentence, clause, phrase or work of this ordinance
shall be declared illegal, invalid, or unconstitutional by any Court of competent
jurisdiction, such declaration shall not prevent, preclude or otherwise foreclose
enforcement of any of the remaining portions of this Ordinance.

9. This amendment shall become effective as provided by law.

10. The failure of East Coventry Township to enforce any provision
of this Ordinance shall not constitute a waiver by East Coventry Township of its
rights of future enforcement hereunder.

ENACTED AND ORDAINED by the Board of Supervisors of East Coventry Township,
Chester County, Pennsylvania, this day of , 2025.
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