MINUTES OF THE
EAST COVENTRY TOWNSHIP PLANNING COMMISSION
REGULAR MEETING HELD DECEMBER 11, 2025
(Approved January 08, 2026)

The Planning Commission held its regular meeting on December 11, 2025. Present for the meeting
were Larry Tietjen, Chair; Paul Lacon; Meaghan Wright; and Carol Clark. Also present were Eugene
Briggs, Township Manager, Karen Cumens, Assistant Township Secretary; Mark Hosterman,
Township Solicitor; Brady Flaharty, Township Engineer; John Yurick, Township Transportation
Engineer; Nick Upmeyer, Township Planner; and Michael Cosentino, Township Zoning Officer.
Lance Parson, Vice Chair, was absent.

Mr. Tietjen called the meeting to order at 7:00 p.m. and the pledge was recited.
Mr. Hosterman announced that the Commission met in executive session at 6:00 p.m. The executive

session was held for the purpose of receiving privileged legal advice of counsel regarding
Constellation Energy’s proposed text amendment for the Limited Industrial and Commercial/Business

Campus Districts.
Evan Brandt — Pottstown Mercury: Commented on the law governing the executive session.

1. Minutes.

A. Consideration of Approving the November 13, 2025 Regular Meeting Minutes.

Ms. Wright suggested that the word “also” be inserted into the last sentence of Mr. Tietjen’s
comments regarding any Ordinance prepared by East Coventry Township; and that she had
made the motion to approve the Sewage Facilities Planning Module Component 4A for 61
Fricks Lock Road and Mr. Tietjen had seconded the motion.

Ms. Wright made a motion to approve the November 13, 2025 Regular Meeting Minutes with
the identified changes. Mr. Tietjen seconded the motion and called for a vote. The motion
passed 4-0-0.

2. Subdivision and Land Development Application.

A. Consideration of Making a Recommendation on the Final Subdivision and Land Development
Application (SLLD-25-002) for 61 Fricks Lock Road.

Mr. Tietjen introduced this matter. Jackie Erixxon was present on behalf of the Applicant.
Mr. Hosterman presented the following waivers for the Planning Commission’s consideration:

Waiver of SALDO §22-304.1 — Preliminary Plan Submission, Resubmission, Review and
Content. Mr. Tietjen made a motion to recommend the Board of Supervisors approve the
Applicant’s request for a waiver from a SALDO §22-304.1 to allow submission of a combined
preliminary/final plan to be reviewed by the Township simultaneously, where submission of a
preliminary plan for review by the Township prior to submission of final plans is required,
with the condition that Applicant agrees that Resolution No. 2025-21 is hereby superseded,
null and void, and that Resolution No. 2026- _ sets forth any and all terms and conditions of



approval. Ms. Wright seconded the motion. Mr. Tietjen called for a vote and the motion passed
4-0-0.

Waiver of SALDO §22-304.3.E.(17) — Preliminary Plan Drafting Standards: Driveways. Mr.
Tietjen made a motion to recommend the Board of Supervisors approve the Applicant’s request
for a partial waiver from a SALDO §22-304.3.E.(17) to allow the Applicant to provide spot
elevations and first floor elevations for the driveways, where it is required that the Applicant
provide driveway profiles demonstrating compliance with the slope, cartway connection and
drainage requirements of the Township Driveway Ordinance (Chapter 21), including the
dimensions between the driveway and the property lines and between structures and the
driveway. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the motion passed
4-0-0.

Waiver of SALDO §22-306.3.C.(1) — Historic Resources Impact Study. Mr. Tietjen made a
motion to recommend the Board of Supervisors approve the Applicant’s request for a waiver
from SALDO §22-306.3.C.(1) to allow the Applicant to not prepare and submit an Historic
Resources Impact Study with the Plans, where submission of an Historic Resources Impact
Study is required to accompany submission of the plans. Ms. Wright seconded the motion. Mr.
Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §22-306.3.D.(4) — Well Withdrawal Impact Study. Mr. Tietjen made a
motion to recommend the Board of Supervisors approve the Applicant’s request for a waiver
from SALDO §22-306.3.D.(4) to allow the Applicant to not prepare and submit a Well
Withdrawal Impact Study with the plans, where submission of a Well Withdrawal Impact
Study is required to accompany submission of the plans. Mr. Lacon seconded the motion. Mr.
Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §22-406.2.B — Street Right-of-Way Widths: Divided Cartway Separation.
Mr. Tietjen made a motion to recommend the Board of Supervisors approve the Applicant’s
request for a waiver from SALDO §22-406.2.B to allow the Applicant to provide a divided
cartway with lanes separated by not more than 120 feet, where it is required that lanes of
divided cartway streets be separated by a minimum of ten (10) feet and a maximum of twenty
(20) feet, with the condition that the Applicant satisfactorily addresses all of the Township
Traffic Engineer’s roadway and access design comments. Ms. Wright seconded the motion.
Mr. Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §22-406.2.D — Street Right-of-Way Widths: Divide Cartway Right-of-
Way. Mr. Tietjen made a motion to recommend the Board of Supervisors approve the
Applicant’s request for a waiver from SALDO §22-406.2.D to allow the Applicant to provide
a narrower right-of-way for the proposed local street that is not less than 35 feet in width,
centered over each lane of the divided cartway, where the required minimum right-of-way of
divided cartways that comprise local streets is 52 feet plus one (1) additional foot for each foot
of separation of the divided lanes, with the condition that Applicant shall submit an updated



Waiver Request Letter removing the erroneous word “not” from Waiver Request No. 6. Ms.
., Wright seconded the motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §§22-411.5.A and 22-411.5.C — Single Access Streets/Culs-de-sac: Future
Connection. Mr. Tietjen made a motion to recommend the Board of Supervisors approve the
Applicant’s request for waivers from SALDO §§22-411.5.A and 22-411.5.C to permit the
Applicant not to extend the proposed divided cartway street to an adjacent property line nor
provide right-of-way for future connection, where street stubs and rights-of-way extending to
the boundary of the tract are required to be provided for future connection of single access
streets. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the motion passed 4-
0-0.

Waiver of SALDO §22-416.5— Curbs: Concrete. Ms. Wright made a motion to recommend the
Board of Supervisors approve the Applicant’s request for a waiver from SALDO §22-416.5 to
allow the Applicant to provide Belgian block curbing, where curbs are required to be
constructed of monolithic concrete, with the condition that the Belgian block curbing shall
apply to internal roads only. Mr. Tietjen seconded the motion and called for a vote and the
motion passed 4-0-0.

Waiver of SALDO §22-418.2— Sidewalks: Concrete Sidewalks. Mr. Tietjen made a motion to
recommend the Board of Supervisors approve the Applicant’s request for a waiver from
SALDO §22-418.2 to permit the Applicant to forgo providing sidewalk along Fricks Lock
Road, where concrete sidewalks are required on all collector streets abutting or within a
subdivision. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the motion
passed 4-0-0.

Waiver of SALDO §§22-427.1.C and 22-427.1.D— Outdoor Lighting Requirements and
Standards: Location of Required Lighting Facilities. Ms. Wright made a motion to recommend
the Board of Supervisors approve the Applicant’s request for waivers from SALDO §§22-
427.1.C and 22-427.1.D to allow the Applicant not to provide outdoor lighting facilities for
driveways or along roads within the Development, where outdoor lighting facilities are
required to be installed in conjunction with all driveways and along all roads within major
subdivisions and land developments. Mr. Tietjen seconded the motion and called for a vote.
The motion passed 4-0-0.

Waiver of SALDO §22-428.3 — Landscape, Screening, and Buffering: Property Lines and
Rights-of-Way. Mr. Tietjen made a motion to recommend the Board of Supervisors approve
the Applicant’s request for a waiver from SALDO §22-428.3 to permit the Applicant to provide
plantings within one (1) foot of side and/or rear yard property lines, where it is required that
no trees or shrubs be planted within five (5) feet of any side or rear yard property line. Mr.
Lacon seconded the motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §22-428.8.C.(1) — Street Trees: Planting Standards. Mr. Tietjen made a
motion to recommend the Board of Supervisors approve the Applicant’s request for a partial



waiver from SALDO §22-428.8.C.(1) to allow the Applicant to install street trees between two
(2) and 30 feet outside of the ultimate street right-of-way line, where it is required that street
trees be provided and installed between two (2) and four (4) feet outside of and parallel to the
ultimate street right-of-way line. Ms. Wright seconded the motion. Mr. Tietjen called for a vote
and the motion passed 4-0-0.

Waiver of SALDO §22-428.8.C.(2) — Street Trees: Planting Standards. Mr. Tietjen made a
motion to recommend the Board of Supervisors approve the Applicant’s request for a partial
waiver from SALDO §22-428.8.C.(2) to allow the Applicant to install street trees with spacing
between 40 and 100 feet apart, where street trees with spacing between 40 feet and 60 feet,
staggered along both sides of all streets, are required. Mr. Lacon seconded the motion. Mr.
Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SALDO §22-428.11.A— Tract Boundary Plantings: Screening between Uses. Mr.
Tietjen made a motion to recommend the Board of Supervisors approve the Applicant’s request
for a partial waiver from SALDO §22-428.11.A to allow the Applicant to not provide the
required landscaping along the portion of the Property adjoining Chester County UPI No. 18-
1-61.2, where a completely landscaped visual barrier or landscape screen between uses
identified in ZO §27-1309 and adjoining residential uses and residential zoning districts is
required, with the condition that landscaping shall be provided in the areas and locations shown
on the plans, and of a type reflected thereon, unless otherwise approved by the Township
Planner. Ms. Wright seconded the motion. Mr. Tietjen called for a vote and the motion passed
4-0-0.

Waiver of SALDO §22-428.15.C— Tract Boundary Plantings: Conservation of Existing
Vegetation and Natural Features. Mr. Tietjen made a motion to recommend the Board of
Supervisors approve the Applicant’s request for a partial waiver from SALDO §22-428.15.C
to allow the Applicant to disturb or remove trees with a DBH of twenty-five (25) inches or
greater, where trees of twenty-five-inch (25) DBH or greater shall not be disturbed, with the
condition that the only trees with a DBH of twenty-five (25) inches or greater permitted to be
removed as a part of the Development shall be those expressly depicted as “to be removed” on
the plans. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the motion passed
4-0-0.

Waiver of SWMO §9-131.1 and Chapter 21, Part 3, Attachment 1, Exhibit 21-3-A(§8.3.C)—
Embankment Slope. Mr. Tietjen made a motion to recommend the Board of Supervisors
approve the Applicant’s request for waivers from SWMO §9-131.1 and Chapter 21, Part 3,
Attachment 1, Exhibit 21-3-A(§8.3.C) to allow Applicant to provide earthen embankment
slopes of three (3) to one (1) horizontal to vertical feet where a maximum slope of four (4) to
one (1) horizontal to vertical feet is required, with the condition that the requested waiver of
§131.2 is approved. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the
motion passed 4-0-0.



Waiver of SWMO §9-131.1 and Chapter 21, Part 3, Attachment 1, Exhibit 21-3-A (Details 3
and 4)— Pipe Cover. Mr. Tietjen made a motion to recommend the Board of Supervisors
approve the Applicant’s request for waivers from SWMO §9-131.1 and Chapter 21, Part 3,
Attachment 1, Exhibit 21-3-A (Details 3 and 4) to allow the Applicant to provide a minimum
of one-and-a-half (1 /%) feet of cover for proposed pipes for replacement of existing pipe, where
a minimum of two (2) feet of cover over all existing and proposed storm sewer pipes is
required. Mr. Lacon seconded the motion. Mr. Tietjen called for a vote and the motion passed
4-0-0.

Waiver of SWMO §9-131.2— Stormwater System Design Standards. Mr. Tietjen made a
motion to recommend the Board of Supervisors approve the Applicant’s request for a waiver
from SWMO §9-131.2 to allow the Applicant not to provide gates or fences for basins of a
depth of three (3) feet or less, where gates and fencing are required to be provided in
conjunction with retention or detention basins. Mr. Lacon seconded the motion. Mr. Tietjen
called for a vote and the motion passed 4-0-0.

Waiver of SWMO §§9-142.1.B.(18).(c).5) and 9-174.1.B— 20 Foot Wide Easements. Mr.
Tietjen made a motion to recommend the Board of Supervisors approve the Applicant’s request
for waivers from SWMO §§9-142.1.B.(18).(c).5) and 9-174.1.B to allow Applicant to provide
a blanket easement to the Township, where twenty (20) foot wide easements around all
stormwater BMPs and conveyances for the benefit of the Township are required, subject to the
following conditions: (1) Provided that the plans include a note satisfactory to the Township
Solicitor that a blanket easement over the entire property for the purpose of inspection,
maintenance, repair, etc. of stormwater BMPs and conveyances is provided to the Township;
(2) A blanket Stormwater Management BMP Operations and Maintenance FEasement
Agreement satisfactory to the Township Solicitor is executed and recorded prior to or
simultaneously with the final plans; (3) Planned Community Association documents are
prepared and provided to the Township and grant to the Township the right to observe and
maintain, as necessary, the BMPs and conveyances in perpetuity. Mr. Lacon seconded the
motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

Waiver of SWMO §9-152.7— Final Occupancy Permits. Mr. Tietjen made a motion to
recommend the Board of Supervisors approve the Applicant’s request for waivers from
SWMO §9-152.7 to allow issuance of final certificates of occupancy prior to final approval of
stormwater as-built plans, where final as-built plans that are required to be submitted to and
accepted by the Township Engineer prior to issuance of final occupancy and use permit(s),
subject to the following conditions: (1) Final use and occupancy permits shall not be issued
until the Township Engineer certifies that the continued construction of the Development will
not interfere with the health, safety, use and enjoyment of such dwelling units by residents; (2)
Final use and occupancy permits shall not be issued until the unit and all required
improvements supporting such dwelling units are certified as complete by the Township
Engineer and sufficient, and, in the sole opinion of the Township Fire Marshal, to enable
emergency services to access such units, including all roads necessary for ingress and egress
to the said structure have been completed to an extent which will permit suitable/stable access



for emergency vehicles, and all other laws, rules or regulations regarding such structure have
been complied with; and (3) Final use and occupancy permits shall not be issued until
provisions satisfactory to the Township Engineer have been made (including but not limited to
seeding or sodding, if appropriate) to prevent erosion, and the runoff of rain water, melting
snow, etc., from being discharged onto adjacent tracts or onto the street or pavement and to
prevent such runoff from coming onto said lot, from other lots or other portions of the
Development including streets and pavement. Ms. Wright seconded the motion. Mr. Tietjen
called for a vote and the motion passed 4-0-0.

Applicant accepts all conditions contained in the Resolution and has had an opportunity to
review the Resolution with counsel.

Mr. Tietjen made a motion to recommend the Board of Supervisors grant Artisan Land
Company conditional approval of the Preliminary/Final Subdivision and Land Development
Plans dated March 30, 2025, last revised November 17, 2025, relating to the property located
at the addresses of 61 Fricks Lock Road in the form of the Resolution presented to this Planning

- Commission, subject to recommendations and conditions on waivers. Mr. Lacon seconded the
motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

3. Petition for Zoning Code Amendment Application.

A. Consideration of Making a Recommendation on the Application to the Board of Supervisors
(BOS-25-002) from Constellation Energy Generation, Proposing Data Center Code
Amendments for Parcels 18-5-1.2 (no address), 18-2-26 (2305 New Schuylkill Road), 18-5-4
(2345 New Schuylkill Road), 18-1-26 (662 Sanatoga Road), and 18-2-24 (693 Sanatoga Road).

Mr. Tietjen introduced this matter. The Applicant was not present.

Mr. Tietjen called for public comment in support of Constellation Energy’s proposed Data
Center Text Amendments. There was no public comment in support thereof. Mr. Tietjen
requested that those residents/taxpayers making public comments indicate whether they are
willing to spend taxpayer dollars to support the legal defense of a denial of the proposed Data
Center Code Amendments by the Planning Commission.

Mr. Tietjen commented that the existing Zoning Ordinance does not support data centers; the
Planning Commission should not approve hyperscale data centers; data centers do not belong
in the L-I/C-1 districts; East Coventry Township is part of a regional planning committee
which allows for data centers elsewhere in the region; clarified that he is not opposed to data
centers, so long as they are located in the appropriate location; and encouraged Senator Muth
to be proactive at the state level; and that residents should contact state officials in opposition
to data centers.

Tom Kennedy — 779 Old Schuylkill Road: Commented on building height; water usage and
well impacts; Constellation Energy’s real estate purchases via shell corporations; and new
residential development; and his support of the motion to deny the Application.

Missy King — 10 Eleanor Drive: Commented in support of denying the proposed Amendments.



Joseph Degaray — 163 Township Line Road, Elverson: Commented on the need for an
Ordinance regarding data centers; water usage; power usage; jobs; setbacks; and false
statements made by Constellation in other Townships’ applications.

Alexandra Davis — 128 Anderson Road: Commented on well impacts; and her support of
denying the proposed Amendments. ‘

Megan Sizemore — 818 Summer Lane: Commented on the proximity of the proposed data
center to the elementary school; health concerns; and Zoning Ordinances.

Heather Koitzsch — 467 Ridge Road: Commented on the need to oppose data centers and to
work with other Townships.

Meagan Heiken — 44 Dare Lane: Commented on her opposition to data centers and her support
of a denial of the proposed Amendments.

Janet Tillou — 78 Savage Road: Commented that the Township should take a strong stance
against data centers; traffic; noise; and water usage.

Ryan Dutko — 623 Sanatoga Road: Commented on his willingness to use taxpayer dollars to
defend a denial of the proposed Amendments; and water usage.

Daniel Lonsdile — 46 Wil-Be Drive: Commented on his support of denying the proposed
Amendments; and water usage.

Noel Billingsly — 219 Fulmer Road: Commented on Constellation Energy being in the data
center business; water usage; power usage; and whether any agreements which would benefit
the community may be available.

Melvin Christman — 2343 New Schuylkill Road: Commented on the proximity of his home to
the potential data center; his opposition to a data center; his support of the denial of the
proposed Amendments; setbacks; and well impacts.

Jean Dames — 1026 Ellis Woods Road: Commented on whether an impact study should be
prepared.

Michelle Spangler — 600 Sanatoga Road: Commented on well concerns and noise.

Logan Sizemore — 818 Summer Lane: Commented on whether there are any areas in East
Coventry Township where a data center would be allowed.

Jill Yablon — 54 Meadow Lane: Commented on the need for the community to come together
in opposition of a potential data center.

Joe Flavin — 64 Wil-Be Drive: Commented on the East Vincent Township Ordinance.
Monica Schryver — 102 Valley Creek Lane: Commented on air pollution and noise.
State Senator Katie Muth: Commented on not following East Vincent’s Ordinance; the

Nuclear Regulatory Commission’s ten-mile emergency planning zone; power usage;
“harmonic distortion” caused by data centers; and emergency response.



Mr. Tietjen made a motion that the Zoning Text Amendment Application to the Board of
Supervisors made by Constellation Energy Generation proposing Data Center Code
Amendments for Parcels 18-5-1.2 (no address), 18-2-26 (2305 New Schuylkill Road), 18-5-4
(2345 New Schuylkill Road), 18-1-26 (662 Sanatoga Road), and 18-2-24 (693 Sanatoga Road)
be denied by the Board of Supervisors as this use is accounted for in other areas of the region
and is not consistent with the uses allowed in the C-1 and L-I districts in the Township, based
on input gathered from consultants, residents and Planning Commission members, it has
become evident that the modern data centers would tend to consume significant energy
resources and are not consistent with the uses allowed in the C-1/L-I districts in the Township.
The Planning Commission has a strong and consistent history of using local Ordinances and
the Regional Comprehensive Plan as a criteria to determine if a plan should be recommended
for approval. Several plans have had opposition from the residents in the past but were
approved because they were consistent with our Ordinances and the Regional Plan. Ms. Wright
seconded the motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

. Public Comment.

Public Comment was addressed under Item 3.A.
Other Business.

A. Consideration of Making a Recommendation on Amending the Township Code to Require the
Submission and Approval of Building FElevations as Part of the Subdivision and Land
Development Application Process.

Mr. Tietjen made a motion to make a recommendation to the Board of Supervisors accept the
proposed Resolution to amend the Township Code to require the submission and approval of
building elevations as part of the subdivision and land development process. Ms. Wright
seconded the motion. Mr. Tietjen called for a vote and the motion passed 4-0-0.

B. Discuss Amending the Township Code with Data Center Regulations Using East Vincent
Township’s Draft Data Center Campus Ordinance as a Template.

This item was discussed under item 3.A. Mr. Tietjen noted that no further discussion is needed
as data centers are not allowed in the Township because of the Regional Plan, and that
developing an Ordinance for a use that is not permitted does not make sense.

C. Receive an Update on the Historical Commission.

No update was provided as the Historical Commission did not meet in December. Mr. Tietjen
noted that the Historic Commission and the Parks, Recreation and Conservation Committee
decorated the Historic Schoolhouse.

D. Receive an Update on the Pottstown Metropolitan Regional Planning Committee.

Mr. Tietjen reported that the Committee discussed Constellation Energy Generation’s
proposed Text Amendment regarding data centers; any change in the Zoning Ordinance would
be required to be reviewed by the Regional Planning Commiittee; data centers are not a required
use for East Coventry Township; and that more guardrails in the East Coventry Township
Zoning Ordinance would be needed.



6. Adjournment.

Ms. Wright made a motion to adjourn the meeting at 8:57 p.m. Mr. Tietjen seconded the motion
and called for a vote. The motion passed 4-0-0.

Respectfully submitted,

W flnuntior
Karen E. Cumens,
Assistant Township Secretary



