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1. INTRODUCTION

The applicant, Penn Hurst Holdings DE LLC, is proposing to construct a Data Center development
on Tax Map Parcels 21-1-92.7, 21-1-90, 21-1-91, 21-1-92.10, and 21-1-76, located in East Vincent
Township, Chester County, Pennsylvania. The total area of the property, including the proposed
consolidated lot and the two noncontiguous areas, is approximately 123.1 acres. The majority of
the property is located within the Industrial Mixed Use (IMU) zoning district, but the northern
noncontiguous parcel (21-1-76) is located within the Agricultural Preservation (AP) and Rural
Conservation (RC) zoning districts. The site is generally bound by Brown Drive and Dunlap Road to
the south, land owned by utility companies and East Vincent Township to the east and west,
privately owned agricultural land to the north and the Schuylkill River to the northwest. Refer to

Figure 1 “Site Location Map.”

The proposed development includes the construction of five, two-story data center buildings
totaling approximately 1.3 million square-feet of net floor area, one 52,500 square-foot office
building, and guard houses for the controlled access points. The development will include an on-
site substation, two driveway connections (one to Brown Drive and the other to Dunlap Road), and
other associated improvements including stormwater management and utility infrastructure. The
development will be constructed on the larger consolidated lot, while the two noncontiguous areas

will be left undeveloped.

The purpose of this narrative is to comply with Section 22-307.2 of the East Vincent Township
Subdivision and Land Development Ordinance (SALDO), which requires the identification and
evaluation of the proposed development’s potential adverse impacts on sensitive receptors and
protected natural, cultural and historic resources within its vicinity. This narrative describes these

potential impacts and identifies how the applicant proposes to avoid or mitigate them.

2. IDENTIFICATION AND MITIGATION OF POTENTIAL ADVERSE IMPACTS

Section 22-307.2.A of the East Vincent Township SALDO requires the applicant to identify the
sensitive receptors and protected resources within the vicinity of the proposed development.
Sensitive receptors include, but are not limited to, adjacent and nearby land uses such as schools,
churches, existing residential neighborhoods and other types of development; or natural, cultural,

or historic resources identified in the East Vincent Township Comprehensive Plan or the East



Vincent Township Open Space, Recreation, or Environmental Resources Plan, some of which are
protected by the East Vincent Township SALDO and Zoning Ordinance. The proposed impacts to
receptors and resources are detailed in the following sections of this narrative and are shown on

Figure 2 “Site Analysis and Impact Plan.”

Sensitive Receptors

Multiple properties adjacent to the site are occupied by buildings that are considered sensitive
receptors, including existing veteran center buildings and military recruiting center buildings to the
south and existing residential single homes to the southwest. The closest sensitive receptor is a
veteran center building, located approximately 551 feet from the nearest proposed data center
building. The closest residential home is approximately 1,947 feet from the nearest proposed data
center building. Other buildings on adjacent properties are associated with water and wastewater

treatment facilities and are not considered sensitive receptors for the purposes of this evaluation.

To the maximum extent feasible, existing vegetation will remain along the proposed boundaries to
be utilized as a natural visual buffer to screen the proposed development from offsite sensitive

receptors.

The proposed data center buildings have been located and arranged to place noise-producing
equipment on the opposite side of the building from nearby sensitive receptors. This will allow the
building structure to attenuate noise caused by the data center equipment. The office building and

substation are not anticipated to produce excessive noise during their operations.
Natural Resources

Steep Slope Conservation

The property contains approximately 17.4 acres of steep slopes ranging from 15% to 25% slopes
and approximately 15.4 acres of very steep slopes exceeding 25%. These areas of steep slope are
primarily divided into two subsets, steep slopes that are a part of the developed area of the existing
hospital grounds and naturally occurring slopes around the perimeter of the project site. A portion
of these areas will be disturbed for the construction of the proposed development with the large
majority of the disturbance being of the steep slopes internal to the project site which were
components of the existing hospital design. During the design and layout of the proposed
development, efforts were taken to constrain the disturbance of steep and very steep slopes to

areas internal to the previously developed area. The following efforts will be employed during
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construction and implemented in the site design to minimize the adverse effects of disturbing
steep slopes: road construction will follow the natural topography of the site to the extent feasible,
removal and disturbance of vegetation will be minimized to the extent feasible, stormwater control
measures will be implemented to minimize offsite runoff-related issues, and erosion control
measures including slope stabilization will be implemented. The disturbance of steep slopes will be

in accordance with Section 27-1502.6 of the East Vincent Township Zoning Ordinance.

Woodland Conservation

Per Section 22-429.C of the East Vincent Township SALDO, woodland disturbance shall be limited
to a maximum of b0% of the existing tree masses, tree lines, hedge grows, or individual
freestanding trees with a diameter at breast height (DBH) of s6 inches or greater. \Woodland
replacement is required wherever more than 20,000 square-feet or 256% of woodlands is disturbed,

whichever is greater.

For the purposes of this preliminary site analysis, the vegetation shown on the ALTA/NSPS land
title survey prepared by SAS Geospatial, LLC, dated April 6, 2018 (see Figure 3 “ALTA Survey"),
was used to determine an estimate of the proposed woodland disturbance. Approximately 40% of
woodland disturbance is proposed onsite. An updated tree survey was then conducted by Langan
personnel to determine the number of trees with a DBH of 6- inches or greater. These trees have
been added to the plans submitted with this application. The updated survey information will be
used to determine a more accurate estimate of the proposed woodland disturbance which will be

reported within the future Land Development application.

The removal of woodlands and vegetation will follow the requirements and guidelines outlined in
SALDO Sections 22-429.C(4) and (5). To the extent feasible, the following measures will be
implemented to protect the remaining trees onsite: no change in existing grade will be proposed
within the drip line of remaining trees; no boards or other materials will be nailed or attached to
remaining trees during construction; where possible, trees within twenty-five feet of site features
such as buildings and entrances will be protected by temporary barriers which will be maintained
throughout the duration of construction activity; construction materials, equipment, soil and/or
debris will not be stored nor disposed of within the drip lines of remaining trees, except for
mulched vegetative matter used to prevent soil compaction; and tree trunks, limbs and exposed
roots damaged during construction will be protected from further damage by being treated

immediately in accordance with professional landscape procedures.
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Tree replacement will follow the requirements of Section 22-429.D. The applicant will also comply
with the requirements outlined in Sections 22-429.E and F which require the submittal of
Woodland Management Planning materials as well as a performance guarantee for the required

replacement trees.

Riparian Buffers Conservation

Riparian buffers are shown for the Schuylkill River (seventy-five-feet) and the existing wetland
located in the southeastern portion of the site (twenty-five_-feet). No construction is proposed

within the onsite portions of the riparian buffers.

Excavation of Clay, Sand, Gravel and Rock

The excavation of clay, sand, gravel and rock will be limited to the extent feasible. If excavation of
these features is required, the measures outlined in Section 27-1505 of the East Vincent Township
Zoning Ordinance will be implemented to the extent feasible. These measures include grading the
lot above or at the elevation of adjoining streets, avoiding leaving loose boulders exposed after
excavation, respreading a minimum of 4 inches of topsoil and reseeding over all disturbed areas
within thirty days of excavation, restoring natural groundcover, and implementing erosion control

measures.

Hyadric Soils

The majority of the project site consists of either Urban Land Penn Complex (UrxB) or various Penn
Silt Loams (PeB, PeC, PeD, and PgD) based on the Chester County. A small portion of the site
along the northwestern edge of the property directly adjacent to the Schuylkill River is classified as
Bowmansville — Knauers (Bo) which is listed as a hydric soil in Appendix C of the SALDO. This is
the only soil listed in Appendix C as being hydric or having a hydric inclusion. No impact is proposed

to the areas of hydric soils.

Wetlands

Based on previous design and development efforts, an area of wetlands has been noted in the
southeastern corner of the site. See Figure 4 “Wetlands Finding Letter” These wetlands will be

protected and are not intended to be disturbed during the development of the site.



Historic and Cultural Resources

Per the Pennsylvania Historical and Museum Commission (PHMC) PA-SHARE Database, the site is
located within the Pennhurst State Hospital Historical District which is determined as State Historic
Preservation Office (SHPO) eligible. See Figure 5 “Pennsylvania Historical and Museum
Commission Map."” Per Section 27-1403.2.A(5) of the East Vincent Township Zoning Ordinance,
any historic district included in the National Register of Historic Places or any historic district which
has received a determination of eligibility (DOE) by the PHMC is considered a historical resource
and is subject to the restrictions of the East Vincent Historic Resource Overlay District. The zoning
requirements set forth for the overlay district regulate the demolition of structures within a historic
district. However, the site received PHMC clearance during a previous National Pollutant Discharge
Elimination System (NPDES) Permit review process. In addition, the State of Pennsylvania

authorized demolition of all buildings onsite.

The East Vincent Township Historic Resources Map shows a smaller area of the property being
located within a historic district. Per the East Vincent Township Comprehensive Plan, Map
11,"Historic Resources,” only a small portion of the western region of the property is designated
as a Class | Historic Resource area within the Pennhurst Historic District. See Figure 6 “East
Vincent Township Historic Resources.” The only proposed improvements within the historical
district shown on the East Vincent Historic Resources Map includes the widening of existing
Commonwealth Drive. Demolition of historical features and buildings is not proposed within this

area.

Protected Land

Per the East Vincent Township Comprehensive Plan, Map 5, Protected Lands, the property is not
adjacent to protected lands which include agricultural easements, conservation easements/deed
restrictions and the township’s purchase of development rights. See Figure 7, "East Vincent

Township Protected Lands.”

3. CONCLUSION

Based on the evaluation of the development proposed by Penn Hurst Holdings DE LLC, the project
is not anticipated to result in significant adverse impacts to the surrounding area or identified

sensitive receptors. The site layout and design have been carefully considered to minimize



potential disturbances, including the strategic placement of noise-generating equipment,
preservation of existing vegetation for visual buffering, and adherence to applicable zoning and

environmental regulations.

Sensitive receptors, including nearby residential properties and veteran center buildings, are
located at sufficient distances from the proposed development, while measures such as noise
attenuation and visual screening have been incorporated into the design to further mitigate
impacts. Natural resources, including steep slopes and woodlands, will be disturbed only to the
extent necessary, with appropriate erosion control, slope stabilization, and woodland conservation

practices implemented to preserve the site's ecological integrity.

Furthermore, the prior clearance from the Pennsylvania Historical and Museum Commission and
the State’s authorization for demolition of existing buildings support the project's compatibility with

local historic preservation goals.

In conclusion, the proposed development aligns with the regulatory framework of East Vincent
Township and demonstrates a commitment to responsible land use, environmental stewardship,
and community compatibility. Therefore, the impacts of the proposed data center and office

building are not expected to negatively affect the surrounding area or its sensitive receptors.
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