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Dear Mr. Zienkowski:

A conditional use plan entitled "Pennhurst Data Centers", prepared by Langan Engineering, dated October
3, 2025 and last revised on March 11, 2026, was received by this office on March 24, 2026. Although our
review is not required by Act 247, the Pennsylvania Municipalities Planning Code as amended, our
comments are offered as a planning service at the request of East Vincent Township. This review does not
replace the need for an official referral by East Vincent Township of a preliminary or final subdivision or
land development plan, as required by the Pennsylvania Municipalities Planning Code.

PROJECT SUMMARY:

Location: North side of Brown Drive and the east and west sides of
Commonwealth Drive, north of Dunlap Road (shown on the plan
as private roads)

Site Acreage: 124.57 acres

Lots: 3 buildings

Non-Res. Square Footage: 1,889,300 square feet

Proposed Land Use: Industrial/commercial

New Parking Spaces: 109

Municipal Land Use Plan Designation: High Intensity Mixed Use

UPI#: 21-1-92.8, 21-1-92.10, 21-1-91, 21-1-92.9, 21-1-76, 21-1-92.7

PROPOSAL:

The applicant proposes the construction of three data center buildings totaling 1,889,300 square feet with a
total of 109 parking spaces, a power generation and battery storage area, a power supply substation, and
Two guard shacks of 1,450 square feet each. The project, which will be served by public water and public
sewer facilities, is located in the East Vincent Township IMU Industrial Mixed Use District.
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Note 3 on the applicant’s plan states that:

“Based on Section 27-2802.3E, a data center use is permitted within the IMU district, provided
it receives conditional use approval. Per Section 27-2802.3E, planned commercial developments,
including any use authorized in the GI (General Industrial) District is permitted as a conditional
use provided that the development meets the provisions set forth for the GI District. Therefore,
the GI District requirements are used in the (zoning ordinance bulk and lot requirements) table
above. Separately, Section 27-1302.4F states that in the GI district, any lawful purpose may be
permitted as a conditional use, so long as it is not explicitly prohibited. This provision allows for
data centers, making them a type of use that can then be approved in the IM zoning district under
the first rule.”

RECOMMENDATION: East Vincent Township should consider the comments in this letter before
acting on the conditional use application.
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BACKGROUND:

1. The Chester County Planning Commission previously received several proposed Township Zoning
Ordinance amendments relating to regulating Data Center Campus and Data Center Campus
Development use by special exception in the IMU — Industrial Mixed Use District, including definitions
and related provisions. Our last review of those amendments was forwarded to the Township in a letter
dated December 9, 2025 (refer to CCPC # ZA-11-25-18728). We understand that the proposed
amendment was not adopted.
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The County Planning Commission thereafter received a subsequent conditional use proposal for this site
that included six structures (at least five of which are two stories) totaling 1,381,268 square feet, and
other smaller structures, a proposed “substation” and 488 parking spaces, dated February 12, 2026
(refer to CCPC CU-01-26-18783).

This letter, which reviews the current proposal for three buildings totaling 1,889,300 square feet, reflects
many of the comments in our review letter of December 9, 2025 (CCPC # ZA-11-25-18728) as well as
our review letter of February 12, 2026 (refer to CCPC CU-01-26-18783). Additional comments
specifically directed at the current submission are also included in this review.

The Township should also continue to review the following comments in our review of February 12,
2026:

a. PRIMARY ISSUES Comment 5, relating to how the plan relates to the 2018 East Vincent Township
Comprehensive Plan’s Map 9, “Future Development Plan”.

b. PRIMARY ISSUES Comments 5.A. through 5.E: Comment 5.C. relates to electricity use, and the
applicant should discuss the potential for photovoltaic facilities to offset a portion of the data
center’s power demand. The Township’s emergency responders should also be consulted regarding
how to respond to an emergency involving the battery storage area.

c. Additional Comments 11-13, 15, 17, and 19.

COUNTY POLICY:
LANDSCAPES:
2. This site is located in the Suburban Landscape designation of Landscapes3, the 2018 County

Comprehensive Plan. The vision for the Suburban Landscape is predominantly residential
communities with locally-oriented commercial uses and facilities, accommodating growth at a medium
density that retains a focus on residential neighborhoods, with enhancements in housing diversity and
affordability. Additionally, roads, sidewalks and paths with convenient access to parks and community
facilities should be provided.

The proposed data center could be consistent with the objectives of the Suburban Landscape, but the
Township should carefully consider the comments in this letter and craft changes to the proposed design
that can limit the avoidable externalities potentially associated with a data center.

WATERSHEDS 2045:

3.

Watersheds 2045, the County-wide integrated water resources plan and Act 167 Stormwater
Management Plan, indicates the proposed development is located within the Schuylkill River
watershed. The Watersheds 2045 plan’s highest priority objectives within this watershed are:

addressing causes of stream impairments;

implementing comprehensive stormwater management;
protecting vegetated riparian corridors and first order streams; and
expanding water-based recreational opportunities and access.


https://www.chescoplanning.org/landscapes3/
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Watersheds 2045 can be accessed at www.chesco.org/watersheds2045. Land disturbance and land
development activities that occur within Chester County must comply with the County-wide Act 167
Stormwater Management Plan for Chester County, PA (August 2022) and the associated Act 167
stormwater management ordinance standards adopted by each municipality.
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Detail of Pennhurst DatC enters
Conditional Use Plan

PRIMARY ISSUES:

4.

As noted in our review of a previous version of this amendment, data centers have become essential to
meet the demands of artificial intelligence, telecommunications, and computer systems, and they are
also associated with high energy use, water consumption, noise, building mass, environmental
protection, among other concerns. As the Township reviews this conditional use, the Board of
Supervisors should be aware that the Pennsylvania Municipalities Planning Code, Section 913.2(a)
permits the Board of Supervisors to “...impose reasonable conditions on such proposed facilities and
“...attach such reasonable conditions and safeguards, in addition to those expressed in the ordinance,
as it may deem necessary to implement the purposes of ...the zoning ordinance.” We encourage the
Board to consider all reasonable conditions and safeguards as necessary.

A plan note (on the right side of Sheet 1) indicates that:

1. THIS PLAN WAS PREPARED USING THE FOLLOWING REFERENCES:

1.1. EXISTING FEATURES, PARCEL DATA AND TOPOGRAPHIC DATATAKEN
FROM AN ALTA/NSPS LAND TITLE SURVEY PREPAREDBY SAS GEOSPATIAL,
LLC.

1.2. ADJACENT PROPERTY BOUNDARIES TAKEN FROM THEPENNSYLVANIA
SPATIAL DATA ACCESS DATABASE.

1.3. LAND USE CODE (LUC) INFORMATION TAKEN FROM FROMCHESTER
COUNTY'S ARCGIS SERVICES.


http://www.chesco.org/watersheds2045
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(The plan’s original preparation date is October 3, 2025.) The Township Engineer should consider
whether the information in these sources should be updated.

The proposed data center’s buildings have been reduced from five to three. “Building B”, which is closest
to a Veteran’s Center building to the south (identified on the plan as a “sensitive receptor”) is 528 feet from
the Veteran’s Center building. “Building C” is to the east of “Building B” and is separated from “Building
B” by approximately 100 feet, but both buildings appear to be parallel and set along the same east-west
horizontal plane.

These two buildings are cumulatively 2,820 feet long, or more than one-half mile in length. There is an
elevation difference of approximately 40 feet from the higher Veteran’s Center buildings, but the individual
data center buildings are shown as 35 feet high. These structures represent a significant visual element. The
Township and the applicant should investigate ways to mitigate the visual impression of these long
structures. A visual analysis of the proposed structures from various viewpoints should be conducted,
which could also include proposed landscaping or other mitigating measures such as the use of coloration,
building texture and intermittent setbacks, roof designs that can conceal mechanical equipment, etc.
(Mitigating the visual effects of the data center buildings was discussed in more detail in Additional
Comment 17 in our February 12, 2026 review letter.)

The same visual and proximity analysis should be conducted to determine the effects of the power
generation, battery storage area and power supply substation on the adjacent Schuylkill River Trail,
which is an important recreational and transportation resource. The analysis should include an
assessment of potential noise, odors and pollutants on Schuylkill River Trail users as well as of its
visual effects.

The Chester County Planning Commission recently published a Data Center Ordinance Guide that
includes other recommendations and resources and is available at:
https://www.chescoplanning.org/Uandl/DataCenters/

Water Resources Information:

East Vincent Township

Schuylkill River, Schuylkill River Basin

FEMA: n/a

MS4 community: YES

TMDL: Schuylkill River PCB TMDL

Impairments for Schuylkill River:

Fish Consumption: Source Unknown - Polychlorinated Biphenyls (PCBs)

Agquatic Life: Urban Runoff/Storm Sewers - Cause Unknown; Municipal Point Source Discharges — Cause
Unknown,; Agriculture - Cause Unknown

Designated uses: Warm Water Fishes - Migratory Fishes

Because the location of the stormwater management facilities has changed from the previous plan, the
applicant should provide the Township Engineer with an updated stormwater report for the new
development plan.

An unnamed tributary to Schuylkill River runs along the site south of proposed Building C. The proposed
development at this location may be subject to risks of flooding and high-water tables. Furthermore, the
applicant should review and comply with the Township’s riparian buffer provisions (§ 23-312 Riparian
Buffers) for the proposed development plan.


https://www.chescoplanning.org/UandI/DataCenters/
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The design of proposed stormwater basins should be modified to conform more with the natural drainage
pattern and existing topography of the site to limit earth disturbance and minimize soil compaction.
Applying these considerations enhances the potential of the stormwater basins to be a visual amenity. To
provide visual interest, the shape of the basins should be as natural looking as practical. The natural
topography is usually curvilinear and less “boxy” or geometrically shaped. Creating a variety of slope
changes so the sides of the basins undulate also mimics natural conditions.

The Schuylkill River’s designated use is Warm Water Fishes (WWF), Migratory Fishes (MF) by the
Pennsylvania Department of Environmental Protection. Increases in impervious cover elevates the risk of
thermal degradation in streams, which could impact fish populations. To minimize thermal impacts to the
adjacent streams, the applicant should provide details of the types of vegetation to be planted in the basins.
If proposed plans do not include naturalized stormwater management BMPs, we recommend such
plantings to improve nutrient and sediment uptake and improve wildlife and pollinator habitat. The
landscape plan should incorporate raingarden seed mix and appropriate water-tolerant native shrubs into
the design to promote greater infiltration.

Due to the extent of the proposed roadways, parking areas, and sidewalks, the applicant should establish a
de-icing plan and material storage area that minimizes the volume of de-icing chemicals and pollutants that
will directly infiltrate to the groundwater or runoff to streams. Reducing chloride runoff from all pavement
sources as well as roads is increasingly needed to minimize impacts to receiving waterbody.

This report does not review the plan for compliance with all aspects of your ordinance, as this is more
appropriately done by agents of East Vincent Township. However, we appreciate the opportunity to review
and comment on this plan. The staff of the Chester County Planning Commission are available to you to
discuss this and other matters in more detail.

CC:

Sincerely,

Wes Bruckno
Senior Review Planner

Langan Engineering

Chester County Conservation District

Chester County Water Resources Authority

Pennhurst Holdings DE LLC

Chester County Department of Emergency Services Technical Division



