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Edmund J. Campbell, Jr., Esquire
Direct Dial: (610) 992-5883
ecampbell@campbeltiroccolaw.com

July 21,2026

ViA EMAIL AND HAND DELIVERY
Joel Rowe, Zoning Officer

Plymouth Township

700 Belvoir Road

Plymouth Meeting, PA 19462
irowe/@plvmouthtownship.org

RE: Petition for Substantive Validity Challenge
Data Center
900 Conshohocken Road

Dear Joel,

As you will recall, this firm represents 900 Conshohocken Road LLC (the “Applicant’).
On behalf of the Applicant please find:

1. 24 copies of a Petition for Substantive Validity Challenge:

2. 24 copies of an Addendum to Petition for Substantive Validity Challenge:
3. 24 copies of a schematic plan;

4. 24 copies of a redacted Agreement of Purchase and Sale; and

5. A check in the amount of $1,000.00 for the filing fee.

Simultaneously, I am sending you a copy of this material electronically. [f any additional
material is required. please contact me directly. [look forward to working with you regarding this
application.

Best regards.

s/ Edmund J. Campbell. Jr.

Edmund J. Campbell. Jr.. Esquire

EJC/ mmb
CC: David Sander. Esquire

Alex Glassman. Esquire

Kevin Kyle

290 RN s AN CE BOUEIY ARD = THIRD FLOOR = KNG OF PRUSST G PA L9406
TreproNg: (6103 357-3385
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APPLICATION/APPEAL TO THE ZONING HEARING BOARD

PLYMOUTH TOWNSHIP
700 BELVOIR ROAD
PLYMOUTH MEETING, PA 19462

DATE: 72172026

Applicant/Appellant's Name and Address: 900 Conshohocken LLC c/o Richard Heany

2201 Renaissance Blvd., Suite 410, King of Prussia, PA 19406 PHONE NO.: (610) 389-2696

Owner's Name and Address: [SG Plate Inc. ¢/o Cleveland-Cliffs Plate Inc., Attn : Legal Department

200 Public Square, Suite 3300, Cleveland, OH 41 14-2315 PHONE NO.: (216) 695-5700

Lessee's Name and
Address: N/A

(if Applicable)
Location of Premises: 900 Conshohocken Road

Dimensions of Lot; ApPProx. 66 acres
Present Zoning Classification of Premises:__H-]

The improvements thereon are:_Existing Cleveland Cliffs manufacturing facility

and the present use of the land and/or building is The existing facility is not being operated.

Substantive Validity Challenge
If this is an application for a check here [x] and state the specific sections of the

PLYMOUTH TOWNSHIP ZONING ORDINANCE upen which the applicant relies:

Substative Validity Challenge. See attached addendum.

If this is an appeal from a decision of the BUILDING INSPECTOR/ZONING OFFICER seeking a VARIANCE
from the terms of the PLYMOUTH TOWNSHIP ZONING ORDINANCE check here [ ] and state the specific
sections of the ORDINANCE as to which the VARIANCE is being sought:

Substantive Validity Challenge ]
The(uSPEGLAL—E*GEP%’—lGhiH—\LARMNG-E? requested is as follows:___See attached addendum.

Describe what is proposed of real estate in question:__900 Conshohocken Road

There must be attached hereto a plot plan, accurately drawn io scale, of the real estate in question,
f=]

indicating the loccation and dimensions of the tract and improvements aracted thereon as well as thosse
proposed to be srected. ALL PLANS MUST BE FOLDED OR THE APPLICATION WiLL NOT BE ACCEPTED.

(OVER)






BEFORE THE BOARD OF ZONING HEARING BOARD OF PLYMOUHT
TOWNSHIP, MONTGOMERY COUNTY

PENNSYLVANIA

In re Application of 900 River Road, LLC
for Substantive Validity Challenge

SUBSTANTIVE VALIDITY CHALLENGE!

900 River Road, LLC (the “Applicant”) by and through its attorneys Campbell

Rocco Law LLC, does hereby make a substantive validity challenge to the Plymouth

Township (the “Township”) Zoning Ordinance (the *Zoning Ordinance™) pursuant to

Section 909.1(a)(1) and 916.1(a)(1) of the Pennsylvania Municipalities Planning Code 53

P.S. 10101 et seq. (the “MPC”) and in support thereof states the following:

l. The Applicant is the equitable owner of certain real property located at

900 River Road, Plymouth Township (the “Property™) pursuant to a certain purchase and

sale agreement dated January 7, 2026, by and between the Applicant and Cleveland Cliffs

Plate LLC (the “PSA™). A redacted copy of the PSA is attached as Exhibit "A.”

2. The Applicant previously submitted an
Zoning Hearing Board requesting a special exception

Property. This Substantive Validity Challenge i3 filed

exception application.

L The Applicant previously submitted an

Zoning Hearing Board requesting a special exception

T ey - B 1 N I by - AU Tl ee s o . . U Rl R
Property. This Substantive Validity Challenge 15 filed

o Ut
exception appitcation.
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2.

district.

4.

The Property is located in the Township’s HI Heavy Industrial zoning

The Township’s Ordinance establishes various zoning districts and

identifies permitted uses, accessory uses. conditional uses and special exception uses

within those zoning districts.

The Ordinance does not define or otherwise recognize the following uses

that are recognized as legitimate land uses under Pennsylvania law (collectively, the

“Data Center Uses™):

100326006.7;

a.

Data Center — a building or buildings which are occupied primarily by
computers and/or telecommunications and related equipment, including
supporting equipment, where electronic and digital information and data is
handled, backed-up, processed, distributed, transferred and/or stored.
Data Center Equipment — outdoor mechanical equipment adjacent to a
data center that provides redundant power capacity to a data center,
including but not limited to. battery storage facilities, backup generators
(diesel or natural gas). and natural gas storage facilities

Data Center Accessory Uses, Structures and Equipment — ancillary uses or
structures associated with a data center including but not limited to:
utilities; utility lines: administrative. logistical. fiber optic. grid
connections. storage. and security buildings or structures: electrical

substations: electric switching stations: fuel cells: primary. back-up and

redundant power generators, facilities and equipment. fuel storage tanks

2

and facilities: domestic and non-contact cooling water and waste-water



6.

district.

7.

treatment  facilities;  water  holding  facilities; pump  and/or
compression/booster stations; water towers; environmental controls
(heating, air conditioning or cooling towers, chillers, fire suppression,
evaporators and related equipment); natural gas transmission, distribution,
storage (including liquified natural gas storage) and compression;
redundant data communications connections; and security features.

Data Center Campus: A data center campus includes all of the structures
and real estate owned, controlled, leased or otherwise occupied primarily
for the use and purpose as Data Center(s), including: (i) Data Center(s);
(ii) Data Center Accessory Uses; and (iii) all other systems, equipment,
piping, conduit and other ancillary equipment, structures, and other
appurtenances that are incidental to and/or needed for the construction,
support, operation, repair, maintenance, and/or protection of the Data
Center(s) and/or the data center campus.

The Ordinance does not expressly permit Data Center Uses in any zoning

Zoning ordinances that exclude uses are categorized as either de jure or de

facto exclusionary. MarkWest Liberty Midstream & Res., LLC v. Cecil Twp. Zoning

Hearing Bd., 102 A.3d 549. 571 (Pa. Cmwlth. 2014).

1003260067

THE ORDINANCE IS DE JURE EXCLUSIONARY




9. Data Center Uses constitute a legitimate and lawful land use that serves
substantial public and economic purposes, including digital communications, cloud
computing, information storage, artificial intelligence, business operations, and internet
infrastructure.

10.  The Ordinance contains no use category that expressly permits Data
Center Uses in any zoning district.

11.  The complete absence of any zoning district in which Data Center Uses
are expressly authorized results in the total exclusion of such uses from the Township.

12 Because the Ordinance does not provide any district where Data Center

Uses are permitted by right, conditional use, or special exception, the Ordinance operates

as a de jure exclusion of Data Center Uses

13.  The Township cannot demonstrate that the complete exclusion of Data
Center Uses bears a substantial relationship to the protection of public health, safety. or

welfare.

14. Accordingly, the Ordinance is substantively invalid as an unconstitutional
and unlawful exclusionary zoning ordinance.

ALTERNATIVELY, THE ORDINANCE IS DE FACTO EXCLUSIONARY

13, An ordinance is de facto exclusionary when an ordinance appears to
permit a use. but under such conditions that the use cannot in fact be accomplished. See.
generally. Twp. of Exeter v. Zoning Hearing Board. 399 Pa. 568 (2009).

16. A de fucto exclusion of a legitimate use i3 established where an ordinance

2l

appears Lo permit the use but imposes unreasonable restrictions which, when applied.

affectively prohibit the use throughout the municipality. Borough of Edgewood .

100326006.7 !



Lamanti's Pizzeria, 124 Pa. Commw. 325, 556 A.2d 22, 24 (Pa. Cmwilth. 1989). See
also, Caln Nether Co., L.P. v. Bd of Supervisors of Thornbury Township, 840 A.2d 484
(Pa. Commw. 2004).

17. In this case, the Township may contend that Section 1502.J. of the
Ordinance permits Data Center Uses by special exception because Data Center Uses are
“of the same general character of any permitted use.” See, Ordinance § 1502.J.

18.  The existence of a “catch-all” provision or broad use category is not itself
enough. Pennsylvania’s courts look to whether the use is genuinely accommodated. See
generally, Wimer Realty, LLC v. Twp. of Wilmington, 206 A.3d 627, (2019 Pa. Comm).

19.  The Ordinance requires applicants proposing unlisted uses to establish that
the proposed use is substantially similar to an enumerated use and sets forth the burden
off proof standards found in Section 2101.D. of the Ordinance.

20. Section 2101.D.(1)(a) of the Ordinance requires an applicant to
demonstrate that the use falls within the provision of the Ordinance which accords the
applicant the right to seek a special exception. ~ As noted above. Section 1502.J.
ostensibly satisfies this criterial.

21. However. the standards set forth in Section 2101.D.(1)(b) of the

Ordinance sets requirements that a Data Center applicant can not meet. resulting in a de
facto exclusion.

22 For example. Section 2101.D.(1)(b) provides that the Applicant has the
burden of proof of establishing that the ~allowance of the special exception will not be

iy o ST o 3 o B
contrary to the public interest.
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23.  In order to establish that the use will not be contrary to the public interest,
the Applicant must establish 10 enumerated criteria set forth in § 2101.D.3. of the
Ordinance, including but not limited to:

a. Be consistent with the surrounding zoning and uses (§2201.D.3.(¢)); and
b. Adversely affect the comprehensive plan of the Township (§2201.D.3.(f).

24.  Because Data Center Uses are not permitted in any zoning district, they
are facially not consistent with the uses in any surrounding zoning district and therefore
making a data center inconsistent with the criteria found in §2201 D.3.(e).

25. The Township’s comprehensive plan was adopted in 2019 and is entitled
“Plymouth2040 Comprehensive Plan” (the “Comprehensive Plan’).

26. The Comprehensive Plan recommends in general that the Property be
rezoned to permit “Mixed Use Business & Employment” Uses. See, the Comprehensive

Plan. Map 2, Future Land Use Plan.

27. In particular, Comprehensive Plan Recommendations RIV1 recommends
that the Township “Draft zoning and subdivision and land development ordinance
amendments to encourage the mixed use redevelopment of large. underutilized sites
within the riverfront are, including the quarry, Derry Development, Plymouth [ndustrial
Center, and steel plant sites. See, the Comprehensive Plan, RIV1 at page 141.

28. In addition. Comprehensive Plan Recommendation RIV2 recommends
that the Township “[e]xplore opportunities to build a new SEPTA train station which
could potentially be incorporated into a mixed use town center stvle development (see the

41y See. the Comprehensive Plan. RIV2 at page 141

100326006.7



29.  Photographs and schematics contained in the Comprehensive Plan
supporting RIV1 and RIV2 clearly identify the Property as the subject of the
recommendations found in RIV1 and RIV2.

30. Because the Comprehensive Plan contemplates zoning changes at the
Property which would eliminate the current heavy industrial uses and replace them with
mixed use retail, commercial and residential and transit-oriented design uses, the
Applicant’s proposed Data Center Uses are necessarily in conflict with the
Comprehensive Plan, making compliance with §(§2201.D.3.(f)) impossible.

31. By failing to identify Data Center Uses as a permitted use category and
relegating such uses to a discretionary "similar use" process, the Ordinance creates
uncertainty and imposes burdens not applicable to other comparable employment-

generating and industrial uses.

32. As applied, the Ordinance leaves Data Center Uses without any
reasonably certain zoning pathway for approval and subjects such uses to ad hoc
determinations regarding similarity.

The practical effect of these provisions is to prevent the establishment of

LJ
(OS]

Data Center Uses anywhere within the Township.

34. An ordinance that, while facially permitting consideration of a use,
provides no realistic opportunity for that use to locate within the municipality is de facto
exclusionary.
if the Ordinance is not deemed de jure exclusionary. it is invalid
hecause it has the practical effect of excluding Data Center Uses throughout the

Township.

10032600671



FAILURE TO ACCOMMODATE A LEGITIMATE LAND USE

36.  Pennsylvania law requires municipalities to provide for all legitimate land
uses somewhere within their boundaries and prohibits municipalities from using zoning
regulations to exclude lawful uses absent sufficient justification.

37.  Data Center Uses are a legitimate modern land use comparable in many
respects to technology facilities, telecommunications facilities, research facilities,
industrial operations, utility infrastructure, warehousing functions, and other
employment-generating uses commonly accommodated through zoning regulations.

38.  The Ordinance's failure to provide any zoning district where Data Center
Uses are clearly permitted frustrates the Township's obligation to accommodate

legitimate land uses.

39.  The Applicant reserves the right to further modify, amend and/or

supplement this Application.

40. The Applicant requests that the Zoning Hearing Board hold a hearing on

its challenge and issue a decision as required by Section 916.1 of the MPC.

RELIEF REQUESTED

WHEREFORE. the Applicant respectfully requests that the Zoning Hearing Board:
|. Determine that the Ordinance is substantively invalid because it excludes
Data Center Uses from the Township:

2> Determine that Data Center Uses constitute a legitimate land use entitled to

reasonable accommodation within the Township:

1003260067
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wn

100326000:7}

Approve site-specific relief to permit Data Center Uses on the Property
consistent with the plan included with this Application.

In connection with the approval of site-specific relief to permit the Data
Center Uses, the Applicant shall be entitled to any and all other zoning relief
necessary to develop the Property for Data Center Uses including, without
limitation, relief from maximum building height and building coverage
limitations, reduced parking ratios, relief from steep slope and natural
resource protection standards, relief from the Townships maximum noise and
sound standards including but not limited to an exemption from the maximum
sound requirements during load reduction events, testing and emergency use
of Data Center Equipment.

The Applicant reserves the right to further modify, amend and/or supplement
this Application.

The Applicant requests that the Zoning Hearing Board hold a hearing on its

challenge and issue a decision as required by Section 916.1 of the MPC.

Respectfully Submitted.

By:

Edmund J. Campbell. Jr.. Esq.
Campbell Rocco Law. LLC
2201 Renaissance Boulevard
Srd Floor

King of Prussia PA 19406




900 CONSHOHOCKEN ROAD DATA CENTER/INFRASTRUCTURE CAMPUS

BY
900 CONSHOHOCKEN ROAD LLC

ZONING CODE VALIDITY CHALLENGE PLANS
PLYMOUTH TOWNSHIP, MONTGOMERY COUNTY, PENNSYLVANIA
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TRUCH CIRCULATION PLAN
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SITE ENGINEER, SURVEYOR,
PLANNER
EDWARD B. WALSH & ASSOCIATES, INC,

[OWNER OF RECORD / APPLICANT]

WHITELAND BUSINESS PARK
B55 SPRINGDALE DRIVE, SUITE 202

900 CONSHCHOCKIN RCAD, LLC

EXTON, PENNSYLVANIA 19341

PHONE: 610-303-0060

EMAIL: abrower@ebwalishinc.com

PLYMOUTH TOWNSHIP

900 CONSHOHOCKEN ROAD

LAND DEVELOPMENT PLAN
FOR

MONTGOMERY COUNTY, PA.

Project—_ 5182
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| JEdward B. Walsh & Associates, Inc.

CNIL ENGINEERS & SURVEYORS

Whiteland Business Park
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Exton. Pennsylvania 19341
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ZONING REQUIREMENTS
ZONING DATA: Hi — HEAVY INDUSTRIAL DISTRICT

REQUIRED PROPDSED

MINIMUM LOT AREA 2 ACRES 72.527 ACRES
MINIMUA LOT “I0ONTAGT 200 T 4,497 °T
MIN. YARD SE"BACKS:

FRON™: 93 F7 50 FT

S 50 7 30 FT

RLAR: P 50 T
MAX. BLOG HT QT 60 F¥ <8)
MAX. 8LDG COVERAGE 33 1/3% 34.39%, 24979 AT
MAX. [VBERVIOUS COVIRACT 85% BC.46%, 58.439 Al
MIN. GRIEN SPACET '5% 45277
PARKING SET3ACKS.

RONT YARD: 25 7 25 T

507 VARD 0 ‘o FT

REAR YARD 25 ¥ 25 FT

PARKING TABULATION
PARKING REQU REMENTS

OFFICS UST 4.3 SPACIS/".0CO SF GFA TIRST 50,0C0 SF

4 SPAGES/1,000 SF GFA 2~d 50.000 SF

3.5 SPACLS/°.000 ST GLA OVLR 100,00 ST

SERVER/DA'A AREA t SPAZE/1.000
©50,00C SF TOTAL, 112,5GD SF LEASAILE
463 SPACES
SERVIR/DATA AREA (TOTAL ARZA = 1425308 5%)

REQUIRED PARKING 1,476 STACIS

PARKING PROVIDED = ©.928 SPACES

BUILDING COVERAGES (FOOTPRINT)

EXSTING 1,°00,781 SF
PROPOSLD: 1,288,082 SF
NOTE: PROPOSED BUILDING COVERAGE WiLL NOT EXCEED

THE EXISTING COVERAGE THAT IS PRESENT ON THE
STE CURRENTLY.

IMPERVIOUS COVER TABLE

EX'STING: ©.¥B9.029 SF {4107 AC)
PIOPOSED:  2.545,537 SF (58.439 AC}

~

“

IS

w

~

© m

2

. DXSTNG LOCATIONS SHOWN ON THE 2LANS ARE AAPROXMATE, AND BASED ON St

GENERAL NOTES

OWNER/APPLICANT: 900 CONSHOHOCKEN ROAD, LLT
2 Y <NO 0¥ PRLSSA ROAD

RAOP\OR, ba_ 19087
(610) 233-5100
ATTN: <EVIN <YLE

SUFIECT SOPTRTY IS LOCATED IN TUIE
TOWNSHI®, MONTSOMIRY COUNTY, PLNNSY

TOTAL SITZ AREA 1S 75.627 ACRES, M(THA PLYMOJUTH TOWNS=-P. SITE AREA DEIWED “ROM
FIELD SURVIY FORWED B8Y LOWARD B. WALGF & ASSOCIATES AP3M, 2026

[DPOGRAFHIC AND XISTNG “ZATURE INFORMATION DBIA-NED FROM AERIAL SURVEY
PERFORMED BY COCPER AERIAL SURVEYS, MARCH 2026. VER'ICAL DATUM (S NAVD B8.

S7TE IS JINFFZD AS PARCEL D NUMBZIR 49-00-02742-33-5
ALL EXISTNG EASEMENTS AND VAINTENANCE AGREEMENTS SHALL REMAIN N EFFICT

HIAVY INJUSTR@AL DISTRICT QF PLYKOUT#
IANIA.

T SHALL SE UNLAWFLL TO ALTER O REMOVE ANY PIRMANENT STORMWATER CONTROL AND 3MP REQUIRII

BY AN APPIOVEC STORMWATER CON'ROL AND BM® OPERATIONS & MAINTENANCI LAN OR 10 ALLOW THE

THE PROPZRY TO REVAN IN A CONDITION WHiGH DOES NOT ZONFOIM TO AN APPROVIO STCRMWATIR

CONTROL AND BMP OPERATIONS & WAINTENAN

AL. PROPOSED UTILMES SHALL 8 INSTALLED UNDERGXOUND

NQ WAL., FENCE OR OTHIR STRUCTURE SHAL. BE ERECTID OR AL

OTHI? GROWTH SHALL 3E MAINTAINED WHTH MAY CALSE DANG
VIEW.

EREQ ANC NO -Z3GE, TREE, SHRUB

OF
1-z

. AL. CONSTRUCTION AND WATERIALS SHAL. BE IN CONFORMANCE WITH 2L ¥MOLTH TOWNSHIR, PENNDOT

PL3LICA™ON 4DB. AND THE APPROPRIATE UTiLTY COMPANITS Wk CHRVER 3IEGL.ATION TAKES PREZEDENCT
IFACE EVIDENTE AND

PLANS PROVIGID &Y THE CUENT TWT MAKES ND ASSURANCE AS 70 T-E COWPL
OF ANY UNDERGROUND UT:UTY. THC CONTRACTOR AND/OR OWNER SHALL @3 RESPONSIBLE FOR _OCATNG
ALL EXISTING STRUCIURES AND UTILITES. WhCH & JEEMS NECESSARY, BOTh ABOVZ AND BELOW THE
GROUND SURFACE ORE HEAVY EQUWMENT ENTERS THE CONSTRUCTION SITZ

A.L 3UILJINGS ARE IZQUIRED TO
745 PROPOSII DEVI_OPWENT USE Wit BE FOR DA'A CENTERS,

AL BuiDINGS WAY INCLLDZ THE FOLLOWING
CATA HALLS

FR ‘JANY AND BACK -UP CENZRATORS
OTHER ACCISSORY USIS

. AEARING BAS'S FOR THI SURVEY AS SHOWN ARE REFEIENCED TO NAD 83, 2A STATE PLANE

R:
COORMNATE S¥STEW, SQUTH ZONE AS JERVID FR0OM GPS OBSERVATONS
THE SOLS NOTED ON THE PLAN SIT ARL TAKEN 7ROM THE USDA SOil. MAPP:NC 57IVCT

THE PROPOSI) DEVELDAMINT/LSES Will UTHIZE THE PUBLC WATER AND SANITARY
SEWER SYSIEV.

THE STORMWATER MANAGIMENT ANQ CONVEYANCE TACHITIES PROPOSED FOR THIS
PROJECT wiLl, BE OWNED AND VAINTAKRED BY TRE PROPIRTY OWNER.

A 3LAN EASEMENT ON T~f PRCPERTY SHAL. BE GRANTED 70 = VNS P
TO SRQVIDE THE RUG-T BUT NDT O3LICAT.ON 7O INTER ANJ IMPRCVE SID?VWA ER
MANASEVINT AND CONVIYANCI FAC UTICS,

ALi. CONSTRUCTION AND WATERILS SHAL. BE N CONFORMANCE #WITH SENNGOT
PUILICATON 208

AS-BUILT MANS OF SIORMWALZ? BUP's ART 7O 8P SUBWTTED "D f:t) TOWNSIHZ

TO TRAFFIC ON A SHEEK "BY OBSCURING

NESS OF, 0% LOCATION

Z SPRINKLERID N ACCORDANCI WITH WES™ CONSFOROCKIN CCODE SE-13

RECORDED N THE OFFICE FOR THE RECORDING OF DEEDS IN AND FOR THE
COUNTY OF MDNTGOMERY, AT NORRISTOWN, PFA. IN PLAN BODK .
PAGE NO. ON C20_ .

COUNTY RECORDER OF DEEDS

COMMONWEALTH OF PENNSYLVANIA
COUNTY OF MONTGOMERY

THS — ey BEFORE ME, THE
SUGSCRIEER A NOTARY PUBLIC FOR THE COHMONWEALTN DF PENmLVAN\&

HIMSELF TD BE THE e —_— e
THAT AS SUCH BEING AUTHORIZED TO DO SO, EXECUTED THE FOREGOING
PLAN THAT BY SIGNING THAT HE iS THE UVNER OF THE DES'GNATED LAND, AND
THAT THIS PLAN TO B€ THE OFFICIAL PLAN OF STREETS AN JOPERTY SHOWN
THEREOM, SITUATED IN THE TOWNSHIP OF PLYMOUTH MDNTGOHERV COUNTY,
PENNSYLVANIA, AND DESIRE THAT THIS PLAN BE RECORDED ACCORDING TO LAW.

NOTARY SEAL

NOTARY PUBLIC
MY C EXPIRES:

APPROVED BY THE PLYMOUTH TOWNSHIP COUNCIL ON THIS
DAY OF . 20

COUNCIL CHAIRMAN TOWNSHIP SECRETARY

REVIEWED BY THE PLYMOUTH TOWNSHIF ENGINEER THIS
DAY OF -

SEAL

TOWNSHIP ENGINEER

REVIEWED BY THE PLYMOUTH TOWNSHIP PLANNING COMMISSION ON T
Y OF L0

PLANNING COMMISSION CHARMAN

ENGINEER/SURVEYOR'S CERTIFICATE, BOUNDARY & TOPDGRAPHY

THIS IS TO CERTIFY THAT THIS PLAN REPRESENTS A FIELD SURVEY PERFORMED
UNDER MY SUPERVISION, THAT ALL MONUMENTATION SHOWN HEREON EXISTS,
THAT ALL GEDMETRIC AND GEQDETIC DETAILS AS SHOWN ARE CORRECT,

P.E. DATE

pg §-_052195E

MCPC No.

PROCESSED ond REVIEWED. A reporl hos been
prepared by the Montgomery County Planning Commission
in accordance with the Municipafities Planning Codes.

Certified this date___ .

For The DOirector
MONTGOMERY COUNTY PLANNING COMMISSION

OVERALL SITE PLAN

LAND DEVELOPMENT PLAN
FOR

900 CONSHOHOCKEN ROAD

F’LYMOUTH TOWNSHIP MONTGOMERY COUNTY, PA.
/Edword B. Walsh & Associates, Inc. [frofectz 3182

CIVIL ENGINEERS & SURVEYORS Data-  4-28-26

thlelund Business Pork Scale~ N/A

B Drive, Suite 202 D -

Exton, Pennsylvania 19341 S

Phane: 610-903-0060 Checked- AJB

Fux: 610-903-00B0
Sheot— 2 OF 13

Plotted: 7/17/2026 }nu: F:\JE\S‘(E\FPS\S‘SZ—B,WO
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ACT 287 PENNSYLVANIA ONE CALL NOTIFICATION

Prelimincry Ser: No. JKKX_ _X/X/26
dete
«Fingi Se- ol No.
dots

URCSRGROUND UTLL(?Y LiVE PROTECTION LAW (ACT 287, 45 AMENDED)
£ 3. Wa'sh & associgies, Inc {EBWA) does noi guarerlee l~e accuracy of the

nar does I3WA guarantee [hai ot suosurface ulily fines. struclures. elc. o7g
snann.

Corlraciar shak verify the lazzhon zed elevchians of all subsurfoce utity fines,
struclures, ele. dafore the slorl of work, ay cali=g the Peansylvania Gne Co
System ot 1-8G0-242-1776.

«lf constr.ction coes ~ol occur wilk = 90-zays of the sbove final one~ca
noficetion, the projec: swrer is fequired 1> make nolfication lo Po One Catf
nol 1oss_than "0 nor morc than 90 business doys befere intcting canstruction,
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LTILTIES NOTIFIED
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ATET LUMIN 1V 3
GOMCAS” PLVG ASUNE T

UPPER KLRICN 1WP TRANSCD GAS O
LPPER MERICN AUT- VIRIZON EASTERN

AQUA PA DESIGN

Iocaions for ex'sing subsurfoce uilily fines, struclores. eic. shown oo the plans,

PID #490002742305

LEGEND

msritrsmtiiepasstossssansssmeanien  EXISTING TRACT BOUNDARY

EXISTING 5IGN
EXISTING CURB
PROPOSED CURB

SQLIRIRK FUTURE RESERVE
PARKING AREA

— — — EXISTNG EDGE OF PAVING

—— — DUSTING SETBACK LINE

Do Qrvsirene—0, - EXISTING GUIDE RAIL

~mmee EXISTING FENCE

EXISTING BUILDINGS

BUILDING AND DEVELOPABLE AREA
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AGREEMENT OF PURCHASE AND SALE
900 CONSHOHOCKEN ROAD

THIS AGREEMENT OF PURCHASE AND SALE (“Agreement”), dated this 1 day of
January, 2026 (the “Effective Date”) between CLEVELAND-CLIFFS PLATE LLC, a Delaware
limited liability company, fk/a ArcelorMital Plate LLC, successor-in-interest to ISG Plate LLC,
successor-in-interest to ISG Plate Inc. (“Seller”), whose address is 200 Public Square, Suite 3300,
Cleveland, Ohio 44114, and 900 CONSHOHOCKEN, LLC, a Delaware limited liability
company (“Buyer”), whose address is 2201 Renaissance Boulevard, Suite 410, King of Prussia,

Pennsylvania 19406.
WITNESSETH:

In consideration of the mutual covenants and promises herein contained and other good
and valuable consideration, the receipt and sufficiency of which hereby are acknowledged, the

parties hereto agree as follows:

1. Agreement to Buy and Sell. Subject to the terms and conditions set forth in this
Agreement, Seller hereby agrees to sell and convey to Buyer, and Buyer hereby agrees to purchase
from Seller, all of Seller’s right, title, estate and interest in and to that real property located in the
County of Montgomery and Commonwealth of Pennsylvania, being more particularly described
on Exhibit A, attached hereto and incorporated herein by reference, together with all of Seller’s
right, title and interest in and to any buildings, improvements, yard tracks, appurtenant rights,
privileges and easements, including all right, title and interest of Seller in and to any land lying in
the bed of any street, road or avenue, open or proposed, in front of or adjoining said real property,
to the centerline thereof (collectively, the “Real Property”). In addition to the Real Property, Seller
also desires to sell to Buyer, and Buyer also desires to purchase from Seller, certain items of
personal property presently situated within or upon the Real Property, including equipment, as set
forth on Schedule 1 to Exhibit E, attached hereto (the “Equipment,” and collectively with the Real
Property, the “Property”). In addition to the foregoing, Buyer or Buyer’s affiliate and Seller’s
affiliate, Cleveland-Cliffs Railways Inc., shall enter into a secondary Agreement of Purchase and
Sale with a concurrent closing date for the conveyance by Seller’s affiliate of all such affiliate’s

right, title and interest in and to the Upper Merion & Plymouth short-line railway located at and/or
upon the Real Property, including but not limited to the rail bridge and other rail-related assets,
including any easement and/or other real property rights relating thereto (collectively the “Railroad
Assets™).
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of
the day and year first set forth above.

SELLER:
CLEVELAND-CLIFFS PLATE LLC,

a DelaWuhty company

Print Name: ?&.M \ ?‘ Al 1A\

Title: E \% ‘P

BUYER:
908 CONSHOHOCKEN, LLC,

oinited liability co ¥
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