M E M 0 PLYMOUTH TOWNSHIP

TO: Planning Agency Members
FROM: Joel Rowe
DATE: September 24, 2025

SUBJECT: September Planning Agency Agenda

The Planning Agency will meet once this month:
Wednesday October 1st, 2025 beginning at 7:00 p.m.

1. 900 Conshohocken Rd (Steel Plant)- Special Exception for Data Center Use
2. Approval of September Minutes



MEMO: (Insert Topic of memo)
September 24, 2025
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Edmund J. Campbell, Jr., Esquire
Direct Dial: (610) 992-5885
ecampbell@campbellroccolaw.com

September 19, 2025

VIA EMAIL AND HAND DELIVERY
Joel Rowe, Zoning Officer

Plymouth Township

700 Belvoir Road

Plymouth Meeting PA 19462

irowe@plymouthtownship.org

RE: Application for Special Exception
Data Center
900 Conshohocken Road

Dear Joel,

This firm represents 900 Conshohocken Road LLC (the “Applicant’). On behalf of the
Applicant please find:

1. 24 copies of an Application for Special Exception;

2. 24 copies of an Addendum to Application for Special Exception;
3. 24 copies of a eight (8) page exhibit packet;

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

Simultaneously, I am sending you a copy of this material electronically. If any additional
material is required, please contact me directly. Ilook 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

2201 RIENAISSANCL BOULLVARD © THIRD FLOOR * KING OF PRUSSIA, PA 19406
TELI:PHIONE: (610) 337-5585
{00511393;1}



(1)

APPLICATION/APPEAL TO THE ZONING HEARING BOARD

PLYMOUTH TOWNSHIP
700 BELVOIR ROAD
PLYMOUTH MEETING, PA 19462

DATE: 9/19/25

900 Conshohocken LLC c/o Richard Heany

Applicant/Appellant's Name and Address:

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

(2)

(3)

(4)

(3)
(6)

)

(8)

(9)

(10)

(1)

(12)

Owner's Name and Address: ISG Plate Inc. c/o Cleveland-Cliffs Plate Inc., Attn: Legal Department

200 Public Square, Suite 3300, Cleveland, OH 4114-2315puoNE NO.:_216-695-5700

Lessee's Name and
Address: N/A

If Applicabl
f_ocﬂ?o':if ;)remises: 900 Conshohocken Road

Dimensions of Lot: Approx. 66 acres
Present Zoning Classification of Premises:__H-1

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.

If this is an application for a SPECIAL EXCEPTION check here [ ] and state the specific sections of the
PLYMOUTH TOWNSHIP ZONING ORDINANCE upon which the applicant relies:

Section 1502.J. of the Zoning Ordinance permits any use of the same general character as any
ermitted use.

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:

The (SPECIAL EXCEPTION) (VARIANCE) requested is as follows:_Se€ attached addendum.

Describe what is proposed of real estate in question:

There must be attached hereto a plot plan, accurately drawn to scale, of the real estate in question,
indicating the location and dimensions of the tract and improvements erected thereon as well as those
proposed to be erected. ALL PLANS MUST BE FOLDED OR THE APPLICATION WILL NOT BE ACCEPTED.

(OVER)



(13)  There must be paid herewith for a single-family dwelling and/or any structure appurtenant or accessory
thereto a nonrefundable-filing fee of TWO HUNDRED DOLLARS ($200.00) and for all other structures a
nonrefundable filing fee of ONE THOUSAND DOLLARS ($1,000.00). PLEASE MAKE CHECK PAYABLE TO
"PLYMOUTH TOWNSHIP".

STATE OF PENNSYLVANIA:
SS
COUNTY OF MONTGOMERY:

K [ANA \6\‘1 \‘? ; , being duly sworn/affirmed according to law, deposes and says that he is the
applicant above named and that the facts set forth in the foregoing application/appeal and all documents or exhibits
submitted therewith, are true and correct to the best of his knowledge, information and belief.

APPLICANT/APPELLANT

Commonwealth of Pennsyivania - Notary Seal
SWORN . MARY MARG:?:?I;?:;OC%;\ t:J/otary Pubtic
AFFIRMED AND SUBSCRIBED TO : My Commission Expires December 8, 2027

BEFORE ME TH Commission Number 1438603

W%WAKB@NNW
(OWNER'S SIGNATURE - IF APPLICABLE) U =

SPECIAL INSTRUCTIONS

FOR RESIDENTIAL APPLICATIONS — ORIGINAL, DIGITAL AND FIFTEEN (15) COPIES OF THE APPLICATION AND
ALL SUPPORTING PAPERS, OR FOR COMMERCIAL, INDUSTRIAL, MULTI-FAMILY APPLICATIONS — ORIGINAL,
DIGITAL AND TWENTY-FOUR (24) COPIES OF THE APPLICATION AND ALL SUPPORTING PAPERS SHALL BE
FILED WITH THE ZONING OFFICER, ZONING OFFICE, PLYMOUTH TOWNSHIP, 700 BELVOIR ROAD, PLYMOUTH
MEETING, PA 19462. ONLY THE ORIGINAL APPLICATION/APPEAL NEED BE VERIFIED BY AFFIDAVIT.

IMPORTANT NOTICE

YOUR APPLICATION WILL BE SCHEDULED FOR A HEARING AT THE NEXT REGULARLY SCHEDULED MEETING
OF THE PLYMOUTH TOWNSHIP ZONING HEARING BOARD. YOU MUST BE PREPARED TO PRESENT YOUR
ENTIRE CASE AT THIS MEETING. ANY APPLICATION FOR CONTINUANCE OF THE HEARING MUST BE IN
WRITING, AND YOU MUST GIVE THE REASONS FOR THE REQUEST. THE APPLICATION FOR CONTINUANCE
MUST BE RECEIVED BY THE ZONING OFFICER NO LATER THAN 3:00 P.M. ON THE THURSDAY BEFORE THE
ZONING HEARING. NO APPLICATIONS FOR CONTINUANCE WILL BE ACCEPTED AFTER THAT DEADLINE
UNLESS THE APPLICANT APPEARS BEFORE THE ZONING HEARING BOARD TO APPLY FOR A CONTINUANCE.
MORE THAN ONE REQUEST FOR A CONTINUANCE ON ANY APPLICATION MUST BE MADE IN PERSON, AND
SUCH REQUESTS WILL NOT NORMALLY BE GRANTED UNLESS THERE ARE SPECIAL CIRCUMSTANCES.

DO NOT WRITE BELOW THIS LINE

CERTIFICATION OF ADVERTISEMENT

The above application/appeal was advertised in
On the following dates: (Newspaper)

DATE POSTED ON PREMISES ZONING OFFICER



ADDENDUM TO ZONING APPLICATION
of
900 Conshohocken LLC
2201 Renaissance Blvd. 4™ Floor
King of Prussia PA 19406

I. OVERVIEW - ZONING RELIEF REQUESTED

This is an application by 900 Conshohocken LLC (the “Applicant”) submitted to
the Township’s Zoning Hearing Board (the “Board™) requesting a special exception to
permit a data center development on property located at 900 Conshohocken Road,
Plymouth Township and identified as tax parcel number 49-00-02742-30-5 (the
“Property”™)

II. DESCRIPTION OF THE PROPERTY & THE PROPOSED USE

The Property is comprised of approximately 66 acres. The Property is presently
owned by ISG Plate Inc., an affiliate of Cleveland Cliffs. The Property was originally
operated by Allenwood Steel as a steel production facility and subsequent owners have
continued to operate the Property in that general capacity. The current owner has
authorized the Applicant to submit the present Application for a special exception.

The Applicant proposes to reuse the existing buildings on the Property and repurpose
them to host data centers. There are ten buildings located on the Property that are
available to be redeveloped into data center buildings. These ten buildings comprise
1,000,000 square feet. The buildings are large enough to be modified to contain two
floors, which would result in approximately 2,000,000 suite of space dedicated to data
centers.

Ancillary stand-by generators will be located outside of the existing buildings.
Ancillary gas turbines will be located within and between the buildings.

III. DATA CENTERS ARE PERMITTED AS A SPECIAL EXCEPTION

The Property is in the Township’s Heavy Industrial Zoning District (the “HI
District”). The HI District permits a broad spectrum of heavy industrial uses “by-right”
and any “[a]ny use of the same general character as any permitted use” pursuant to
special exception. See, § 1502.J. of the Township’s Zoning Ordinance.

A. Laboratories are permitted uses in the HI District. Data centers are
consistent with and have the same general character as laboratories:

Data Centers and laboratories are carefully engineered to maintain specific

environmental conditions, like temperature, humidity, and air quality, which are critical
for their sensitive equipment. Both facilities rely upon specialized and redundant power

(00511345;1) 1



systems. To ensure continuous operation, both labs and data centers rely on specialized
power infrastructure, including uninterruptible power supplies (UPS) and backup
generators.

Data Centers and laboratories rely on advanced cooling systems. Due to high
power consumption and the need to prevent equipment from overheating, both facilities
use extensive cooling and ventilation systems. This is especially true for high-
performance computing (HPC) data centers and labs.

Both types of facilities require centralized and protected storage. Both facilities
are responsible for securely housing and protecting critical assets—servers and network
gear for data centers, and samples, reagents, and instruments for laboratories. This
includes using robust racks and enclosures to organize and protect sensitive equipment.

Laboratories and data centers require rigorous security protocols. Both rely on
layered, robust security measures to protect against threats, both physical and digital.
This involves limiting access to authorized personnel, monitoring entry points, and
protecting against theft or tampering. In labs, this protects sensitive research, while in
data centers, it safeguards valuable customer data.

Strict regulatory compliance requirements apply to both laboratories and data
centers. Data centers must comply with standards for data privacy and storage (e.g.,
GDPR), while labs must follow regulations for handling biological or chemical materials
(e.g., GMP and FDA 21 CFR).

B. Warehouses are permitted uses in the HI District. Data centers are
consistent with and have the same general character as warehouses:

Warchouses are often thought of as large unsophisticated buildings used for the
storage and distribution of physically large bulk materials. In practice, however,
warehouses are often designed to specific types of specialized material or products. For
example, cold storage warehouses are specially designed for the storage of temperature
sensitive material and products. Pharmaceutical warehouses are specialized designed to
adhere to regulatory requirements to maintain certain climate and environmental
standards related to pharmaceutical products and material. HAZMAT warehouses are
designed for the storage and shipping of hazardous materials and are designed to comply
with stringent security and safety measures.

A Data Center is a specialized warehouse, designed to store, maintain, process
and distribute digital and electronic data. The servers, computers and communications
equipment are all highly specialized equipment used for handling, storing, and backing
up digital data. As noted above, the data center will include specialized accessory
mechanical equipment and environmental controls (air conditioning or cooling towers,
fire suppression, etc.), redundant/backup power supplies, redundant data communications
connections and high security which are needed to ‘store, process and distribute digital
data.

{00511345;1) 9
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Summary of Proposed Redevelopment Plan
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900 Conshohocken Road, Ptymouth Township, PA




Aerial View of 900 Conshohocken Road

At 5 4
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900 Conshohocken Road, Plymouth Township, PA




900 Conshohocken Road, Plymouth Township, PA

* Address: 900 Conshohocken Road,
Conshohocken, Plymouth
Township, PA

* Lot Area: Approximately 66 Acres

 Existing Building Area: 1,084,000 SF |

e Zoning — Plymouth “HI” - Heavy
Industrial

* Building Description: 10 Single
Story/ Mezzanine Buildings and One
Administrative Building. Mill
buildings are constructed of steel
with metal roofs and siding.
Administrative building is steel
frame with masonry/ brick exterior
walls. Miscellaneous support
buildings

900 Conshohocken Road, Plymouth Township, PA




900 Conshohocken Road, Plymouth Township, PA

MONTGOMERY COUNTY, PENNSYLVANIA N \

Plymouth Township “Heavy w,,u/n ﬂ:sm
Industrial” Zoning District () W) e v

Hl Area & Bulk Regulations:

* Height-60’

* Max Building Coverage —33 1/3%

* Max Impervious - 85%

* FY Setback-50’

¢ SY Setback-50’

* RY Setback - 50’ Property
Min Green Space — 15%

900 Conshohocken Road, Plymouth Township, PA



900 Conshohocken Road, Plymouth Township, PA

Redevelopment Plan:

 Re-use existing buildings. In data
center buildings, a second floor will
be built within the existing building
volume.

* Exterioryard to be used for placement
of standby generators, parking, and
generators.

* Proposed redevelopment area of
2,000,000 SF.

e Existing large, impervious rail areas to

be re-purposed as parking

900 Conshohocken Road, Plymouth Township, PA



Existing Building Aerial Map Showing Designation of Proposed Data Center Buildings
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900 Conshohocken Road, Plymouth Township, PA




900 Conshohocken Road, Plymouth Township, PA




