Westfall Township Planning Commission

Regular Meeting Minutes 

August 25, 2026, at 7:00 p.m.
The Regular Meeting of the Westfall Township Planning Commission was held on Tuesday, August 25, 2026, and was called to order at 7:00 pm at the Westfall Township Municipal Building on Delaware Drive and LaBarr Lane, Westfall Township.   
Members present were Chairwoman, Deborah P. Fischer, Planning Commission Member, Pat Cordova, Thomas Mignone, and Elliott Smith; Secretary, Kaitlin Hildebrandt, Solicitor, Christian E. Weed, and Lou Cozza, Kiley Associates LLC.  There was one member of the general public present.  
Vice Chairwoman, Jolie DeFeis, Bill Koferl, Westfall Township Volunteer Fire Department Chief, and Zoning and Building Code Officer Judy Acosta were absent from this meeting.  The Pledge of Allegiance took place.
The Pledge of Allegiance occurred.
MINUTES:  
August 13, 2026– Workshop Meeting Minutes:  A motion was made by Mr. Thomas Mignone to approve the August 13, 2026, Workshop Meeting Minutes.  The motion was seconded by Mr. Elliott Smith; there was no further discussion heard and the motion carries with all in favor.  
NEW BUSINESS:
1. Letter of Support Westfall Township Municipal Building Improvement Project 2026 Statewide LSA Grant Application: 
Secretary Hildebrandt stated that the Township had received a Monroe County LSA Grant in 2024 in the amount of $100,000.00.  The Township is seeking to apply for additional grant funding to assist in the cost of the project.  The Township has proposed adding a two-story addition to the building off the side facing LaBarr Lane.  The addition would create two additional offices for the police department, closet space and a training room.  The Township would have a filing room and conference area created by the addition.  The addition would have no additional plumbing, would have electric, internet and be heated and cooled by a mini split system.  The Supervisors are hopeful to fund the entire cost of the project with grant money.  The Township will need to obtain approximately another $150,000.00 to complete the project.  The Planning Commission discussed the addition to the building.  Chairwoman Fischer read aloud the letter of support which reflects the following:

Dear Mr. Llewellyn:

Please accept this letter of support from the Westfall Township, Pike County Planning Commission for the Township’s grant application being submitted through the 2026 Statewide LSA Grant Program administered by the Pennsylvania Department of Community and Economic Development.
As you are aware, the Planning Commission is responsible to review all subdivision and land development applications submitted to the Township and provides recommendations to the Board of Supervisors concerning their conformity to Township regulations. In this capacity the Planning Commission has a good understanding of any unmet needs within the Township. This Municipal Building Addition Project once completed will address the need for additional office and storage space for the Township. This Project is consistent with local planning. The Planning Commission supports this grant application as presented and believes it is in conformity with Township Ordinances.

Once again, on behalf of the Westfall Township Planning Commission, please accept this letter as an indication of our support for this Township Project which is critical to ensure for the ongoing delivery of municipal services within the Township of Westfall, Pike County.

Sincerely,

Deborah P. Fischer, Chairperson

Westfall Township, Pike County

Planning Commission
A motion was made by Mr. Thomas Mignone to approve the Letter of Support for the Westfall Township Municipal Building Improvement Project 2026 Statewide LSA Grant Application.  The motion was seconded by Chairwoman Fischer; there was no further discussion heard and the motion carried with all in favor.  
OLD BUSINESS:   

1.) Ordinance Draft Review 
a. Data Centers: Attorney Weed stated that he had reviewed the email as sent by Mr. Elliott Smith on Sunday, August 23, 2026 regarding the draft data center ordinance.  He further stated that he would make the referenced corrections to the typographical errors, as well as the additional ones he has found while reviewing the ordinance.  Attorney Weed stated that he would like to go through the proposed additions, revisions, etc. as proposed by Mr. Elliott Smith.  Attorney Weed read aloud the changes proposed by Mr. Elliott Smith, which reflect the following. 
1. Was there anything making the developer and/or applicant and/or owner and/or operator liable in the event of negative environmental impact during and/or after the Data Center is operational? i.e. leakage of contaminants
             a. I believe it is important to make all of the applicable parties (Applicant, Developer, Owner, and Operator) liable to the extent possible under the law 
             b. For example can we say that the Developer and/or applicant and/or owner and/or operator is responsible for any contamination of the local aquifer, wells and ground water within a 5-mile radius of the structure?
2. Pg 7 covers the maximum height of the Data Structure above ground. Is there anything restricting how deep the structure can go below grade level? i.e. a basement area or crawl space?
3. Pg 17.  Section 2. States: "estimate the impact of the Data Center on existing wells, ground water, and surface water in the vicinity” can we specify "vicinity" to say something like "within a 5-mile radius" for example.
4.  Pg 18. Section B, C, and D can we change "2 Mile radius" to "5 Miles"?   I only ask this as 2 miles is fine if the Data Center is using a "Closed Loop Cooling System", but if they are using an "Open Loop Cooling System", which many Data Centers are using as it is much cheaper, then the impacted groundwater area can exceed 2 miles.
5. This is likely already in the DCO or just general knowledge, but is there anything specifying that purchasing an existing warehouse or similar structure and converting it into a Data Center would require a new conditional use application?
 
Attorney Weed stated that number five of Mr. Smith’s email is general knowledge.  Mr. Smith expressed concerns regarding the type of system being used inside the center being changed from a closed loop to an open loop system.  He further stated that most facilities start out using a closed loop system but then convert to an open loop system in order to save money.  The Planning Commission discussed concerns about the possible contamination of adjacent properties wells, the need to increase the effected area from two miles to five miles and extend the period of time well issues could be reported from five years to twenty years.  Attorney Weed stated that County will be reviewing the draft data center ordinance.  He further indicated that the DEP and EPA would handle any contamination to an adjacent property caused by the data center.  Planning discussed the decommissioning of the facility, extending the time period to report any well contamination to the life of the project, and that the bond for the facility should be for the life of the project.  Attorney Weed raised concerns about the contamination and the ability of the Township to hold the facility liable.  Mr. Cozza indicated that the bond would be for the life of the facility, as the bond would be updated regularly to reflect changes in the cost of decommissioning, and that the bond would need to be for the life of the project as it’s function is to offset any costs incurred by the Township to decommission the facility.  Mr. Cozza further stated that he did not believe there would be a well water contamination risk from the facility and should an issue arise, it would be handled by the DEP and EPA.  Mr. Smith again raised concerns that the Township hold the facility responsible, pursuant to his comments number on and four.  

Chairwoman Fischer discussed including the requirement of the applicant, owner, operator, etc. to provide proof of ownership for the company, LLC., etc.  Attorney Weed informed the Planning Commission that legally they may not be able to accomplish the level of policing with regard to the facility, they are requesting.  He further stated that the law is more reactive than proactive.  Public comment was heard from the one resident in attendance, who inquired what kind of contamination the planning commission is concerned about.  Planning indicated that they are attempting to protect the Township.  They further raised concerns about switching from a closed loop system which has no chemicals to an open loop which is a cheaper system to operate and  has lead and arsenic in the system.  

Attorney Weed and Mr. Cozza stated that any air, ground or water issues with the facility would be regulated by the DEP and EPA.  Additionally, the Township would not have jurisdiction to monitor this anymore than it would any contamination that may or may not occur to the Delaware River.  Attorney Weed indicated that should Planning request, the radius can be increased from two miles to five miles.  The concern as raised in number two of Mr. Smith’s email regarding basements would be addressed by the building code, Mr. Cozza explained.  He further stated that he believed the building would be a slab on grade, given the water table in this area a basement for such a facility would be impractical should it even be permitted under the building code.  


In reference to Mr. Smith’s concern number three, Attorney Weed indicated that he prefers the term vicinity, as it will present a better argument in court if necessary.  Attorney Weed stated to recap the concerns raised by Mr. Smith, number one A and B will be covered by the DEP and EPA, number two will be covered under the building code, number three will remain as vicinity in order to present a better argument in court, number four will be changed from a radius of two miles to a radius of five miles, and number five is general knowledge and already covered in the ordinance.  Planning discussed the disclosure and registration of the LLC, applying, operating, and owning the facility.  Attorney Weed indicated that this requirement may be seen as discriminatory.  Mr. Cozza stated that he is aware of other municipalities that require an operator agreement from the applicant.  Mr. Cozza further stated that a developer will most likely apply for the project and then once the preliminary approvals have been obtained, they will sell the project.  Planning further discussed the Townships current large properties and their belief that a large-scale data center could not be constructed in the Township.  

Mr. Smith stated that the Townships current height restriction of thirty-five feet will limit the construction of centers as many are at least forty-five feet tall.  Planning further discussed the revisions to the ordinance and the correction of the typographical errors.  Attorney Weed indicated that a revised draft could be completed for the workshop meeting on September 10th.  Planning discussed the possibility of recommending approval contingent upon the correction of the typographical errors and the previously discussed additions. 

A motion was made by Vice Chairwoman Fischer to recommend approval of the Draft Data Center Ordinance to the Westfall Township Board of Supervisors contingent upon the correction of the typographical errors and the inclusion of the previously discussed provisions.  The motion was seconded by Mr. Elliott Smith, there was no further discussion heard, and the motion carried with all in favor.  
b. Warehouses: Attorney Weed stated that he will work on drafting a warehouse ordinance for the next planning meeting, which is scheduled for Thursday, September 10, 2026.  There was no further action taken or discussion heard on this agenda item. 
c. Solar Farms & Power Lines: Attorney Weed stated that the power line portion of this agenda item would be removed from the agenda.  The Township does not have any jurisdiction to regulate where power lines are constructed.  Planning discussed solar farms being constructed in open fields, or by clearcutting wooded property.  Mr. Cozza stated that he has previously provided draft ordinances from Damascus Township in Wayne County.  Mr. Cozza further stated that the Township could regulate the amount trees to be cut down, acreage for the project, and the decommissioning of the site as the life expectancy of the panels is approximately twenty years.  It was further noted by Lou, that typically the site is leased for the use of a solar farm.  He further recommended that any decommissioning language not allow for the decommissioning bond to be reduced for the recycling of any materials.  The bond should be the total cost of the removal of the site, with no reductions.  Mr. Smith stated that a few of the cons he is aware of for solar farms are that they clear cut wooded property, take farmland for the use, and are considered an eyesore by some.  The Planning Commission discussed solar panels, how solar panels function, green energy, and where a solar farm may be constructed in the Township.  There was no further discussion heard or action taken on this agenda item.  
2.) Matamoras Borough – Westfall Township Comprehensive Plan: The Planning Commission discussed that there was no update on the project as the Township and the Borough were continuing to discuss the Intermunicipal Agreement and the possible cost share for the project, should the grant money not cover the entire cost of the project.  A 50/50 split has been proposed.  Planning informally discussed the cost of the project, preparing a comprehensive plan without the Borough, that the update to the plan is overdue, a comprehensive plan is required by the state, and that not having an updated plan can affect funding. There was no further action taken or discussion heard on this agenda item.  
PUBLIC COMMENT: Public comment was heard from the one resident in attendance inquiring if data centers could be part of the Comprehensive Plan.  The Planning Commission indicated that it could be a part of the plan.  Further, the Comprehensive Plan will serve as a blueprint or wish list for how the Township would like to see itself within the next ten years.  Additionally, a Comprehensive plan is required by law and is a requirement to apply for certain types of grant funding.  There was no further public comment heard.  
Adjournment: 
A motion was made by Chairwoman Fischer to adjourn the meeting at 7:59 p.m. 
Respectfully submitted,

Kaitlin Hildebrandt 
Secretary

Westfall Township Planning Commission
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