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PLAINFIELD TOWNSHIP 
PLANNING COMMISSION SPECIAL MEETING 
MARCH 3, 2021 
 
A special meeting of the Plainfield Township Planning Commission was held on Wednesday, 
March 3, 2021 via Telephone Conference Zoom Meeting Call-In Number: (888) 788-0099 (US 
Toll Free). The meeting was properly advertised in accordance with the Sunshine Law and Act 
15 of 2020.  
 
CALL IN INFORMATION:  
Zoom Meeting Link 
https://us02web.zoom.us/j/87524413060 
 
Meeting ID: 875 2441 3060 
 
Call-In #: 877 853 5247 US Toll-Free 
 
In accordance with Governor Wolf’s ongoing COVID-19 pandemic emergency declaration by 
the Commonwealth of Pennsylvania, Plainfield Township officials are holding this regular 
meeting utilizing the Zoom authorized telecommunication device platform only. Remote meetings 
are permitted under the provisions of Act 15 of 2020 (Health Care Cost Containment Act). The 
Planning Commission will not be physically present at this meeting. This public meeting will be 
recorded. We kindly ask that all interested parties participating via the dedicated conference call 
line to only speak during the sections of the meeting that are specifically reserved for public 
comment or when prompted by the Chairman and to also state your name each time you are 
speaking. Members of the public and all interested parties will have the opportunity to comment 
via the telephone conference call prior to any official action taking place and during the 
Citizen’s Agenda/Non-Agenda portion of the meeting. Anyone intentionally disrupting the 
meeting will be promptly muted and/or ejected from the call.  
 
Chairman, Paul Levits, called the meeting to order at 7:00 P.M.  
 
ROLL CALL:  
 
The following Commissioners answered roll call: Paul Levits, Robert Simpson, Glenn 
Geissinger, Robin Dingle and Terry Kleintop.  
 
Also present were Township Manager Tom Petrucci, Solicitor David Backenstoe, Zoning Officer 
Sharon Pletchan and Township Engineer Mike Kukles. Planning Commission Secretary Paige 
Stefanelli was excused from attending the meeting. Township Manager Tom Petrucci was 
available to serve as Planning Commission Secretary.  
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PLANS PRESENTLY TABLED: 
 

1. Ryan Cortazzo/Image Landscaping- 6191 Sullivan Trail, Nazareth, PA 18064- Site Plan 
Application and Special Exception Use Review  

2. Joseph C. Reagle- 1211 & 1213 Blue Valley Drive- Site Plan  
 
No action was required.  
 
NEW BUSINESS: 

 
1. Farmstead Realty Holdings, LLC.- 968 Bangor Road, Nazareth, PA 18064- Site Plan 

Application and Special Exception Use Review 
 
Graham Simmons, III, Esq. was in attendance on behalf of the applicant. The applicant, 
who is Adam Flatt, and the applicant’s engineer, who is Matthew Longenberger, P.E. of 
Bohler Engineering, were also in attendance. John Wichner, P.E. of McMahon Associates 
was in attendance as the applicant’s traffic engineer.  
 
Mr. Simmons provided an overall summary of the project to the Planning Commission. 
He stated that the project envisions utilizing the provisions of the Zoning Ordinance that 
allow an adaptive reuse of an existing agricultural structure on the forty (40) acre parcel 
within the Farm and Forest Zoning District. The main facets include a winery, which is 
going to be a 9,600 sf building, and a vineyard that is an accessory use to the winery. Mr. 
Simmons pointed out that the winery is a permitted-by-right use in the Farm and Forest 
Zoning District. The daily operations of the winery envision storage for empty wine 
bottles, storage for bottles ready for sale, barrel aging finished wine, bottling and 
distribution. The winery itself will not feature sales to the public. Mr. Simmons stated 
that the site will have three (3) full-time and four (4) part-time employees working from 
8:00 AM to 5:00 PM, Monday to Friday. Wine will bw delivered off-site to customers 
three (3) to four (4) times per week in small vans and two (2) to three (3) incoming truck 
deliveries are also anticipated.  
 
The applicant plans to convert an existing barn on the site into a microdistillery, which 
constitutes an “adaptive reuse of an existing agricultural structure.”  This use requires 
Special Exception Use approval by recommendation of the Plainfield Township Planning 
Commission and direct approval by the Plainfield Township Zoning Hearing Board. No 
retail space is planned for this use; it is being programmed only for production, storage, 
and aging. The applicant envisions that the microdistillery will operate with two (2) to 
three (3) employees from 8:00 AM to 5:00 PM, Monday to Friday. Scheduled tours of the 
microdistillery facility are planned during the week days (one tour) and weekend (two 
tours). 
 
The waste product from the microdistillery operation consists of “spent grain,” which 
will constitute a commodity because it will be sold to local livestock farmers for feed.  
The local livestock farmers will pick up the “spent grain” in pickup trucks. 
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The project will also feature a six-thousand (6,000) square foot two-story structure for 
use as a tasting room in conjunction with the winery and microdistillery. The tasting 
room will include the retail sale of wine and spirits, a counter order restaurant, and 
seating for one-hundred thirty (130) patrons. The tasting room will be open 11:00 AM to 
9:00 PM during the week, and from 11:00 AM to 10:00 PM on the weekend.  
 
It is anticipated that the tasting room will have eight (8) employees during the week and 
ten (10) to twenty (20) employees over the weekend during events. It is anticipated that 
the facility will serve fifty (50) customers per a typical day through Thursday and two-
hundred (200) customers from Friday to Sunday. Public retail sales of wine and spirits 
will only take place on the premises at the tasting room facility, in addition to tastings.  
 
The applicant also plans to conduct “public special event use accessory to a brewery, 
brew pub, distillery, microbrewery, microdistillery, vineyard or winery,” which also 
requires Special Exception Use approval by recommendation of the Plainfield Township 
Planning Commission and direct approval by the Plainfield Township Zoning Hearing 
Board. 
 
Mr. Simmons stated that the Site Plan eliminates the current access onto the property 
directly onto S.R. 191; access is provided directly onto the cul-de-sac. The Site Plan 
provides for one-hundred thirty-five (135) paved parking spaces (including four (4) 
ADA-compliant spaces). Additionally, one-hundred eleven (111) grass-turf parking 
spaces are proposed for overflow parking during special events. Mr. Simmons identified 
that the application to the Zoning Hearing Board requested several dimensional 
variances. 
 
Mr. Simmons stated that it is the belief of the applicant that this application meets the 
requirements of the Site Plan and Special Exception Use provisions set forth in the 
Plainfield Township Zoning Ordinance. The applicant will comply with all requirements 
of the Subdivision and Land Development Ordinance of Plainfield Township, comply 
with all comments provided by the Zoning Officer, and will comply with any applicable 
local, state and federal regulations (including Pennsylvania Liquor Control Board 
requirements).  
 
Terry Kleintop asked how many acres will be in grape vines; the response from Adam 
Flatt was about two (2) acres. Mr. Kleintop surmised that raw product will be brought in 
from another location. The applicant stated that the Franklin Hill Vineyards site in 
Bangor will continue to operate. The applicant is open to working with other agricultural 
operators for the production of grapes for viticulture purposes.  
 
Bob Simpson inquired as to the number of events that will occur each year. Adam Flatt 
stated that most of the public events are focused around harvest time, including Harvest 
Fest, Nouveau Weekend and Chambourcin Weekend.  Local, community and private 
events are also planned. No weddings are planned for the site. There are three (3) to four 
(4) events anticipated during the spring/summer months.  
 



4 
 

Township Engineer, Michael Kukles, P.E., reviewed the entire content of his February 
14, 2021 review letter with both the Planning Commission members and the 
applicant/applicant’s representatives. 
 
Terry Kleintop questioned whether or not the structure that is locally known as “Skip’s 
Cabinet Shop” would continue to be used. Adam Flatt stated that the use of said structure 
would be for purposes of storing materials. Mr. Kleintop also asked the applicant to 
identify the rectangular shape that is depicted on the Site Plan across from the proposed 
driveway. The response was that this area is two (2) eighteen (18) wheel tractor trailers, 
which Adam Flatt stated would be removed from the property. Terry Kleintop asked 
whether the “Skip’s Cabinet Shop” structure could remain on the site, and the response 
from the Zoning Officer was that the existing non-confirming structure, which needs t to 
be registered, could be used for storage as an accessory use. The storage of materials is 
consistent with the Zoning Ordinance, in the opinion of the Zoning Officer.  
 
Terry Kleintop identified that there is a substantial wetland located near the lengthy 
driveway that is shown in the area of the southernmost portion of the Site Plan. Mr. 
Kleintop is of the opinion that the buildings on the Sandt property should be identified on 
the Site Plan. Additionally, the wetlands, the pipe near the Sandt driveway, and the Little 
Bushkill Creek should all be identified on the Site Plan. Mr. Kukles indicated that the 
Sandt structures may not be shown, as the limits of the Site Plan do not go that far. Some 
of the other features are not shown because of scale, shading and color issues. In other 
words, it is there, but it is difficult to discern. Matthew Longenberger indicated that the 
applicant can more clearly delineate these identified areas. He also identified that there 
are no activities proposed in these areas- noting that the improvements are about eight-
hundred feet (800’) from the areas identified by Mr. Kleintop. Matthew Longenberger 
also stated that a formal wetlands delineation report will be required during the 
Subdivision/Land Development phase of this project.  
 
Robin Dingle also questioned whether the existing pond on the site is going to be used for 
stormwater controls. She stated that the pond in question may be more regulated wetlands 
at this juncture, and this will need to be considered and evaluated.  
 
Terry Kleintop asked whether the applicant is eighty-three (83) spaces short of the 
requirements of the Zoning Ordinance. Sharon Pletchan clarified that the applicant is 
requesting a variance to address this issue. Mr. Kleintop also expressed a concern with 
keeping the overflow parking grass-turf areas in a mud-free condition. Robin Dingle 
questioned why one-hundred three (103) spaces are needed for the winery. After a brief 
discussion, it was clarified that the Application to the Zoning Hearing Board as submitted 
by the applicant did address the request for the variance for the eighty-three (83) spaces.  
 
Solicitor Backenstoe clarified that while the Zoning Ordinance is clear that the Planning 
Commission has direct purview over rendering recommendations to the Zoning Hearing 
Board on Special Exceptions, the Planning Commission does not have the same mandate 
with respect to variances. The Board of Supervisors amended the Zoning Ordinance 
several years ago to remove the review of variances from the responsibilities of the 
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Planning Commission. Having said that, the Planning Commission could review the 
variances under the authority of Section 409 of the Zoning Ordinance (pertaining to Site 
Plan reviews). The Planning Commission is not breaching any fiduciary duty to review 
the variances in accordance with the Site Plan review provisions.  
 

 During the course of the meeting, the applicant indicated that he was amenable to 
 exploring a connection to the Plainfield Township Recreation Trail from his proposed  
 facility. 
 
 The applicant’s engineer, Matthew Longenberger, testified that there should not be any 
 issues with one (1) well handling this site. Adam Flatt indicated that the tasting room and 
 distillery together would be using 15,000 to 20,000 gallons per month and the winery 
 would be using 8,000 gallons to 10,000 gallons per month. Mr. Flatt stated that the 
 Franklin Hill Vineyards site in Bangor has only used one (1) well during the time it has 
 been in operation.  
 
 The Planning Commission members then conducted a review of the content of the 
 Farmstead Realty Holdings, LLC 968 Bangor Road, Nazareth, PA 18064 Site Plan 
 Application and Special Exception Use Application. Specifically, the Planning 
 Commission members reviewed both the content of the Site Plan in accordance with the 
 criteria set forth in §27-409 of the Code of Ordinances of Plainfield Township, the 
 General Standards for a Special Exception Use set forth within §27-317 (4) of the Code 
 of Ordinances of Plainfield Township and Additional Standards for certain Special 
 Exception Uses set forth within §27-317 (5) of the Code of Ordinances of Plainfield 
 Township.  
 
 It is noted by the Planning Commission that a Winery is a Permitted-by-Right use in the 
 Farm and Forest Zoning District; the Winery use requires that the Planning Commission 
 review the proposed Site Plan for the use and render a letter of recommendation to the 
 Zoning Officer on whether to approve or disapprove the Site Plan. The Vineyard use is 
 considered an accessory use to the Winery use.  
 
 The proposed Microdistillery use is a Special Exception Use in the Farm and Forest 
 Zoning District. In this specific proposal, the Microdistillery is also considered an 
 Adaptive Reuse of Existing Agricultural Structure, which is also a Special Exception Use 
 in the Farm and Forest Zoning District. The Public Special Event Use Accessory to a 
 Brewery, Brew Pub, Distillery, Microbrewery, Microdistillery, Vineyard or Winery 
 Special Exception Use is also proposed for this site. 
 
 The Microdistillery, Public Special Event Use Accessory to a Brewery, Brew Pub, 
 Distillery, Microbrewery, Microdistillery, Vineyard or Winery, and the Adaptive Reuse 
 of Existing Agricultural Structure Special Exception Uses are subject to the following 
 requirements: 
 

a. Site Plan criteria set forth in §27-409. 
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b. The General Standards for a Special Exception Use set forth in §27-317 (4).  
 

c. The Special Exception Use Additional Standards criteria set forth in §27-317 (5) 
(WWW) (Microdistillery), §27-317 (5) (XXX) (Public Special Event Use 
Accessory to a Brewery, Brew Pub, Distillery, Microbrewery, Microdistillery, 
Vineyard or Winery), and in §27-317 (5) (ZZZ) (Adaptive Reuse of Existing 
Agricultural Structure). 

 
  Following the review of the General Standards and Additional Standards    

 identified above, the Planning Commission members determined that granting a   
 Site Plan and Special Exception Use approval would be appropriate and took   
 unanimous official action to render a positive recommendation of approval to the   
 Plainfield Township Zoning Hearing Board and Zoning Officer concerning the   
 collectively proposed project, which includes the Special Exception Use    
 application and corresponding Site Plan submitted by the applicant for the Winery  
 Permitted-by-Right Use, and the Special Exception Uses of the Microdistillery,   
 Public Special Event Use Accessory to a Brewery, Brew Pub, Distillery,    
 Microbrewery, Microdistillery, Vineyard or Winery, and Adaptive  Reuse of   
 Existing Agricultural Structure. 

 
ACTION: Motion was made by Bob Simpson and seconded by Glenn Geissinger to 
recommend that the Zoning Heard Board and Zoning Officer approve the 
Farmstead Realty Holdings, LLC 968 Bangor Road, Nazareth, PA 18064 Site Plan 
Application and Special Exception Use Application. The recommendation of the 
Planning Commission to grant Site Plan approval and Special Exception Use 
approval for the proposed project as a whole is subject to the applicant meeting all 
of the following identified conditions:  
 

a. Revise the Site Plan to identify and delineate the Little Bushkill Creek (show 
all blue lines), to identify and delineate the driveway serving the James A. 
and Eileen E. Sandt (Tax Map Parcel ID # G8 18 7 0626) property, and to 
identify and delineate the pipe that is located near said Sandt driveway. 
Additionally, the Site Plan should be revised to identify any known (emphasis 
added) areas of wetlands. The Planning Commission members correctly 
noted that a wetlands delineation will be required to accurately depict all 
areas of wetlands that are situated on the property when a Land 
Development application is submitted to Plainfield Township.  

 
b. Comply with any and all of the conditions and criteria set forth within the 

Township Engineer review letter dated February 14, 2021. 
 

c. Comply with any and all of the conditions and criteria set forth within the 
Sewage Enforcement Officer (SEO) review letter dated February 11, 2021. 

 
d. Comply with any and all of the conditions and criteria set forth within the 

Emergency Management Coordinator review letter dated February 11, 2021, 
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with the exception of the recommendation for the applicant to provide a forty 
(40) foot wide driveway. The applicant shall not be required to install a 
driveway that has a width of forty (40) feet. However, the applicant is 
required to comply with any and all applicable Subdivision and Land 
Development (SALDO) and Zoning Ordinance requirements concerning the 
proposed driveway.   

 
e. Variance 1: The applicant is requesting partial relief from the requirement 

of §27-317 (5) (XXX) (8) of the Code of Ordinances of Plainfield Township to 
provide parking spaces in a mud-free condition for the one-hundred eleven 
(111) overflow parking spaces. The Variance request letter indicates the 
infrequent use of the area does not warrant the additional impervious cover 
required to guarantee a mud-free condition. The Planning Commission 
supports this Variance request with the express recommendation that the 
applicant will implement erosion and sedimentation and stormwater 
management controls that are in accordance with sound engineering 
principles for the overflow parking area. Specifically, the Planning 
Commission recommended the installation of an earthen berm downslope of 
the overflow parking area, curbing and inlets to control stormwater flow 
from the one-hundred thirty-five (135) space parking lot over to the overflow 
parking area. In addition, a revegetation management/maintenance plan 
should be implemented between special events or the use of the overflow 
parking area.  

  
f. Variance 2: Partial relief is requested from the requirement of §27-701 (1) 

(E) (19) to provide parking for the Winery based on table §27-701 (1).  The 
request letter reasons the parking for the tours is accommodated by the 
tasting building, so the winery requires parking for the employees of the 
building only. The Planning Commission supports this Variance request 
because a separate customer tasting experience and customer service area 
(ex. retail sales) are not planned for the Winery building.  
 

g. Variance 3: Partial relief is requested from the requirement of §27-703(5) to 
provide asphalt paving or other suitable material within all portions of 
required parking facilities. The request letter indicates this is only requested 
for the one-hundred eleven (111) overflow parking spaces, since the one-
hundred thirty-five (135) spaces are proposed as asphalt paving. The 
Planning Commission supports this Variance request with the 
recommendation that the applicant should install an earthen berm 
downslope of the overflow parking area, curbing and inlets to control 
stormwater flow from the one-hundred thirty-five (135) space parking lot 
over to the overflow parking area. In addition, a revegetation 
management/maintenance plan should be implemented between special 
events or the use of the overflow parking area. This recommendation is 
consistent with the recommendation that was provided for the partial relief 
from §27-317 (5) (XXX) (8).  
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A separate motion in support of this variance request was made by Robin 
Dingle and seconded by Glenn Geissinger in accordance with the 
recommendation to install an earthen berm downslope of the overflow 
parking area, curbing and inlets to control stormwater flow from the one-
hundred thirty-five (135) space parking lot over to the overflow parking 
area.  
 

 Prior to this separate vote, Chairman, Paul Levits, asked if there were any 
 comments from the governing body or the public.  

 
Motion approved. Vote 5-0.  
 
NOTE: Planning officials (including the Township Manager and Zoning 
Officer) identified the fact that the parking provisions for each of the 
proposed uses were originally developed with the approach that each of the 
specific winery, microdistillery, adaptive reuse and public event uses would 
be situated on solitary lots. For this specific proposal, several of the uses are 
combined, and the Zoning Ordinance does not specifically contemplate that 
scenario. Therefore, it was the expressed sentiment of the Township 
Manager, the Zoning Officer and the Planning Commission members that 
the parking requirements are essentially redundant for each of these uses. 
Put simply, the parking spaces are “double-counted”, as stated during the 
meeting. It was the expressed sentiment of the Planning Commission that this 
information should be communicated to the applicant and the Zoning 
Hearing Board in any the recommendation letter that is prepared for this 
proposal.  

 
h. Variance 4: Relief is requested from the requirement to provide a minimum 

separation of two-hundred feet (200’) from the intersection of any public 
street right-of-way lines. The Planning Commission is supportive of this 
Variance request to relocate the driveway provided that the driveway is 
moved south to get as close as possible to the one-hundred fifty (150) feet 
requirement as is practicable.  

 
Prior to the vote, Chairman, Paul Levits, asked if there were any comments from the 
governing body or the public.  
 
Prior to the vote, Terry Kleintop asked Zoning Officer Sharon Pletchan if all structures 
proposed on the property meet setback requirements. Sharon indicated that all proposed 
structures do indeed meet setback requirements, with the exception of the existing non-
conforming structure located near the road (locally referred to as “Skip’s Cabinet Shop”), 
which needs to be registered as an existing non-conforming structure.  
 
Motion approved. Vote 5-0.  
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PUBLIC COMMENT – AGENDA/NON-AGENDA ITEMS: 
 
During the meeting, no comments were submitted by members of the general public.  

ADJOURNMENT:  

Having no further business to come before the Planning Commission, motion was made by Terry 
Kleintop and seconded by Bob Simpson to adjourn the meeting.  
 
Motion approved. Vote 5-0.  
 
The meeting adjourned at 9:54 P.M. 
 
Respectfully submitted,  
 
 
 
 
 
 
Thomas R. Petrucci  
Township Manager/Secretary   
Plainfield Township 


