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PLAINFIELD TOWNSHIP 

PLANNING COMMISSION REGULAR MEETING 

April 19, 2021 

 

A regular meeting of the Plainfield Township Planning Commission was held on Monday, April 

19, 2021 via Telephone Conference Zoom Meeting Call-In Number: (888) 788-0099 (US Toll 

Free) 

 

CALL IN INFORMATION:  

Join Zoom Meeting 

https://us02web.zoom.us/j/87499683646 

Meeting ID: 874 9968 3646 

 

Call-In #: 1-877 853 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 7:01 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, Secretary, Paige Stefanelli, Solicitor, 

David Backenstoe, Zoning Officer, Sharon Pletchan and Township Engineer, Mike Kukles.  

 

 

APPROVAL OF MINUTES: 

 

1. Approval of the February 24, 2021 Regular Planning Commission Meeting Minutes  

 

https://us02web.zoom.us/j/87499683646
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ACTION: Motion was made by Robert Simpson and seconded by Glenn Geissinger 

to approve the February 24, 2021 Regular Planning Commission Meeting Minutes 

with one minor name change as discussed. Prior to the vote, Chairman, Paul Levits, 

asked if there were any comments from the governing body or the public.  

 

Chairman, Paul Levits, questioned whether a Knox Box installation is required for 1011 

E. Birch Avenue as it was referenced in the minutes during discussion as a requirement. 

Mr. Petrucci indicated that the installation is not required which was memorialized within 

the motion for the subject matter. 

 

Motion approved. Vote 5-0. 

 

2. Approval of the March 3, 2021 Special Planning Commission Meeting Minutes  

 

ACTION: Motion was made by Robin Dingle and seconded by Terry Kleintop to 

approve the March 3, 2021 Special Planning Commission Meeting Minutes with one 

minor name change as discussed. Prior to the vote, Chairman, Paul Levits, asked if 

there were any comments from the governing body or the public. Motion approved. 

Vote 5-0. 

 

3. Approval of the March 15, 2021 Regular Planning Commission Meeting Minutes 

 

ACTION: Motion was made by Robert Simpson and seconded by Robin Dingle to 

approve the March 15, 2021 Regular Planning Commission Meeting Minutes with 

one minor name change as discussed. Prior to the vote, Chairman, Paul Levits, asked 

if there were any comments from the governing body or the public. Motion approved. 

Vote 4-0-1 with Glenn Geissinger abstaining. 

 

OLD BUSINESS: 

 

1. Joseph C. Reagle- 1211 & 1213 Blue Valley Drive- Site Plan: 

 

Engineer, Mr. George Collura, was present on behalf of the applicant, Joseph C. Reagle. 

Mr. Collura indicated that the applicant received the necessary relief for a Dimensional 

Variance from the Zoning Hearing Board.  Mr. Collura is requesting a recommendation 

from the Planning Commission regarding the Site Plan review letter from Ott Consulting, 

Inc. dated September 18, 2020. Mr. Kukles indicated revised plans, as requested within 

his review letter, were not provided to the Township for review. Therefore, no 

recommendation can take place until a new plan is provided. Mr. Collura will provide 

revised plans to the Planning Commission for review in the near future.  

 

ACTION: Motion was made by Terry Kleintop and seconded by Robin Dingle to 

deny the Site Plan for Joseph C. Reagle located at 1211 & 1213 Blue Valley Drive 

for the reasons set forth within the Ott Consulting, Inc. review letter dated 
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September 18, 2020 in the event that an Extension of Time is not received at the 

Township Office by the Applicant tomorrow, April 20, 2021.  Prior to the vote, 

Chairman, Paul Levits, asked if there were any comments from the governing body or 

the public. Motion approved. Vote 5-0. 

 

NEW BUSINESS: 

 

1. Northampton County–  711 Gall Road- Gall Farm Phase 1A Land Development Plan: 

  

Engineer, Mr. Matthew Gallisdorfer, was present on behalf of the applicant, Northampton 

County. Additionally, Mr. Bryan Cope, Superintendent of Parks & Recreation for 

Northampton County, was present on behalf of the applicant. Chairman, Paul Levits, 

stated that the Sketch Plan for this project was already submitted and reviewed by the 

Planning Commission. He added that this is the first time the Planning Commission is 

reviewing a formal submission. Mr. Levits questioned whether there were any significant 

differences between the Land Development Plan and Sketch Plan. Mr. Gallisdorfer noted 

the Land Development Plan shows a reduced scope of work than previously discussed. 

 

The Ott Consulting, Inc. Review Letter dated April 16, 2021 by Mr. Mike Kukles is 

hereby incorporated for reference in these minutes as though it were more fully set forth 

at length as “Exhibit A”. Township Engineer, Mike Kukles, stated that the nearly 158 

acre property for this project consists of several tracts of land along Gall Road (TR 619, 

Minor Collector) and Berhel Road (TR 621, Local Road) currently owned by 

Northampton County. The portion to the west of the Little Bushkill Creek is within the 

Industrial/Business Park (I/BP) zoning district and the remaining lands to the east of the 

creek are within the Farm and Forest (FF) zoning district. The existing property is 

currently small grain agriculture with several wooded areas and areas of steep slopes 

scattered throughout with the Little Bushkill Creek coursing north to south near the 

middle of the property. 

 

Mr. Kukles added that the proposed Phase 1A includes nearly 24 acres between the Little 

Bushkill Creek and the Plainfield Township Recreation Trail to the north of Gall Road. 

Phase 1A includes the construction of a bituminous parking lot and access drives, paved 

trails & connections, an overflow parking area, bus loading/unloading areas as well as 

stormwater management facilities, as shown on the above referenced plans. Access for 

Phase 1A will be provided by a proposed driveway from Gall Road. Water and sewer 

facilities in this area are typically on-lot and there are 2 existing wells on this property 

near the pole barn, however, the plan does not propose any water or sewage facilities at 

this time.  

 

In reference to §22-502.1, Mr. Kukles stated the Applicant is requesting a waiver from 

submitting separate Preliminary and Final Plans to allow for review of this Land 

Development Plan as Preliminary/Final. He added that due to the limited extent of 

improvements proposed with this project, he has no engineering objection to granting this 

waiver, provided the information required for both Preliminary and Final are shown 

clearly on the plans. 
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ACTION: Motion was made by Robert Simpson and seconded by Glenn Geissinger 

to recommend the Board of Supervisors to approve a waiver from §22-502.1.  Prior 

to the vote, Chairman, Paul Levits, asked if there were any comments from the 

governing body or the public. Motion approved. Vote 5-0. 

 

The possibility of a knox box system being placed on a bollard was also discussed. Mr. 

Matthew Gallisdorfer stated that he will look into the installation of something of this 

nature. Mr. Petrucci indicated that Slate Belt Regional Police currently have full access to 

the trail as well as a utility task vehicle for trail access. Additionally, Suburban EMS is 

the ambulance service that would respond to any emergency calls in the area needing 

ALS (advanced life support) or BLS (basic life support) services. Mr. Bryan Cope stated 

that the County currently provides keys for bollard systems with other municipalities. Mr. 

Cope has no issues providing the Township as well as the Police/Fire Chief with copies 

of the keys for the bollard lock. Mr. Cope is not familiar with knox box systems but will 

look into it. Mr. Petrucci recommended the Planning Commission proceeding with 

current County protocol as there could be many issues with the installation of a knox box 

including vandalism.  

 

Members of the Planning Commission questioned whether bathrooms will be installed at 

the premises. Mr. Cope indicated that at some point, bathrooms will be proposed. 

However, they are not proposed at this time. Port-a-johns will be installed in the 

meantime.  

 

Mr. Kukles redacted line item #4 of his review letter.  

 

ACTION: Motion was made by Glenn Geissinger and seconded by Robert Simpson 

to recommend the Board of Supervisors to approve a waiver from §22-503.1.B(1).  

Prior to the vote, Chairman, Paul Levits, asked if there were any comments from the 

governing body or the public. Motion approved. Vote 5-0. 

 

In reference to line item #12, the proposed monuments shall be shown on the plan for all 

property corners that do not have existing monumentation, including the ultimate rights-

of-way. Mr. Gallisdorfer noted monuments would need to be placed along a large portion 

of Gall Road. Mr. Kukles agreed that the amount of monumentation to take place would 

be extensive. He added that the boundary is not critical to this portion of the 

development. It was questioned whether members of the Planning Commission would 

like to move forward with a waiver from §22-1020.1. Mr. Bryan Cope added that this 

part of the plan is very minimal in nature as this is the most development the County will 

be undertaking. Moving forward, their intent is based on riparian buffer plantings. 

Northampton County would like to keep the area agricultural as much as possible. 

Additionally, Mr. Cope added that the installation of monuments is a determining factor 

on whether to move forward with the project due to their limited budget. It was 

recommended to allow for concrete monuments to be placed only for the portion of the 

property proposed for development under Phase 1A, however, additional monuments 
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must be placed as future tasks continue closer to the parcel perimeter where proposed in 

accordance with each intended proposed future phase of the Land Development. 

 

 

ACTION: Motion was made by Robert Simpson and seconded by Robin Dingle to 

recommend the Board of Supervisors to approve a waiver from §22-1020.1 to allow 

for concrete monuments to be placed only for the portion of the property proposed 

for development under Phase 1A. Prior to the vote, Chairman, Paul Levits, asked if 

there were any comments from the governing body or the public. Motion approved. 

Vote 5-0. 
 

Mr. Kukles questioned whether Northampton County would be interested in dedicating 

the right-of-way to Plainfield Township. He added that if the County is not interested at 

this time, legal right-of-way descriptions on the plan would not be necessary. Solicitor, 

David Backenstoe, questioned Township Manager, Tom Petrucci, on whether there are 

any future intentions of widening Gall Road. Mr. Petrucci indicated that Berhel Road is 

strictly gravel as well as a minimal number of homes along Gall Road. Therefore, 

widening would not likely be conducted. Mr. Petrucci added that there is a portion of 

Gall Road that is located within the IBP Zoning District which may pose concerns related 

to traffic in the event that the area would be developed. It was noted that if the Township 

intends to widen the roadway at any point in the future, the right-of-way shall be 

provided to the Township. Mr. Kukles stated that descriptions of the dedication is all that 

he is looking for at this time.  

 

In reference to line item #21, the Applicant is requesting a waiver of the requirements for 

roadway widening for both Gall Road and Berhel Road due to the extensive lengths and 

associated costs. Additionally, it was noted that the proposed development will not 

significantly increase traffic and the existing roadways are not heavily travelled by 

motorists. Mr. Gallisdorfer added that the traffic information was provided on the cover 

sheet which was taken from the manual with the average trips taken daily on Gall Road. 

He noted that the proposed project does not qualify for a traffic impact study as there 

were about 144 average daily trips. Anything less than 300 daily trips, the Township 

Ordinance does not require a traffic study to be conducted. Mr. Kleintop was concerned 

as he does not think 144 daily trips is acceptable especially on weekends. Mr. Petrucci 

indicated that road work was completed on Gall Road in 2016 and a paving overlay was 

done in 2018. The roadway was not widened at that time due to limited traffic. There are 

concerns with full depth reclamation if Gall Road were to be widened. Mr. Kukles added 

that the reclamation acts similar to concrete and the Township would likely see reflective 

cracking along the edge within a few years with widening.  

 

Zoning Officer, Sharon Pletchan, questioned the acreage for the entire project. Mr. 

Gallisdorfer noted the entire property is approximately 158 acres, however, the project 

area consists of approximately 24 acres. The applicant intends to maintain the property as 

agricultural in nature. Additionally, all land located within the floodplain will be 

converted to meadow. Mr. Cope added that there is no direct access to the stream from 

the trail.  
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Commissioner, Glenn Geissinger, made a motion to recommend to the Board of 

Supervisors to approve a waiver from §22-1004.3.B in order to eliminate the requirement 

to widen the local roadways of Gall Road and Berhel Road. The motion died from lack of 

a second. Ms. Robin Dingle mentioned that this waiver should only apply to this phase of 

the project. In the event that there are additional phases and more traffic within this area, 

this matter should be re-addressed. Solicitor, David Backenstoe, mentioned if the 

Township were not to utilize the right-of-way, the Township would then be accepting a 

great amount of liability. Solicitor Backenstoe stressed to the planning commission that 

line item #18 is very different from line item #21. §22-603.7 pertains to legal descriptions 

of rights-of-way and easements to be dedicated to the Township whereas §22-1004.3.B 

pertains to additional right of way width and widening of the roadway which the 

applicant would be performing the improvements. 

 

Solicitor Backenstoe recommended that the Planning Commission take no action at this 

time on §22-603.7 and §22-1004.3.B until the Planning Commission comes to a 

consensus on what they desire with respect to this issue.  

 

Commissioner, Robin Dingle, questioned whether the calculations for the vehicles with 

the acreage of the property should be factored in with the trail area. Mr. Gallisdorfer 

stated that the park is its own separate entity from the trail. He added that the intent was 

never to create this area as a trail head for the Township Trail. Instead, the intent would 

be to have this area separate. Additionally, due to the extent of the road, if widening 

improvements requirements were to remain in place, then the project would not be able to 

move forward. Mr. Terry Kleintop noted that once individuals are aware of this area for 

parking, there will likely be an increase in traffic flow to utilize this parking area. Mr. 

Gallisdorfer stressed that the parking area is intended for the park only and is not 

intended for trail users. Members of the Planning Commission further discussed §22-

1004.3.B in detail and stressed that their intent is to approve the waiver, however, only 

for this specific phase of the project and do not intend to waive this requirement in 

perpetuity.  

 

ACTION: Motion was made by Glenn Geissinger and seconded by Robert Simpson 

to recommend the Board of Supervisors to approve a waiver from §22-1004.3.B to 

eliminate the requirement to widen the local roadways of Gall Road (T-619) and 

Berhel Road (T-621). Prior to the vote, Chairman, Paul Levits, asked if there were any 

comments from the governing body or the public. Motion approved. Vote 5-0. 

 

The Planning Commission declined to approve a waiver to eliminate the required 

dedication of the ultimate right-of-way of 60 feet for both Gall Road and Berhel 

Road. All applicable ultimate right of way requirements must be met. 
 

§22-1004.11.A requires the applicant to provide Utility & Drainage Easements which 

shall be shown on the plan adjacent to street rights-of-way & tract boundaries.  
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ACTION: Motion was made by Glenn Geissinger and seconded by Robert Simpson 

to recommend the Board of Supervisors to approve a waiver from §22-1004.11.A 

which eliminates the requirement to show Utility & Drainage Easements on the plan 

adjacent to street rights-of-way & tract boundaries. Prior to the vote, Chairman, 

Paul Levits, asked if there were any comments from the governing body or the public.  

 

Mr. Kleintop questioned whether this only applies to the current phase of this project. Mr. 

Kukles stated that he does not see the need for such as the plan currently stands. 

Additionally, blanket easements for stormwater will be provided to the Township. Zoning 

Officer, Sharon Pletchan, has no concerns with this. Future development of this property 

is unknown at this time. Currently, there is a barn located on the property that has the 

potential of being restored/redone in order to eliminate the need for an additional Land 

Development Plan submission. 

 

Motion approved. Vote 5-0. 

 

In reference to line item #23 H & I, Solicitor Backenstoe questioned whether the blanket 

easement will cover everything the Township may need in the future. Mr. Cope was 

unsure, however, he stated that for any riparian buffer plantings, the County would 

require a minimum easement of 25 years. Additionally, Mr. Cope added that with other 

municipal entities, language is provided within the easement to allow the Township 

access for maintenance. He noted that the language specifically allows for access and 

does not require the Township to provide maintenance. Mr. Cope stated that the 1st phase 

of plantings will be conducted on May 1, 2021. There will be approximately 100 native 

trees and shrubs that will be planted. Mr. Cope will provide the Township with the 

prospective language from the County regarding the blanket easement. Solicitor 

Backenstoe requested to sharpen up any language within the ordinance with respect to the 

easement. Mr. Cope added that he will need to confirm the language with respect to 

boiler plate on buffer plantings. Solicitor Backenstoe noted that he does not have an issue 

with the concept, however, he would like to tighten up the language for clarity.  

 

ACTION: Motion was made by Robin Dingle and seconded by Terry Kleintop to 

recommend the Board of Supervisors to approve a waiver from §22-1016 to 

eliminate the requirement of providing street lights for this proposal, noting the 

park hours will be dawn to dusk. Prior to the vote, Chairman, Paul Levits, asked if 

there were any comments from the governing body or the public. Motion approved. 

Vote 5-0. 

 

ACTION: Motion was made by Robert Simpson and seconded by Glenn Geissinger 

to recommend the Board of Supervisors to approve a waiver from §22-1019.1.A to 

eliminate the requirement to install street trees along the extent of both Gall Road 

and Berhel Road. Prior to the vote, Chairman, Paul Levits, asked if there were any 

comments from the governing body or the public. 

 

In recommending this waiver for approval, the Planning Commission members 

recognized the extensive work of the applicant to plant trees and vegetation in the 
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riparian corridor along the Little Bushkill Creek and the intention of the applicant to 

preserve the viewsheds across open meadows.  

Motion approved. Vote 5-0. 

 

With respect to line item #29 which pertains to §22-1023.3.C, Mr. Kukles stated the 

wetland study provided by the applicant shows two (2) wetland areas which include one 

to the east of the Little Bushkill Creek and one to the west of the Little Bushkill Creek, 

within the limit of Phase 1A. It was questioned whether Ms. Pletchan was aware of any 

requirements for a riparian buffer with respect to an NPDES Permit. Ms. Pletchan 

indicated that she is not aware of any requirements. Additionally, no work is proposed 

within 10 feet from Gall Road. Only requirements are in respect to the meadow. Ms. 

Pletchan noted that the plans indicate possible grading for swales which may be near the 

stream. Mr. Gallisdorfer stated that the swales will be approximately 250 feet away from 

the stream. There is a 50 foot open space requirement within the Township Zoning 

Ordinance which will still apply. Mr. Gallisdorfer indicated that the applicant will be 

performing work on the western side of Little Bushkill Creek and will not be doing open 

space along the eastern and southern side of Gall Road. This will only be done where the 

development is taking place. Mr. Kukles concluded as no disturbance is proposed within 

250’ of the wetland area within Phase 1A, the requirements for riparian and wetland 

buffers do not apply to this proposal. He recommended the riparian buffer and associated 

metes and bounds be removed from the plans accordingly. 

 

Requirements of §22-1023.4.B and §22-1023.4.E were also discussed. The Applicant has 

requested waivers of §22-1023.4.B related to riparian buffers and §22-1023.4.E related to 

the 50’ open space. Mr. Kukles indicated that these two referenced sections do not apply 

to this proposal due to the fact that the area proposed to be disturbed was beyond 250 

feet. The Planning Commission was in agreement with Mr. Kukles and took no formal 

action.  

 

Zoning Officer, Sharon Pletchan, mentioned about parking and noted that the current 

proposed parking is based on 20 users. Ms. Pletchan requested additional clarification on 

the parking. Mr. Gallisdorfer stated the full build out would have a total of 73 parking 

spaces and approximately 120 users based on parking calculations. Mr. Gallisdorfer 

indicated the required amount of parking is 30 spaces. They will be providing more 

spaces than needed.  

 

In the Sketch Plan previously submitted to the Township for review, there was a bog 

turtle study which was shown on plan. This portion of the plan is no longer a part of this 

Land Development submission.  The applicant intends to redevelop the area for bog 

turtles. Additionally, no improvements will be made that would require ADA 

improvements. With respect to parking, the plans designate two parking areas for busses. 

All remaining parking areas are for typical sized motor vehicles.   

 

Members of the Planning Commission noted the plan was very thorough. All members of 

the Commission were in favor of forwarding the plan to the Board of Supervisors for 

review.   
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ACTION: Motion was made by Robert Simpson and seconded by Robin Dingle to 

recommend the Board of Supervisors to grant Preliminary/Final Approval for the 

Gall Farm Phase 1A Land Development Plan subject to Sewage Planning Module 

approval and/or exemption by the Pennsylvania Department of Environmental 

Protection (PA DEP), Notification of Lehigh Valley Planning Commission approval, 

notification of Northampton County Conservation District approval, confirmation 

of the approval of individual NPDES permit by the Commonwealth of Pennsylvania 

PA DEP and receipt of NPDES permit, comply with all conditions as set forth 

within Ott Consulting Inc’s review letter dated April 16, 2021 which is incorporated 

herein as though more fully set forth at length, comply with all comments which 

were generated by the Planning Commission as a result of the review of the October 

16, 2021 Township Engineer review letter, Owner Signature, Notarization, 

Improvements Agreement with adequate security, and final approval subject to the 

fire chief review of the locking mechanism system that is proposed to be used for the 

bollard that will Connect the proposed parking lot to the Plainfield Township 

recreation Trail. Prior to the vote, Chairman, Paul Levits, asked if there were any 

comments from the governing body or the public. Motion approved. Vote 5-0. 

 

2. Review and Comment by Plainfield Township Planning Commission: Proposed 

Municipal Uses Zoning Ordinance Amendment: 

 

Township Manager, Tom Petrucci, stated that the proposed Municipal Uses Zoning 

Ordinance Amendment was recently review by Township Solicitor, David Backenstoe. 

As the Ordinance currently stands, if the Township were to apply for municipal 

improvements, the Township would need to submit plans for both a Special Exception 

and Site Plan review. This amendment will allow for the Township to only submit to the 

Zoning Hearing Board for a Special Exception. The need for a Site Plan review by the 

Planning Commission would be eliminated. Mr. Petrucci indicated the amendment is 

consistent with County Regional Plan.  

 

ACTION: Motion was made by Terry Kleintop and seconded by Robin Dingle to 

recommend the Board of Supervisors to approve the proposed Municipal Uses 

Zoning Ordinance Amendment, as presented. Prior to the vote, Chairman, Paul 

Levits, asked if there were any comments from the governing body or the public. 

Motion approved. Vote 5-0. 

 

ADJOURNMENT:  

 

Having no further business to come before the Planning Commission, motion was made by Terry 

Kleintop and seconded by Glenn Geissinger to adjourn the meeting. Motion approved. Vote 5-0.  

 

The meeting adjourned at 9:35 P.M. 
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Respectfully submitted,  

 

 

 

Paige Stefanelli 

Planning Commission, Secretary 

Plainfield Township 


