
JACKSON TOWNSHIP PLANNING COMMISSION 
MINUTES 

September 20, 2012 
 
 
A meeting of the Jackson Township Planning Commission was held on September 20, 2012.  Jeffrey 
Thomas, chairman, called the meeting to order at 7:00 PM.  
 
Members present: Jeffrey Thomas, Dale Eagon, Mark Werkeiser and Ronald Padula.  Brad Rustine was not 
able to attend.  Sal Caiazzo, P.E. from Hanover Engineering was present. Michelle Arner, SEO and Zoning 
Officer, was present. 
 
Chairman, Jeffrey Thomas, announced the meeting will be recorded for the benefit of the recording 
secretary, Michelle Arner, who also participates in the meeting.  Additionally, with the acknowledgement of 
the applicants, it was agreed the Campbell Lot Line Adjustment would be considered prior to Mountain View 
Vineyard due to simplicity of the Campbell plan. 
  
Minutes of July 19, 2012 
 
Ron Padula motioned to approve the minutes of July 19, 2012; second by Dale Eagon, all aye. Minutes 
approved.  It is noted there was no meeting August 16, 2012 due to lack of a quorum. 
 
 
Old Business:  
 
Andrade: Lot Combination Plan 
 
Sal Caiazzo, Twp. Engineer, review letter of August 16, 2012 noted the Lot Combination is a condition of 
the Conditional Use decision.  Michelle noted that Plan Covenant # 6 would need to be revised from 90 days 
to 15 days, due to the changes in the recently adopted SALDO.  This is in regard to the number of days in 
which proof of recording of the new deed for the combined parcels be provided to the Township after the 
plan is recorded.  Motion by Dale Eagon to recommend approval with this one change, second by Ron 
Padula.  All aye, motion passed. 
 
New Business: 
 
Scott W. Campbell – Lot Line Adjustment – George J. Collura, P.L.S. 
 
Scott Campbell was present. Sal Caiazzo indicated he had spoken with the plan preparer, George Collura 
regarding the review letter, dated September 20, 2012. Mr. Collura indicated agreement in making the minor 
changes in response to the Township Engineer’s comments. Motion to accept the plan as being complete for 
review by Ron Padula, second by Dale Eagon, motion passed. Sal went over the review comments with the 
members and explained the comments.  Review of the Monroe County Planning Commission recommended 
that a tax certification be obtained by the applicant for the lot being subdivided and joined to the neighboring 
parcels. Scott indicated he would take care of obtaining the tax certification.  Sal suggested the review 
comments be satisfactorily addressed prior to recommending approval.  Motion to table the plan by Dale 
Eagon, second by Ron Padula, all aye, motion passed. 
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Old Business:  
 
Mountain View Vineyard: Conditional Use Application - Agritourism 
 
Randall and Linda Rice and Ronald Myszka were present.  Randall set aside the review comments 
temporarily and addressed the members. He expressed that he believes Michelle Arner, acting as alternate 
zoning officer back in 2008, granted approval for them to operate as a vineyard and winery in conjunction 
with the PLCB. He asserted that a Home Occupation permit was not needed and that he was “hog-tied” by 
Michelle Arner to obtain a Home Occupation permit at the time the Winery Tasting Room was opened.  He 
further expressed frustration in having to complete the Conditional Use application for Agritourism, as 
encouraged by Michelle, since they have been operating as a Winery and Vineyard for three years and doing 
things that other wineries do. He mentioned being “threatened” by Michelle Arner to be shut down if the 
Agritourism use was not approved.  Randall asked the members if they would vote to pass the plan on to the 
Board of Supervisors with a favorable recommendation in exchange for complying with the restroom and 
parking area lighting requirements and no more.   
Jeff Thomas explained the provisions of having a Home Occupation, limited to 400 square feet, in the R-1 
Zoning District.  Linda mentioned the additional seating area added and wondered if that was the whole 
issue.  Randall compared the vineyard and winery to a “pick your own strawberry” business or a farmer 
selling produce and further reiterated that they didn’t even need a Home Occupation permit.  Linda Rice 
expressed her belief that because of their original approval for a winery, and original 2008 documentation, 
they should be “grandfathered” for all uses generally associated with a winery.  Michelle indicated there was 
no record of an ‘original approval’.  Linda indicated she has documentation at home regarding the ‘original 
approval’.  Randall and Linda pleaded with the members to understand their point of view and vote. 
Mark Werkeiser sympathized with the applicants and mentioned other businesses in the Township which 
have been operating possibly without approvals.  Michelle indicated those businesses (ie: Campo) were in 
litigation. Jeff Thomas reminded the applicants of the process for consideration of plans and all applicants 
follow certain steps. 
The submitted plan was discussed.  Linda Rice expressed confusion regarding comment #1, requiring 
professional certification of the plan.   According to Linda, there was a discrepancy regarding what was said 
or agreed to regarding the plan certification at a private meeting with the applicants, Ron Myszka, Township 
Engineer Sal Caiazzo and Michelle Arner. After some discussion, Sal Caiazzo summarized the need for 
review letters, as in requesting the required information such as impervious area calculation relative to 
stormwater management. He also referenced the challenge in reviewing the prior plans that were not drawn 
to scale. Discussion followed regarding the variable driveway widths and impervious cover, relative to 
comments #2 and #5. There was some discussion about the definition of impervious including gravel areas.  
The gravel area was not designed as a parking lot, only access to the vineyard, according to Linda Rice.  The 
applicants indicated they would take another look at the total impervious area added since the adoption of the 
stormwater ordinance. 
Michelle Arner summarized the zoning perspective.  She indicated there was no permit needed for a 
vineyard. Further, when she realized a tasting room was opening, she contacted the owners and was able to 
issue a Home Occupation permit to make them legal in the eyes of the Township.  Further expansion of the 
activities on the property violated the Home Occupation permit and the owners were informed.  The 
agritourism conditional use was the next logical step in securing the proper approvals to accommodate the 
growth of the business.  The applicants maintained that they already had a winery license and they were 
forced to obtain a Home Occupation permit.  Jeff Thomas once again clarified that operating a business in an 
R-1 Zone was only achieved with a Home Occupation permit and was subject to those stipulations.  The 
applicants maintained that all they are doing is selling an agricultural product and never needed the Home 
Occupation permit. They compared themselves to any farmer selling produce.  
Sal continued with the review comments. Sal clarified that all driveways need to be 20’ in width. Randall 
inquired if widening the driveways will require a land development plan.  Sal stated that a Land 
Development Plan has been required since the beginning of the review process. Ron Myszka inquired if there 
would be no improvement other that the parking area would a land development still be required.  Discussion 
on this topic included use of the wide gravel area being access to the vineyard and also a proposed parking  
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area. It was clarified by Michelle that even if the gravel was removed, the compacted earth used for parking 
would still meet the definition of impervious.  Randall inquired whether a farmer running a tractor over the 
ground would be subject to the same regulations.  Sal explained that having a business on the property in 
addition to the vineyard is a different use than a farm and therefore different regulations apply.  Comment #6, 
regarding parking calculations, was discussed along with continued discussion of driveway widths.  Randall 
stated that their existing driveway is 16’ wide.  Ron stated that the width of the driveway varies.  Michelle 
noted that the available satellite photos depicting the site and specifically the shape of the driveway differ 
from the submitted plan.  Randall stated that the driveway was not surveyed.  Michelle reminded the 
applicants that the parking space calculation is what is being requested and provided an example such as 
number of seats or customers and how that is represented in number of cars. 
Jeff Thomas inquired whether a Land Development is required.  Sal suggested requesting an opinion from 
solicitor Todd Weitzmann, since gravel area was part of the vineyard operation and now they want to use it 
for parking.  The applicants suggested a willingness to remove the proposed structures from the plan to avoid 
the land development requirement.  The determination of impervious area since 2009 was a discussed 
thoroughly and the applicants understood the area determination needs to be added to the plan.  Comment #7 
regarding the lighting plan remains outstanding.  
Discussion continued about making the needed plan revisions, seeking an opinion from the Township 
solicitor regarding the land development issue and eventually scheduling a hearing for the conditional use.   
Ron Padula mentioned a Senate Bill being considered at the state level that affects agritourism.   
Motion to table the plan by Dale Eagon, second by Ron Padula, motion passed. 
 
Large Gathering Ordinance 
 
Michelle mentioned the noise and vibration aspect of the proposed ordinance.  Michael Unmann, resident of 
Churchview Drive, was present to speak of his concerns about the past event at Pocono Valley Resort.  He 
described some of the aspects of the event that affected his life, including noise, vibration, and possibly being 
misled as to the event being planned adjacent to his property.  He was especially concerned with the noise 
aspect. There was some discussion about decibel levels and the way sound travels.  The members agreed that 
having an ordinance is a good step in addressing the potential concerns of large events.  Motion to 
recommend the adoption of the proposed ordinance by Mark Werkeiser, second by Dale Eagon, all aye, 
motion passed.   
 
Correspondence:  
 
Michelle noted PPL correspondence regarding condemnation of properties in Pocono Township for the new 
powerline.  It was also noted that a new PA law requires municipalities to notify local school districts of 
approved residential subdivisions on a monthly basis.  
 
Adjourn: 
 
 
Motion to adjourn by Dale Eagon, second by Mark Werkeiser. Meeting adjourned at 8:20 PM 
 
 
 
Respectfully submitted, 
Michelle Arner 
Recording Secretary 


