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5. REPORTS
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Approval of Meeting Minutes - February 10, 2026

INFORMATION

Commission action is requested to approve the February 2026 meeting minutes.

ATTACHMENTS:
PC Minutes - February 2026.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3913593/PC_Minutes_-_February_2026.pdf


PALMER TOWNSHIP PLANNING COMMISSION 

GENERAL BUSINESS MEETING 

February 10, 2026 

7:00 PM 

 

1) CALL TO ORDER 
 
The Palmer Township Planning Commission held a meeting on Tuesday, February 10, 
2026, at 7:00 p.m. in the Municipal Building meeting room. The following were in 
attendance: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin Aydelotte, Anthony 
Lauro, Christopher Hess, and Angelo Perrucci III. Also in attendance were Craig Beavers, 
Erik Allgood, Justin Coyle, and Danielle Goff. 
 

2) APPROVAL OF MEETING MINUTES 
 
2.a) Approval of January Meeting Minutes 
 
Motion: Approve, Moved by Commission Member Anthony Lauro, Seconded by Thomas 
Grube. Passed. 6-0. Robin Aydelotte abstained. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, 
Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 

3) PLAN REVIEW 
 
3.a). Easton Area High School Phase 1 – Preliminary/Final Plan Review 
Applicant: Easton Area School District 
Location: 2601 William Penn Highway 
 
Planning Director Craig Beavers presented the staff report for Phase 1 of the high school 
athletic complex, which includes varsity baseball and softball turf fields, grass fields, and 
a field house. Township Engineer Justin Coyle discussed stormwater technicalities, 
noting that internal meetings had resolved most comments. 
 
On behalf of the applicant, Rick Roseberry of Colliers Engineering and Ken Case with 
Easton Area School District, addressed commission concerns regarding lighting and 
irrigation. Case clarified that the field lighting is controlled to shut off at the conclusion 
of sporting events, typically by 9:00 PM, and the spray irrigation system for the grass 
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fields would utilize a pond system designed for 7-day dewatering to prevent standing 
water issues. 
 
The following eleven (11) waivers and modifications were recommended by the 
Commission:  
 

• SMO § 158-304.L (Maximum Water Depth of 6 Feet) 
• SMO § 158-304.J(2) (Emergency Spillway) 
• SMO § 158-304.K (Dewatering Time) 
• SMO § 158-401.aQ(1) (Plan and Profile Sheet) 
• SALDO § 165-36.A(2) (Separate Preliminary/Final Plan Review) 
• SALDO § 165-59.C(2) (Cartway Widening) 
• SALDO § 165-59.F (Street Design Standards) 
• SALDO § 165-63.K.(2)(c) (Emergency Spillway Lining) 
• SALDO § 165-63.K(3) (Slope of Detention Basin) 
• SALDO § 165-63.K(5) (Slope of Basin Bottom) 
• SALDO § 165-63.K(10) (Outlet Control Structure) 

Motion on Waivers/Modifications: Approved, Moved by Thomas Grube, Seconded by 
Richard Wilkins. Passed 7-0. 

Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 
Motion on Preliminary/Final Plan: Approved, Moved by Commission Member Richard 
Wilkins, Seconded by Christopher Hess. Passed. 7-0. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 
3.b) Chase Bank – Preliminary/Final Land Development Plan 
Applicant: Strasser Enterprises, LLC 
Location: Intersection of Kingston Road and Nazareth Road (2601 William Penn 
Highway)  
 
The Commission reviewed the proposed plan for a new Chase Bank branch. Discussion 
involved the drive-through configuration and the requirement for outside agency 
approvals on some of the requested waivers/modifications. 
 
Don Peters from Bohler Engineering provided a detailed overview of the site layout, 
noting that the demolition of the existing dental office would allow for a more efficient 
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bank facility. He highlighted that the new design includes significant upgrades to the 
parking lot and the implementation of modern stormwater management facilities 
designed to meet current Township standards. 
 
Attorney Mike Corriere addressed the Planning Commission regarding the requested 
waivers. He emphasized that the requested modifications to the plan and profile scales 
were necessary for technical clarity and would not impact the overall design integrity. 
 
The Planning Commission voted to recommend the following requested waivers: 
 

• SALDO § 165-36.A(2) (Separate Preliminary/Final Plan Review) 
• SALDO § 165-33.A.2(B)(2) – (Plan Scale) 
• SALDO § 165-33.A.2(B)(8) – (Profile Scale) 
• SALDO § 165-63.N(1) – (Pipe Diameter) 

The Planning Commission voted NOT to recommend the following requested waivers: 

• SALDO § 165-67 – (Driveway Access) 
• SMO § 158-301.Q – (Erosion and Sedimentation Review) 

 

Motion on Waivers/Modifications: Approved four (4) and Did Not Recommend two (2) 
as stated above, Moved by Thomas Grube, Seconded by Christopher Hess. Passed 7-0. 

Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 
Motion on Preliminary/Final Plan: Approved, Moved by Commission Member Richard 
Wilkins, Seconded by Angelo Perrucci III. Passed. 7-0. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 
3.c) Werner Expansion – Preliminary/Final Plan Review 
Applicant: Werner Enterprises, Inc. (c/o Chad Harrington) 
Location: 2215 Newlins Mill Road 
 
Chairman Kicska announced that this item was removed from the agenda at the request of 
the Applicant. 
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4) OTHER BUSINESS 
 
4.a) 2025 Annual Report 
 
Beavers presented the 2025 Annual Report to the Commission, providing a summary of 
the Township’s planning and development activities over the past year. Once approved by 
the Commission, it will be presented to the Board of Supervisors. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 
 
4.b) Zoning Amendment Request: Parcel K8-10A-5A-5-0324 – HDR to PO/B 
(Joseph I LP) 
 
Beavers reviewed the request to rezone the parcel to Professional Office/Business, noting 
that it is consistent with the Township’s future land use map. 
 
Motion: Approved, Moved by Commission Member Richard Wilkins, Seconded by 
Angelo Perrucci III. Passed. 7-0. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Christopher Hess, Anthony Lauro, and Angelo Perrucci III. 
 

5) REPORTS 
 
Beavers updated the Commission on various projects in his monthly staff report. 
 
He provided an overview of the status of various land developments and planning 
initiatives, including the Bushkill Creek Greenway Master Plan, SALDO Update, and 
intersection upgrades. 
 
Additionally, Beavers reported the regional activities of the Lehigh Valley Planning 
Commission, including the new Industrial Land Use Guide and regional development 
trends. 
 
 

6) PUBLIC COMMENT 
 

6



Nick Noel, of 2840 Green Pond Road, raised safety concerns regarding the intersection of 
Hartley Avenue and William Penn Highway. He described the visibility as “horrible” due 
to the crest of the hill. Chairman Kicska and Vice Chairman Wilkins concurred, 
acknowledging the dangerous nature of the intersection. 
 

7) ADJOURNMENT 
 
The meeting was adjourned at 8:11 PM.  
 
Motion: Adjourn, Moved by Commission Member Richard Wilkins, Seconded by 
Thomas Grube. Passed 7-0. 
 
Commission Members voting Ayes: Jeff Kicska, Richard Wilkins, Thomas Grube, Robin 
Aydelotte, Anthony Lauro and Angelo Perrucci III. 
 
Respectfully submitted, 
Danielle Goff 
Recording Secretary 

7



Substantive Validity Challenge - Charles Chrin Real Estate Trust

INFORMATION

ATTACHMENTS:
LVPC Review
01. Submission Letter
02. Substantive Validity Challenge
03. Exhibit A - Property Deed
04. Exhibit B - Chrin Written and Oral Comments on Rezoning
05. Exhibit C - Palmer Township Zoning Map
06. Exhibit D - Upper Nazareth Township Zoning Map
07. Exhibit E - Palmer Township Comprehensive Plan Map
08. Exhibit F - Palmer Township Comprehensive Plan Undeveloped Agricultural Land Map
09. Exhibit G - Challenge Plan
10. Exhibit H - Curative Zoning Map Amendment
11. Zoning Amendment Request Application
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3932695/2026-02-20_LVPC_-_Curative_Amendment_Review_-_Chrin_SVC-CA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3932696/01._Submission_Letter_-_Chrin__Parcel_J8-21-2A-0324_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3932698/02._Substantive_Validity_Challenge_-_Chrin__Parcel_J8-21-2A-0324_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932699/03._Exhibit_A_-_Property_Deed.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932700/04._Exhibit_B_-_Chrin_Written_and_Oral_Comments_on_Rezoning.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932701/05._Exhibit_C_-_Palmer_Township_Zoning_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932702/06._Exhibit_D_-_Upper_Nazareth_Township_Zoning_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3932703/07._Exhibit_E_-_Palmer_Township_Comprehensive_Plan_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932704/08._Exhibit_F_-_Palmer_Township_Comprehensive_Plan_Undeveloped_Agricultural_Land_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3932705/09._Exhibit_G_-_Challenge_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932706/10._Exhibit_H_-_Curative_Zoning_Map_Amendment.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/3932707/11._Zoning_Amendment_Request_Application_-_Chrin__Parcel_J8-21-2A-0324_.pdf


 

 

 

 

         

February 20, 2026 
 
Craig Beavers, Director of Planning 
Palmer Township 
3 Weller Place 
Palmer, PA 18045 
 
Re: Curative Amendment – Rezoning Rural Agriculture to North End Business 
Palmer Township 
Northampton County  
 
Dear Mr. Beavers: 
 
The Lehigh Valley Planning Commission (LVPC) will consider the application at its 
Comprehensive Planning Committee and Full Commission meetings, pursuant to the 
requirements of the Pennsylvania Municipalities Planning Code (MPC). The LVPC will 
send a revised follow-up letter after those meetings if the Commissioners have any 
additional comments. Participation in the meetings is encouraged, particularly at the 
Comprehensive Planning Committee meeting, where agenda items are discussed in 
greater detail. Meeting information is available at https://lvpc.org/lvpc-meetings. Both 
meetings will be virtual and held on:  
 

• LVPC Comprehensive Planning Committee Meeting 
§ February 24, 2026 at 12:00 PM 

• LVPC Full Commission Meeting 
§ February 26, 2026, at 7:00 PM 

The Pennsylvania Municipalities Planning Code outlines procedures for landowners 
who desire to challenge, on substantive grounds, the validity of a zoning ordinance, 
map or any provision thereof which prohibits or restricts the use or development of land 
in which they have an interest (§609.1 and §916.1). 
 
The Petitioner, The Charles Chrin Real Estate Trust, has submitted a challenge and a 
curative amendment to Palmer Township pursuant to §609.1 and §916.1 of the 
Pennsylvania Municipalities Planning Code, requesting that a parcel of land owned by 
the Petitioner be rezoned from Rural Agriculture (RA) to North End Business (NEB) so 
that the property may be developed for industrial uses.  
 
The subject property is located on Main Street approximately three-quarters of a mile 
west of a Route 33 interchange, and is bisected by the Township line between Upper 
Nazareth Township and Palmer Township. According to the Northampton County Tax 
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Parcel Viewer, the portion of the property in Palmer Township is approximately 41.19 
acres and the portion of the property in Upper Nazareth Township (Parcel ID J8 21 2A 
0432) is approximately 50.68 acres.  
 
Following updates to the Palmer Township and Upper Nazareth Township zoning 
ordinances and maps in recent years, the Petitioner alleges that the subject parcel has 
become reverse spot-zoned, where a specific parcel is subjected to a different zoning 
classification than the surrounding area. Palmer Township updated its zoning in 2023, 
and Upper Nazareth Township updated its zoning in 2025. The Petitioner seeks to 
amend the Palmer Township Zoning Map to rezone the subject parcel (J8 21 2A 0324) 
from the current zoning district of RA – Rural Agriculture District to NEB – North End 
Business District.  
 

  
Palmer Township Zoning Map Provided by Petitioner to Indicate the Subject Property 
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The LVPC reviewed the challenge and amendments against the goals and policies 
of FutureLV: The Regional Plan and offers comments to the Township for consideration 
in the Curative Amendment Process: 
   
Impacts of the Curative Amendment 
The proposed curative amendment would rezone the Palmer Parcel from RA – Rural 
Agriculture to NEB – North End Business District, enabling industrial development on 
the site. The MPC outlines five factors that the municipal governing body shall 
consider related to curative amendments (§609.1(c)). The LVPC reviewed the curative 
amendment against FutureLV: The Regional Plan and the factors outlined in the MPC: 
  
§609.1(c)(1) The impact of the proposal upon roads, sewer facilities, water 
supplies, schools and other public service facilities;   
 

The NEB Zoning District permits a variety of high-intensity industrial land uses by 
right, including beverage production, heavy manufacturing, medical marijuana 
grower/processor, outdoor industrial storage/supply yard, truck stop, truck, rail, 
freight terminal, and warehouse/logistics use. 
 
The subject property is located adjacent to an industrial corridor. Industrial 
development has been constructed and proposed along the 3/4-of-a-mile stretch 
of Main Street between the subject property and a Route 33 interchange to the 
west. To the east, this road becomes Tatamy Road, connecting to a residential 
neighborhood and traveling through Nazareth Borough.  
 
Existing public sewer and water utilities are available to the site, and in principle, 
concentrating industrial development in locations with existing infrastructure 
supports matching development intensity to sustainable infrastructure capacity 
(of Policy 1.1). However, the property boundary (along the Township border) is 
500 feet away from Nazareth Area Intermediate School athletic fields to the west, 
1,000 feet away from the school building, and 1,500 feet away from the 
residential development. Given the scale and intensity of industrial uses 
permitted in the NEB District, rezoning the property to NEB is likely to have a 
detrimental impact on the nearby school and neighborhood and does not support 
increasing the social, economic and environmental well-being of the region (of 
Policy 1.1).  
 
The current RA Zoning District designation for the site permits a range of 
community-supportive commercial and recreational land uses that can better 
serve as a transitional buffer between the existing industrial development to the 
east and existing school and neighborhoods to the west.  
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Google Aerial Imagery 
 
§609.1(c)(2) If the proposal is for a residential use, the impact of the proposal upon 
regional housing needs and the effectiveness of the proposal in providing housing units 
of a type actually available to and affordable by classes of persons otherwise unlawfully 
excluded by the challenged provisions of the ordinance or map; 
 

As the proposed curative amendment facilitates non-residential industrial 
development, this factor is not applicable. 

 
§609.1(c)(3) The suitability of the site for the intensity of use proposed by the site’s 
soils, slopes, woodlands, wetlands, flood plains, aquifers, natural resources and other 
natural features; 

 
The subject property contains a portion of the Schoeneck Creek and numerous 
identified medium- and high-preservation-priority natural resources, including 
riparian buffers, wetlands, floodplains, and Natural Heritage Inventory Supporting 
Landscapes. The presence of these features substantially limit the developable 
area of the subject property, and the intensity of uses permitted in the NEB 
district are unsuitable for ‘protecting high-priority natural lands and water 
resources’ (of Policy 3.1) and ‘minimizing environmental impacts of development’ 
(of Policy 3.2).  
 

Approximate 
Location of 

Subject Property 
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LVPC GIS Mapping 
 
§609.1(c)(4) The impact of the proposed use on the site’s soils, slopes, woodlands, 
wetlands, flood plains, natural resources and natural features, the degree to which 
these are protected or destroyed, the tolerance of the resources to development and 
any adverse environmental impacts; 
 

Industrial development introduces higher impervious coverage, stormwater 
runoff, and impacts to adjacent waterways. The LVPC encourages Palmer 
Township to ensure that riparian buffers, stormwater management standards, 
and environmental performance criteria are sufficiently robust to protect 
Schoeneck Creek and downstream resources (of Policy 3.1).  

 
§609.1(c)(5) The impact of the proposal on the preservation of agriculture and other 
land uses which are essential to public health and welfare. 

 
The subject property and adjacent portion of the lot in Upper Nazareth Township 
owned by the Petitioner are currently used for agriculture. These lots are the only 
agricultural use in the immediate vicinity, and are surrounded by development. 
Although this site is not contiguous to farmland opportunities to lease farmland 
are becoming more difficult for farmers to find across the region and should be 
retained where possible (of Policy 3.3).  
 
The subject property is located within an area identified for Development in the 
General Land Use Plan of FutureLV: The Regional Plan, and the area contains 
existing development and infrastructure able to support additional development. 
However, additional development must align with the context of existing land 
uses in the vicinity. The proposed curative amendment, if enacted, would create 
potential land use conflicts that would have substantial quality of life impacts on 
the nearby residences and educational facility uses as well as adverse impacts 
on the existing environmental features on the site, and is therefore not 
recommended for adoption. 
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The Substance of the Challenge  
In addition to the evaluation of curative amendment impacts outlined above, the LVPC 
evaluated the substance of the challenge (per MPC §916.1) and finds that the 
reasoning of the curative amendment does not appear to have merit. 
 
The Petitioner argues that “due to the location of the Palmer Parcel in the northern end 
of the Township; the industrial character of the surrounding area; the proximity of the 
Property to the Route 33 corridor; the existing transportation infrastructure; and the 
accessible connections to both public water and public sewer services, the Palmer 
Parcel is appropriate for zoning within the NEB District”. 
 

While these features are present and support industrial development, referring to 
“the industrial character of the area” is only accurate to describe the area east of 
the subject property, and the Petition fails to acknowledge the residential and 
educational land uses to the west. The LVPC disagrees that the subject property 
is appropriate for zoning within the NEB District due to these land use conflicts 
and the presence of environmentally sensitive features on the site. 

 
The Petitioner alleges that a reverse spot zoning has occurred on the subject property, 
effectively creating an ‘island’ sited for agricultural uses while all surrounding parcels 
permit industrial development. The Petitioner argues there is no justifiable purpose for 
differential treatment of this parcel.  
 

Despite the naming of the RA – Rural Agricultural Zoning District applied to the 
subject property, the RA District permits a range uses other than agricultural uses 
by right, with several others permitted by special exception and conditional use. 
Given these allowable uses, the LVPC disagrees that the zoning has created an 
island of agricultural uses. Due to the nearby sensitive receptors (residential 
neighborhood and school) and natural features present on the site, the LVPC also 
disagrees that there is no justifiable purpose for differential treatment of this parcel, 
and that the permitted uses provide more appropriate compatibility with the 
sensitive receptors. 

 
Municipalities, when considering Curative Amendments, should reasonably attempt to 
be consistent with FutureLV: The Regional Plan, as required by the Pennsylvania 
Municipalities Planning Code (MPC) [Article 1§105, Article III§303, §304 & §306(a), 
Article VI§603(j)].  
 
Please feel free to reach out if you have any questions. 
 

 
Jillian Seitz 
Chief Community and Regional Planner 
 
cc: Lisa Klem, Upper Nazareth Township Manager 
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Marc B. Kaplin, Esquire
Direct Dial: (610) 941-2666

Direct Fax: (610) 684-2000
mkaplin@kaplaw.com

www.kaplaw.com

 

Kaplin Stewart Meloff Reiter & Stein, P.C. 
Union Meeting Corporate Center 
910 Harvest Drive, P.O. Box 3037 
Blue Bell, PA 19422-0765 
610-260-6000 tel 

 

Offices in 
Pennsylvania 

New Jersey 

 

 

January 22, 2026 

BY HAND DELIVERY 

Craig Beavers, Director of Planning 
Palmer Township Planning Department 
3 Weller Place 
Palmer, PA  18045 

RE: Request for Curative Amendment of The Charles Chrin Real Estate Trust 
Northampton County Parcel I.D. No. J8-21-2A-0324 
Our File No. 17436-7 

Dear Mr. Beavers: 

I represent The Charles Chrin Real Estate Trust (“Chrin”), the owner of a tract of land located to the 
north of Main Street and Tatamy Road in Easton, Pennsylvania, being identified as Northampton 
County Parcel Identification Numbers J8-21-2A-0324 & J8-21-2A-0432 (collectively, the 
“Property”).   

The Property is a uniquely located parcel, being bisected by the township lines of Upper Nazareth 
Township and Palmer Township.  The larger portion of the Property (being Northampton County 
Parcel Identification Number J8-21-2A-0432) is situated in Upper Nazareth Township and contains 
an area of approximately 48.89 acres (+/-)(“Upper Nazareth Parcel”).  The smaller portion of the 
Property (being Northampton County Parcel Identification Number J8-21-2A-0324) is situated in 
Palmer Township and contains an area of approximately 40.20 acres (+/-) (“Palmer Parcel”).   

Commencing in 2018 and 2022, respectively, both Palmer Township and Upper Nazareth Township 
undertook significant updates to their respective zoning ordinances and zoning maps, under which the 
Palmer Parcel continued to be zoned in Palmer Township’s RA Rural Agriculture Zoning District 
(“RA District”), with portions of the Palmer Parcel subject to the RBO Riparian Buffer Overlay, 
while the Upper Nazareth Parcel was rezoned to Upper Nazareth Township’s TD10 Assembly and 
Distribution Zoning District (“TD10 District”). 

As such, the comprehensive rezonings undertaken by Palmer Township and Upper Nazareth Township 
have resulted in the Property being split-zoned into two contradictory and ill-matched zoning 
designations, which permits one half of the Property to be used for various uses and purposes permitted 
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Craig Beavers  
January 22, 2026 
Page 2 

  

 

by the TD10 District-zoning of the Upper Nazareth Parcel, which uses and purposes are not permitted 
on the other half of the Property pursuant to the Palmer Parcel’s RA District zoning designation. 

Moreover, not only is the zoning of the Palmer Parcel in the RA District now inconsistent with the 
zoning of the remainder of the Property located in Upper Nazareth’s TD10 District, but the Palmer 
Parcel is now an island of RA District-zoned land surrounded by other (non-RA) districts and/or uses 
not permitted in the RA District.  

As such, on behalf of Chrin, I am filing a Challenge to the Substantive Validity of the Palmer Township 
Zoning Map as Amended by Ordinance No. 2023-484 and Request for Curative Amendment Pursuant 
to Sections 609.1 and 916.1 of the Pennsylvania Municipalities Planning Code requesting that the 
Palmer Parcel be rezoned from the RA District classification in which it is currently zoned, to Palmer 
Township’s NEB North End Business Zoning District.  In connection therewith, enclosed please find 
each of the following: 

1. One (1) original and three (3) copies of the completed Request for Zoning Amendment 
application with an Addendum and supporting exhibits (“Request for Zoning 
Amendment”); 

2. One (1) original and three (3) copies of the executed Palmer Township Professional Services 
Agreement; 

3. One (1) original and three (3) copies of a completed Request for Taxpayer Identification 
Number and Certification; and 

4. One (1) check in the amount of $3,000.00 made payable to Palmer Township, which I 
understand is the required application fee for a Zoning Map Amendment. 

I did not see an escrow deposit fee for Zoning Map Amendments on the Township’s Fee Schedule.  
Kindly advise if such an escrow deposit is required for the Request for Zoning Amendment and we 
will make arrangements to promptly submit payment of same.   

Chrin would like the opportunity to meet with Township staff and consultants to discuss the Request 
for Zoning Amendment.  Therefore, we respectfully request that you forward the Request for Zoning 
Amendment and related materials to the appropriate Township staff and consultants for their review, 
and authorize them to meet with us to discuss the Request for Zoning Amendment.  In this regard, we 
also request that you provide us with advance notice of any and all meetings at which the Request for 
Zoning Amendment will be discussed, as well as copies of all memoranda, reviews, reports and/or 
non-privileged communications sent/received by the Township or any Township representative 
regarding the Request for Zoning Map Amendment and/or the Property as soon as they are 
generated/received.   
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Should you have any questions or require any further information to process this Request for Zoning 
Map Amendment, please feel free to contact this office.   

Thank you for your attention to this matter.  

Very truly yours, 

 
Marc B. Kaplin 
 

 

MBK:jrw 
Enclosures 

cc: The Charles Chrin Real Estate Trust (w/enclosures via Email) 
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Kaplin Stewart Meloff Reiter & Stein, P.C. 
By: Marc B. Kaplin, Esquire 

Attorney Identification Number 4465 
Union Meeting Corporate Center 
910 Harvest Drive 
P.O. Box 3037 
Blue Bell, PA  19422 
(610) 260-6000 Attorney for Applicant / Challenger
mkaplin@kaplaw.com 

BEFORE THE BOARD OF SUPERVISORS OF PALMER TOWNSHIP, 
NORTHAMPTON COUNTY, PENNSYLVANIA 

: 
CHALLENGE  OF THE CHARLES CHRIN : Northampton County Parcel I.D. 
REAL ESTATE TRUST TO THE   : No. J8-21-2A-0324 
SUBSTANTIVE VALIDITY OF THE PALMER : 
TOWNSHIP ZONING MAP   : 

CHALLENGE TO THE SUBSTANTIVE VALIDITY OF THE PALMER TOWNSHIP 
ZONING MAP AS AMENDED BY ORDINANCE NO. 2023-484 AND REQUEST FOR 

CURATIVE AMENDMENT PURSUANT TO SECTIONS 609.1 AND 916.1 OF THE 
PENNSYLVANIA MUNICIPALITIES PLANNING CODE 

The Charles Chrin Real Estate Trust, by and through counsel, Marc B. Kaplin, Esquire, 

hereby challenges the substantive validity of the Township of Palmer Official Zoning Map adopted 

December 27, 2023 by Ordinance No. 2023-484, and requests the adoption of a curative 

amendment pursuant to Sections 609.1 and 916.1 of the Pennsylvania Municipalities Planning 

Code (�MPC�), and in support thereof avers as follows: 

A. Challenger/Property

1. Applicant / Challenger is The Charles Chrin Real Estate Trust (hereinafter,

�Chrin� or �Challenger�), c/o Gregory R. Chrin, Trustee, 400 South Greenwood Avenue, 

Easton, Pennsylvania  18045. 

2. Chrin is the legal owner of a tract of land located to the north of Main Street and

Tatamy Road in Easton, Pennsylvania, being identified as Northampton County Parcel 
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Identification Numbers J8-21-2A-0324 & J8-21-2A-0432 (collectively, the �Property�).  A copy 

of the Deed to the Property confirming Challenger�s ownership thereof and setting forth the metes 

and bounds description of the Property is attached hereto and made a part hereof as Exhibit �A.� 

3. The Property is a uniquely located parcel, being bisected by the township lines of

Upper Nazareth Township and Palmer Township.  The larger portion of the Property (being 

Northampton County Parcel Identification Number J8-21-2A-0432) is situated in Upper Nazareth 

Township and contains an area of approximately 48.89 acres (+/-)(�Upper Nazareth Parcel�). 

4. The smaller portion of the Property (being Northampton County Parcel

Identification Number J8-21-2A-0324) is situated in Palmer Township and contains an area of 

approximately 40.20 acres (+/-) (�Palmer Parcel�).   

5. The Property is currently unimproved and consists primarily of open fields, while

portions of the Property contain rock outcrops and small wooded areas. 

6. The Property is bounded along its northern and eastern property lines by the

Schoeneck Creek.  There is a designated �one-hundred-year� floodplain and accompanying 

floodway area associated with Schoeneck Creek that is mapped by FEMA that extends from the 

northern property line through the southeastern part of the Property.  The Buzzi Unicem 

Stockertown Quarry is also located to the immediate north of the Property. 

7. The Property is bounded along its western and southwestern property lines by lands

owned by the Nazareth Area School District, and a residential development located in Upper 

Nazareth Township�s R-4 Medium Density Residential District (�R-4 District�) abuts the Property 

to the northwest.   
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8. The Property is bounded along its eastern property line by a portion of the Norfolk

Southern Railroad.  The lands across the Norfolk Southern Railroad to the east and northeast of 

the Property are located in Palmer Township�s NEB North End Business District (�NEB District�) 

and are currently improved with, among other things, the ABE4 Amazon Fulfillment Center, the 

ABB, Inc. warehousing center and the UPS BETPA HUB.   

9. The Property is located approximately 0.75 miles from the Route 33 Interchange

and is located within the Northampton County IDA Tax Increment Financing District established 

in 2013 for the SR0033/SR1002 Chrin Interchange Project. 

B. Zoning of the Property and the Surrounding Parcels

10. Commencing in 2018 and 2022, respectively, both Palmer and Upper Nazareth

Townships undertook significant updates to their respective zoning ordinances and zoning maps. 

11. Throughout the course of each Townships� respective rezoning processes, Chrin,

on multiple occasions, provided both written and oral comments to the members of Palmer and 

Upper Nazareth Townships respective planning and zoning staff, bodies and commissions, urging 

them to adopt a comprehensive approach with respect to the zoning changes proposed for the 

Palmer Parcel and the Upper Nazareth Parcel.  True and correct copies of some of the written and 

oral comments provided by Chrin to the Planning Commission and Board of Supervisors of Palmer 

Township are attached hereto and made a part hereof as Exhibit �B.�

12. More specifically, in its comments provided to both the planning and zoning staff

of Palmer and Upper Nazareth Townships, Chrin specifically urged the respective Township 

professionals to ensure that any and all proposed zoning changes considered the Property as a 

whole in accordance with principles of sound planning and in avoidance of inconsistent and 

incompatible zoning designations being assigned to a singular Property. 
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13. However, pursuant to the Township of Palmer Official Zoning Map adopted

December 27, 2023 (�Palmer Zoning Map�) by Ordinance No. 2023-484, the Palmer Parcel 

continues to be zoned in Palmer Township�s RA Rural Agriculture Zoning District (�RA 

District�), with portions of the Palmer Parcel subject to the RBO Riparian Buffer Overlay (�RBO 

Overlay�), while pursuant to the Upper Nazareth Township Zoning Map, as adopted by the Upper 

Nazareth Township Board of Supervisors on January 15, 2025 (�Upper Nazareth Zoning Map�), 

the Upper Nazareth Parcel was rezoned to Upper Nazareth Township�s TD10 Assembly and 

Distribution Zoning District (�TD10 District�).    

14. A copy the Palmer Zoning Map enacted pursuant to Palmer Township Ordinance

No. 2023-484 is attached hereto as Exhibit �C,� and a copy of the Upper Nazareth Zoning Map 

enacted pursuant to Upper Nazareth Township Ord. No. 199 is attached hereto as Exhibit �D.� 

15. As such, and Chrin�s recommendations notwithstanding, the comprehensive

rezonings undertaken by Palmer Township and Upper Nazareth Township have resulted in the 

Property being split-zoned into two contradictory and ill-matched zoning designations. 

16. Moreover, and as depicted on both the Palmer Zoning Map and the Upper Nazareth

Zoning Map, not only is the zoning of the Palmer Parcel in the RA District now inconsistent with 

the zoning of the remainder of the Property located in Upper Nazareth�s TD10 District, but the 

Palmer Parcel is now an island of RA District-zoned land surrounded by other (non-RA) districts 

and/or uses not permitted in the RA District.   

17. In particular, the lands across the Norfolk Southern Railroad to the immediate east

of the Palmer Parcel are now located in Palmer Township�s NEB District and used for purposes 

not permitted in the RA District, including beverage production and distribution, light and heavy 

manufacturing, warehousing, wholesale sales and mineral extraction. 
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18. The land to the immediate north of the Palmer Parcel is now located in Upper 

Nazareth Township�s TD11 Manufacturing, Extraction and Processing District (�TD11 District�) 

and is used for uses not permitted in the RA District, including warehousing, wholesale sales and 

mineral extraction. 

19. The lands to the immediate south across Main Street / Tatamy Road from the 

Palmer Parcel are now located in multiple zoning districts, being partially located in Palmer 

Township�s NEB District and partially located in Upper Nazareth Township�s TD11 District. 

These parcels are also being used for essential services, heavy manufacturing and similar purposes 

not permitted in the RA District, including the Heidelberg Materials Asphalt Plant, the New 

Enterprise Stone & Lime Co., Inc. facility and the Nazareth Borough Wastewater Treatment Plant. 

20. Most importantly, the rezoning of the Upper Nazareth Parcel, which as stated above 

comprises the larger share of the Property�s acreage, to the TD10 District permits one half of the 

Property to be used for various industrial uses and purposes such as light manufacturing, 

warehousing and wholesale sales, among others, that are not permitted on the other half of the 

Property under the existing RA District-zoning.    

21. Moreover, the stated purpose of the RA District is to �[E]encourage the 

preservation of agricultural activities and conservation of areas of unique natural beauty of low-

impact recreation.�  See Palmer Township Zoning Ordinance 190 Attachment 1:1.. 

22. However, as part of its preparation for the update to its Zoning Ordinance and 

Zoning Map, Palmer Township also completed an update to its Comprehensive Plan in 2018, and 

pursuant to Palmer Township�s Comprehensive Plan Map, a copy of which is attached hereto as 

Exhibit �E,� the Palmer Parcel is designated as land identified for �Non-Residential� development 
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purposes, not for Park or Open Space uses as would be required pursuant to the uses permitted in 

the RA District. 

23. As such, the Palmer Parcel�s designation within the RA District is not only 

inconsistent with its intended land use as identified by the Comprehensive Plan, but the fact that 

the Palmer Parcel is surrounded on all sides by industrial uses and activities (and indeed, one half 

of the Property is zoned for similar industrial uses) renders moot any justification for its current 

designation within the RA District to conserve �areas of unique beauty� or �low-impact recreation� 

where the characteristics of the Palmer Parcel and the surrounding area deem it appropriate for 

neither conservation nor recreational uses.      

24. Additionally, despite the fact that the Palmer Township Zoning Ordinance 

identifies the �preservation of agricultural activities� as the intended purpose of RA District-zoned 

parcels, the Palmer Parcel is not one of the identified properties on the Comprehensive Plan�s 

Undeveloped/Agricultural Land Map,� a copy of which is attached hereto as Exhibit �F.� 

25. In light of the surrounding industrial districts and uses, the zoning classification of 

the Palmer Parcel in the RA District is inconsistent with the surrounding zoning classifications and 

land uses in that the Palmer Parcel is surrounded on all sides by existing or anticipated industrial 

uses.  

26. The Palmer Parcel is similar to the surrounding properties in terms of its proximity 

to the surrounding interstate highway system, proximity to the adjoining industrial uses and access 

to public utility infrastructure, including public water and public sewer. 

27. As set forth in the following Counts of this Challenge, Chrin believes that the RA 

District zoning of the Palmer Parcel constitutes impermissible reverse spot zoning, is confiscatory, 
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arbitrary and irrational, prevents the reasonable use of the Palmer Parcel, and is therefore 

substantively invalid. 

C. Curative Amendment 

28. In order to cure the invalidity of the RA District zoning of the Palmer Parcel,  

Chrin seeks a curative amendment that would rezone the Palmer Parcel to the NEB District so that 

the Property may be comprehensively developed for similar industrial uses (�Proposed 

Development�), as depicted on a plan entitled �Lot Development Plan,� dated December 4, 2025, 

prepared by Hanover Engineering (the �Challenge Plan�), a copy of which is attached hereto as 

Exhibit �G.� 

29. A copy of Chrin�s proposed curative amendment to the Palmer Zoning Map 

(�Proposed Curative Amendment�) is attached hereto and made part hereof as Exhibit �H.�

30. Section 190 Attachment 11:1 of the Palmer Township Zoning Ordinance sets forth 

the �Purpose� of the NEB District as follows: 

The purpose of the NEB District is to provide sufficient space to 
meet current anticipated future regional needs for industrial, office 
and commercial development that will benefit the Township and the 
region, both economically and aesthetically; to provide a 
mechanism that will allow areas planned for industrial, office and 
commercial uses to be developed in the northern end of the 
Township along the Route 33 corridor; and to allow for prudent 
business decision-making by future property owners and encourage 
investments in land and infrastructure to be made with the 
knowledge that the Township will permit such industrial, office and 
commercial development to be occupied and to operate. 

31. Due to the location of the Palmer Parcel in the northern end of the Township; the 

industrial character of the surrounding area; the proximity of the Property to the Route 33 corridor; 

the existing transportation infrastructure; and the accessible connections to both public water and 

public sewer services, the Palmer Parcel is appropriate for zoning within the NEB District.   
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32. As depicted on the Challenge Plan, the Proposed Development has been designed 

to comply with the applicable area and bulk requirements of the NEB District, e.g., minimum lot 

size, maximum impervious coverage, building coverage, building setbacks, building height, and 

required off-street parking facilities. 

COUNT I 
REVERSE SPOT ZONING 

33. Paragraphs 1 through 32 above are hereby incorporated by reference as though fully 

set forth herein. 

34. The Palmer Parcel has been singled out for disparate treatment. �Reverse spot 

zoning occurs where an �island� develops as a result of a municipality's failure to rezone a portion 

of land to bring it into conformance with similar surrounding parcels that are indistinguishable.� 

In re Realen Valley Forge Greenes Assocs., 576 Pa. 115, 838 A.2d 718 (2003). 

35. There is no legitimate police power justification to single out the Palmer Parcel for 

different treatment from the surrounding parcels, in that: 

a. The Palmer Parcel is completely surrounded on all sides by properties used and 

zoned for industrial purposes not permitted in the RA District in which the Palmer 

Parcel is located, most notably being the Upper Nazareth Parcel that comprises the 

remaining half of the Property;  

b. The character of the Palmer Parcel and the surrounding area is not consistent with 

the stated purpose of the RA District;  

c. The zoning of the Palmer Parcel  in the RA District is inconsistent with its intended 

use and designations under the Palmer Township Comprehensive Plan; and 
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d. The Palmer Parcel is similar to the immediately surrounding properties in terms of 

topography, proximity to highways, proximity to existing industrial uses and 

districts and access to public sewer and water.  

36. As such, the RA District zoning designation of the Palmer Parcel constitutes 

unconstitutional reverse spot zoning. 

COUNT II 
ARBITRARY AND IRRATIONAL ZONING 

37. Paragraphs 1 through 36 above are hereby incorporated by reference as though fully 

set forth herein. 

38. The RA District regulations effectively require that the Palmer Parcel be developed 

for agricultural, horticultural or recreational uses.1  

39. However, given the location of the Palmer Parcel and the existing uses of the 

immediately surrounding properties, the Palmer Parcel is not suitable for development in 

accordance with the RA District regulations. 

40. The RA District zoning of the Palmer Parcel has no relationship to rational planning 

or zoning purposes considering the adjoining zoning and land uses. 

41. The restrictions on the use of the Palmer Parcel is greater than necessary for the 

protection of the public health, safety and welfare, are unduly restrictive, and indeed prevents the 

reasonable use and development of the Property as a singular parcel. 

 
1 In accordance with 190 Attachment 1:1 of the Zoning Ordinance, the use permitted by right in the RA District 
include: Campground, limited to tent sites; Cemetery; Cemetery, animal; Commercial outdoor recreation; Commercial 
stable or riding academy; Community garden; Crop farming; Essential services; Forestry; Golf course; Governmental 
and emergency services facility; Group home; Kennel; Membership club, lodge or fraternal organization; Nature 
reserve; Place of assembly or worship; Plant nursery; Public park/recreation; Raising of livestock; Single-family 
detached dwelling; Veterinarian office or animal hospital 
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42. The singling out of the Palmer Parcel for different treatment than surrounding 

properties is therefore unnecessary, arbitrary and irrational. 

WHEREFORE, Challenger, The Charles Chrin Real Estate Trust, requests that the Zoning 

Map be amended to cure the present reverse spot-zoning of the Palmer Parcel by rezoning the 

Palmer Parcel to the NEB District, by adopting the Proposed Curative Amendment. 

 
Respectfully submitted, 

 

       
      ______________________________ 
      Marc B. Kaplin, Esquire 
      Attorney for Applicant / Challenger,  

The Charles Chrin Real Estate Trust 
 

Dated: January 21, 2026 
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Exhibit �B� 

Chrin�s Written & Oral Comments on Rezoning 
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Exhibit "C� 

Palmer Township Zoning Map 
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Exhibit �D� 

Upper Nazareth Township Zoning Map 
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Exhibit �E� 

Palmer Township Comprehensive Plan Map 
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Exhibit �F� 

Palmer Township Comprehensive Plan Undeveloped/Agricultural Land Map 
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Exhibit �G� 

Challenge Plan 
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Exhibit �H� 

Curative Zoning Map Amendment 
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TOWNSHIP OF PALMER 
NORTHAMPTON COUNTY, PENNSYLVANIA 

RESOLUTION NO. 26- __________ 

AN ORDINANCE OF PALMER TOWNSHIP, NORTHAMPTON COUNTY, 
PENNSYLVANIA, PURSUANT TO ARTICLE IV OF THE PENNSYLVANIA 
MUNICIPALITIES PLANNING CODE AMENDING THE PALMER TOWNSHIP 
ZONING MAP, AS ADOPTED BY THE PALMER TOWNSHIP BOARD OF 
SUPERVISORS ON DECEMBER 27, 2023, TO REZONE THE PARCEL KNOWN AS 
NORTHAMPTON COUNTY PARCEL IDENTIFICATION NUMBER J8-21-2A-0324 
FROM THE RA � RURAL AGRICULTURE DISTRICT TO THE NEB � NORTH END 
BUSINESS DISTRICT 

BE IT HEREBY ORDAINED AND ENACTED by the Board of Supervisors of  Palmer 

Township, Northampton County, Pennsylvania as follows: 

Section 1.   ZONING MAP AMENDMENT. The Palmer Township Zoning Map, as adopted 
by the Palmer Township Board of Supervisors on December 27, 2023 is hereby 
amended to rezone the area noted on the Map attached hereto as Exhibit �A�, being 
Northampton County Parcel Identification Number J8-21-2A-0324 from the 
current zoning district of RA � Rural Agriculture District to NEB � North End 
Business District. 

 
Section 2.   AUTHORIZATION.   The Township Zoning Officer is hereby authorized and 

directed to amend the Palmer Township Zoning Map to carry out the intent and 
purpose of this amendment. 

Section 3.   APPLICABILITY. All ordinances or parts of ordinances inconsistent herewith 
are hereby repealed to the extent of any inconsistency. 

Section 4.   EFFECTIVE DATE.  This Ordinance shall become effective five (5) days after 
adoption. 

Section 5.   This Ordinance amendment shall be incorporated into the official ordinance book 
and map by reference with the same force and effect as if duly recorded therein. 

ORDAINED and ENACTED by the Board of Supervisors of Palmer Township this _____ 

day of _________________, 2026.   
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       PALMER TOWNSHIP 
ATTEST:      BOARD OF SUPERVISORS
   
 
      
__________________________    By: ____________________________________  
ROBERT A. WILLIAMS 
Township Manager     Name:        
       Title: CHAIRMAN    
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Exhibit �A� 
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1/22/2026
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Staff Report

INFORMATION

The Planning Director will provide his monthly staff report.
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