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BEFORE THE FAIRVIEW TOWNSHIP  

ZONING HEARING BOARD 

 

DECISION 

 

IN RE:  APPLICATION OF YBV FAMILY LLC; APPLICATION NO. 2025-04 

 

APPLICANT(S):  YBV Family, LLC 

HEARING DATE:  June 19, 2025, continued to July 15, 2025 

DECISION DATE:  July 15, 2025 

APPEARANCES: Attys. Charles M. Suhr and Jake A. Domen, Stevens & Lee 

(counsel) 

  Robin Wiley – Owner/Member 

  Bruno Bertin – Owner/Member  

Matthew Fisher (Engineer with RJ Fisher & Associates) 

Stephen Waller, Township Zoning Officer 

EXHIBITS:   Exhibit A-1 – Engineer Qualifications 

    Exhibit A-2 – Application (Original) 

    Exhibit A-3 – Fairview Twp. ZHB Decision (No. 2019-06) 

    Exhibit A-4 – Property Deeds 

    Exhibit A-5 – Proposed Land Development Plans 

Exhibit A-6 – Photos (Proposed Access) 

    Exhibit A-7 – Photos (Drive Sight Distances) 

    Exhibit A-8 – Management Plan 

    Exhibit A-9 – Photos of Buildings/Property 

Exhibit A-10 – Application Narrative (Amended)  

    Exhibit A-11 – Proposed Land Development Plans (Amended) 

SUBJECT PROPERTY:  101 Spanglers Mill Road and 101A Spanglers Mill Road, both in  

New Cumberland, Pennsylvania, 17070 

    

BACKGROUND 

 

 This decision of the Fairview Township Zoning Hearing Board (the “Board”) is from an 

application, as amended (the “Application”) filed with Fairview Township (the “Township”) 

seeking zoning relief under the Township’s Zoning Ordinance (the “Ordinance”) in order to obtain 

a special exception for a use not provided for to operate a vineyard property for wine 

manufacturing, tasting, sales and hosting (which was amended at the July 15th continued hearing 

to solely be an event hosting use with vineyard), along with a variety of variances as provided in 

the Application.  The specific zoning relief requested includes:  

 

(i) a special exception under §300.4.B, Use not provided for, in order to establish and operate an 

event hosting use with vineyard (which is not otherwise a provided use in the zoning ordinance);  

(ii) variances from §300.57.A(2) and B(4)(a-b) to permit the location of a parking lot within the 

front yard of the property (between the principal building and the street right-of-way);  

(iii) a variance from §300.99.D(11) to permit Applicant three years from approval to obtain all 

permits required for the use approved, and achieve completion of all improvements related to the 

approval within the last (4th) year;  
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(iv) a variance from §300.21.B(Table 5-4) to permit the location of certain existing accessory 

buildings on the Vineyard Property within the front yard setback;  

(v) a variance from §300.21.B(Table 5-4) to permit the location and use of existing buildings on 

the Vineyard Property to continue (reclassified as commercial) despite being in excess of the 4,000 

sq. foot limit; and 

(vi) variances from §300.33.A(Table 7-1) to permit Applicant to forgo the screening requirement 

(90% opacity) between the properties and at the western boundary, and limiting the buffer yard 

between the properties to 10 feet at the existing barn structure. 

 

The subject properties are located at 101 Spanglers Mill Road and 101A Spanglers Mill 

Road, both in New Cumberland, Pennsylvania, 17070, located in the Township’s Residential 

Mixed Use (RMU) Zoning District. 

 

 A hearing was held on the Application on Thursday, June 19, 2025, with the meeting 

starting at 6:00 p.m.  Said hearing was continued at the Applicant’s request until Tuesday, July 15, 

2025 when the meeting was reconvened at 6:00 p.m.  The Zoning Hearing Board was represented 

by Timothy Mader (Chairman), Mark Perry (Vice Chairman), Keith Bashore, and Daniel 

Alderman (attending as the alternate and not participating in the decision).  All published and 

posted notices were duly given, with no objection thereto being made in writing or orally at the 

time of the hearing.  No opposition to the Application was offered.  After hearing the testimony 

and viewing the evidence in this matter, at both the original hearing on June 19th and the continued 

hearing on July 15th, the Board makes the following determinations: 

 

FINDINGS OF FACT 

 

1. YBV Family, LLC (“Applicant”) seeks to operate an event hosting and vineyard 

business operation (the “Use”) at properties located at 101 Spanglers Mill Road (the “Residential 

Property”) and 101A Spanglers Mill Road (the “Vineyard Property”), both in New Cumberland, 

Pennsylvania, 17070 (collectively the “Property”).   

 

2. The Residential Property is currently owned by Bruno Bertin and the Vineyard 

Property is currently owned by Robin Wiley, with Mr. Bertin and Ms. Wiley (collectively the 

“Owners”) being members of the Applicant.   

 

3. The Property is located in the Township’s Residential Mixed Use (RMU) Zoning 

District. 

 

4. The Vineyard Property is improved with a single residential dwelling structure, 

while the Residential Property is improved with a residential dwelling, a barn, pool house (with 

pool and tennis court), and a number of outbuildings as depicted on Exhibit A-11. 

 

5. The Vineyard Property is currently bound by the Residential Property to the east, 

Spangler’s Mill Road to the north, and to the south and west by unimproved farmland known as 

Limekiln Road, owned by Sienna Fee Simple, LLC (the “SFS Property”).  
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6. The SFS Property is being developed for multi-family residential use, and 

construction or siteworks has commenced in some form, however there is no one residing at any 

residential structures (nor are any residential structures completed) on the SFS Property.   

 

7. The Residential Property is currently bound by the Yellow Breeches Creek to the 

east, Spangler’s Mill Road to the north, and to the south and west by the Vineyard Property.   

 

8. Applicant, by and through the Owners, desire to adjust the lot lines between the 

Property to provide for the barn and two (2) outbuildings to join the single dwelling structure on 

the Vineyard Property, as well as to create a “flagpole” access to an area along Yellow Breeches 

Creek, in all cases as shown on Exhibit A-11 (collectively the “Line Adjustment”).    

 

9. Upon achieving the Line Adjustment, the Owners would use the Residential 

Property as their residential dwelling, and Owners, through the Applicant, would use the Vineyard 

Property as the Use.  

 

10. Owners previously obtained a special exception under §300.4.B, Use not provided 

for, in order to establish and operate a vineyard property for wine manufacturing, tasting, sales and 

hosting solely on the Residential Property pursuant to Township ZHB Docket No. 2019-06 (the 

“2019 Decision”) 

 

11. Due to a number of factors outside of Applicant and Owners’ control, Owners were 

unable to meet the time requirements under §300.99.D(11) to effectuate the zoning relief granted 

under the 2019 Decision and such approval lapsed.    

 

12. In addition, the Owners acquired the Vineyard Property in 2024, which adjoins the 

Residential Property, which also altered how the Owners and Applicant desired to operate the 

Property and the Use.   

 

13. The Applicant desires to operate the Use on the Vineyard Property, with the 

vineyard located in the southern corner of the Vineyard Property, the barn being the main event 

hosting location, the current residential dwelling being converted into a bridal suite (for 

preparations), and the other outbuildings being used for staging, storage, or for mini-hosting areas. 

 

14. The Use would mainly host weddings, corporate events, and similar social parties, 

be limited to up to 150 guests per event hosted, and would generally be operated and managed as 

provided in Exhibit A-8. 

 

15. Applicant proposes a new access drive and parking area on the western portion of 

the Vineyard Property as depicted in Exhibit A-11, with said parking area located in the front yard 

of the Vineyard Property.   

 

16. The proposed Line Adjustment, as shown on Exhibit A-11, would mean that (i) the 

barn structure is the principal building on the Vineyard Property, with the bridal suite building and 

another outbuilding located in the front yard; (ii) the barn structure is 10 feet from the boundary 

line with the Residential Property; and (iii) would also leave a total of roughly 10,855 S.F. of 
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building footprints (between bridal suite, barn and two (2) outbuildings) to be located on the 

Vineyard Property and subject to the Use. 

 

17. Other than truck deliveries to accommodate events (such as food or other supplies), 

the only traffic impact would be during events, and would be focused on the starting and ending 

times of such events.  

 

18. The façade/architectural aspect of the barn would remain as it currently exists, 

except for repairs and maintenance. 

 

19. The Vineyard Property, mainly including without limitation the barn structure, 

would be connected to public utilities (including public water and sewer). 

 

20. Stephen Waller, as the Township Zoning Officer, testified that all public notices of 

the application and hearing were legally conducted, with the hearing being advertised in the 

newspaper on June 5th and June 12th,  the Property being posted on June 12th, and the adjoining 

property owners having letters mailed to them on June 3rd.  

 

CONCLUSIONS OF LAW 

 

1. The Applicant has established the elements required to grant a special exception 

under Section 300.4.B, Use not provided for, in order to establish and operate an event hosting use 

with vineyard (which is not otherwise a provided use in the zoning ordinance), and has established 

the elements required by Section 300-99(E)(3)(b) of the Ordinance regarding the general criteria 

for a special exception. 

 

2. The Applicant has failed to establish the elements required by Section 300-99(E)(4) 

of the Ordinance regarding the general criteria for a variance in order to grant a variance from 

Section 300.57.A(2) and B(4)(a-b) to permit the location of a parking lot within the front yard of 

the Vineyard Property (between the principal building and the street right-of-way), with said 

failure being the failure to establish that a hardship exists that was not self-created by 

Applicant/Owners. 

 

3. The Applicant has established the elements required by Section 300-99(E)(4) of the 

Ordinance regarding the general criteria for a variance in order to grant a variance from Section 

300.99.D(11) to permit Applicant three years from approval to obtain all permits required for the 

Use, and achieve completion of all improvements related to the Use within the last (4th) year. 

 

4. The Applicant has established the elements required by Section 300-99(E)(4) of the 

Ordinance regarding the general criteria for a variance in order to grant a variance from Section 

300.21.B(Table 5-4) to permit the location of certain existing accessory buildings on the Vineyard 

Property within the front yard setback as depicted on Exhibit A-11. 

 

5. The Applicant has established the elements required by Section 300-99(E)(4) of the 

Ordinance regarding the general criteria for a variance in order to grant a variance from Section 

300.21.B(Table 5-4) to permit the location and use of the existing buildings on the Vineyard 
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Property (being the barn, bridal suite, and two (2) outbuildings totaling 10,855 S.F.) to be used in 

the Use despite being in excess of the 4,000 sq. foot limit. 

 

6. The Applicant has established the elements required by Section 300-99(E)(4) of the 

Ordinance regarding the general criteria for a variance in order to grant a variance from Section 

300.33.A(Table 7-1) to permit Applicant to effectuate the Line Adjustment thereby limiting the 

buffer yard for the barn structure to 10 feet as required due to a non-residential use adjoining a 

residential use in the RMU Zoning District. 

 

7. The Applicant has failed to establish the elements required by Section 300-99(E)(4) 

of the Ordinance regarding the general criteria for a variance in order to grant a variance from 

Section 300.33.A(Table 7-1) to permit Applicant to effectuate the Line Adjustment and forgo the 

installation of screening (with 90% opacity) along the property line of the Vineyard Property 

adjoining the Residential Property as required due to a non-residential use adjoining a residential 

use in the RMU Zoning District, with said failure being the failure to establish that a hardship 

exists that was not self-created by Applicant/Owners. 

 

8. The Board has determined due to the development approvals and activity on the 

SFS Property, the SFS Property (bordering the western boundary of the Vineyard Property, is an 

“existing lower-density residential dwelling type use” pursuant to Section 300.33.A(Table 7-1). 

 

9. To the extent requested by Applicant, the Applicant has failed to establish the 

elements required by Section 300-99(E)(4) of the Ordinance regarding the general criteria for a 

variance in order to grant a variance from Section 300.33.A(Table 7-1) to permit Applicant to 

forgo the installation of screening (with 90% opacity) along the property line of the Vineyard 

Property adjoining the SFS Property as required due to a non-residential use adjoining a residential 

use in the RMU Zoning District, with said failure being the failure to establish that a hardship 

exists that was not self-created by Applicant/Owners. 

 

DECISION 

 

 Due to the nature of the zoning relief requested, and the number of requests presented, the 

Board took each requested zoning relief separately, with separate motions and votes on each, as 

follows: 

 

1. Regarding a special exception pursuant to Section 300.4.B, Use not provided for, 

in order to establish and operate an event hosting use with vineyard, Mr. Perry made a motion to 

grant such special exception, which Mr. Bashore seconded and the Board unanimously approved. 

 

2. Regarding the variance from Section 300.57.A(2) and B(4)(a-b) to permit the 

location of a parking lot within the front yard of the Vineyard Property (between the principal 

building and the street right-of-way), Mr. Perry made a motion to deny such variance(s), which 

Mr. Bashore seconded and the Board unanimously approved. 

 

3. Regarding the variance from Section 300.99.D(11) to permit Applicant three years 

from approval to obtain all permits required for the Use, and achieve completion of all 
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improvements related to the Use within the last (4th) year, Mr. Perry made a motion to grant such 

variance, which Mr. Bashore seconded and the Board unanimously approved. 

 

4. Regarding the variance from Section 300.21.B(Table 5-4) to permit the location of 

certain existing accessory buildings on the Vineyard Property within the front yard setback as 

depicted on Exhibit A-11, Mr. Perry made a motion to grant such variance, which Mr. Bashore 

seconded and the Board unanimously approved. 

 

5. Regarding the variance from Section 300.21.B(Table 5-4) to permit the location 

and use of the existing buildings on the Vineyard Property (being the barn, bridal suite, and two 

(2) outbuildings totaling 10,855 S.F.) to be used in the Use despite being in excess of the 4,000 sq. 

foot limit, Mr. Perry made a motion to grant such variance, which Mr. Bashore seconded and the 

Board unanimously approved. 

 

6. Regarding the variance from Section 300.33.A(Table 7-1) to permit Applicant to 

effectuate the Line Adjustment thereby limiting the buffer yard for the barn structure to 10 feet 

(instead of the required 15 feet), Mr. Perry made a motion to grant such variance, which Mr. 

Bashore seconded and the Board unanimously approved. 

 

7. Regarding the variance from Section 300.33.A(Table 7-1) to permit Applicant to 

effectuate the Line Adjustment and forgo the installation of screening (with 90% opacity) along 

the property line of the Vineyard Property adjoining the Residential Property, Mr. Perry made a 

motion to deny such variance, which Mr. Bashore seconded and the Board unanimously approved. 

 

8. To the extent requested by Applicant, regarding the variance from Section 

300.33.A(Table 7-1) to permit Applicant to forgo the installation of screening (with 90% opacity) 

along the property line of the Vineyard Property adjoining the SFS Property, Mr. Perry made a 

motion to deny such variance, which Mr. Bashore seconded and the Board unanimously approved. 

 

Mr. Perry further moved that the following conditions be placed on the above zoning relief 

approvals:  

 

1. The hours of operation shall be Noon to 10:00 pm, Monday through Saturday; and 

Noon to 8:00 pm on Sunday. 

 

2. No outdoor, amplified concerts or musical events shall be held at the Vineyard 

Property. 

 

3. There shall be no events held at the Vineyard Property until it has been connected 

to public sewer and a new access road to the public street has been installed.   

 

4. The façade/architectural aspect of the barn shall remain as it currently exists, except 

for repairs and maintenance. 

 

Mr. Bashore seconded the motion for the above conditions.  Upon a vote, the Board 

unanimously approved the motion for the above conditions.  
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APPLICANT SHALL ABIDE BY ALL FEDERAL, STATE AND LOCAL LAWS, 

REGULATIONS AND ORDINANCES PERTAINING TO PERMISSIONS GRANTED BY 

THIS DECISION. 

 

APPLICANT SHALL PROCEED PURSUANT TO THIS DECISION IN ACCORDANCE 

WITH THE TESTIMONY AND EXHIBITS PRESENTED AT THE HEARING. 

Date: July 25, 2025       

       Timothy Mader, Chairmen 

 

ANY PERSON AGGRIEVED BY THIS DECISION OF THE FAIRVIEW TOWNSHIP 

ZONING HEARING BOARD MAY APPEAL TO THE COURT OF COMMON PLEAS 

OF YORK COUNTY, PENNSYLVANIA. THE APPEAL MUST BE FILED WITHIN 

THIRTY (30) DAYS FROM THE MAILING OF THESE FINDINGS OF FACT, 

CONCLUSIONS OF LAW AND THE ABOVE DECISION. 

 

MAIL DATE: JULY 25, 2025 



 

 

 

 

 

 

 

PUBLIC NOTICE 
 

 

The Fairview Township Zoning Hearing Board will hold a Public Hearing on Thursday, June 

19, 2025, at 6:00pm, at the Fairview Township Municipal Building, 599 Lewisberry Road, 

New Cumberland, PA 17070, to discuss the following: 

 

Docket No. 2025-04: The applicant, YBV Family LLC, are requesting a Special Exception 

from Section §300.4.B – Interpretation and uses otherwise not provided, to purpose the 

development and use of its property for wine manufacturing, tasting, sales and hosting 

social gatherings. The applicants also seek a Variance from Sections 300.57.A(2) and 

300.57.B(4) – Location and design of parking areas, to locate a parking area within the 

front yard between the principal building and street right-of-way, as well as from Section 

300.99.D(11) – Effect of Zoning Hearing Board of the Township of Fairview’s decision to 

request a one-year extension on both the Special Exception and Variance relief requests 

to allow a total of four (4) years to begin and complete the authorized action. The subject 

properties are located at 101 Spanglers Mill Road, New Cumberland PA 17070, having UPI 

No. 27-000-RE-0029.00-00000 and 101A Spanglers Mill Road, New Cumberland PA 17070, 

having UPI No. 27-000-RE-0029.E0-00000, which are located within the (RMU) Residential 

Mixed Use Zoning District. 
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