
 

 

 

 

COMPREHENSIVE PLANNING COMMITTEE MEETING 
Tuesday, September 22 at 12:00 noon 

AGENDA 
 

DUE TO THE COVID-19 PANDEMIC WE WILL NOT BE MEETING IN-PERSON.  THE 
MEETING CAN BE ACCESSED AT http://tiny.cc/CP0922 OR VIA PHONE 1-872-239-
5796 Conf ID: 563 916 558#   

 
 
Roll Call 
 

Ordinance/Plan Reviews and Information for September 2020: 

1. Lower Saucon Township – Land Use of Regional Significance – Bethlehem Landfill 
Northern Realignment (SS) 

2. Forks Township - Zoning Map and Ordinance Amendments - Various (JS) 
3. Lower Macungie Township - Subdivision and Land Development Amendments - 

Various (SS) 
4. Lower Nazareth Township – Official Map (JS) 
5. Lynn Township – Zoning Ordinance Amendment - Short Term Rental (JS) 
6. High Cube and Automated Warehousing Guidance Document (BB, SS, JS) 

 

Public Engagement and Participation 
7. INFORMATION ITEM: Engagement and Participation in light of COVID-19 

Uncertainty (BV) 
 
 

Next Comprehensive Planning Committee Meeting: 
Tuesday, October 27th at 12:00 pm 



 

 
 
 
 
September 9, 2020 
 
Craig Kologie, Planning Commission Chair 
Lower Saucon Township 
Town Hall, 3700 Old Philadelphia Pike 
Bethlehem, Pennsylvania 18015 
 
RE: Bethlehem Landfill Northern Realignment –  

Land Use of Regional Significance  
 Lower Saucon Township 
 Northampton County 
 
Dear Mr. Kologie: 
 
The Lehigh Valley Planning Commission (LVPC) will consider the subject application at 
its Comprehensive Planning Committee and Full Commission meetings, pursuant to the 
requirements of the Pennsylvania Municipalities Planning Code (MPC). Discussion on 
agenda items largely happens during the Committee meeting. Both meetings are virtual, 
please see the meeting details below to attend. The LVPC will issue a follow-up letter 
after the Commission meeting should the Commission have any additional comments. 
 

 LVPC Comprehensive Planning Committee Meeting 
o September 22, 2020 at 12:00 PM 
o https://lvpc.org/meetings.html 

 LVPC Full Commission Meeting 
o September 24, 2020 at 7:00 PM 
o https://lvpc.org/meetings.html 

 
The subject application is considered a Land Use of Regional Significance under 
FutureLV: The Regional Plan as ‘landfills and other solid waste facilities’. The project 
proposes an expansion at the existing Bethlehem Landfill facility. No operational 
changes are proposed with the project that cumulatively involves 48.9 acres of total 
disturbance including the expansion and related site improvements. The project is 
located on Applebutter Road adjacent to the intersection with Ringhoffer Road (parcel 
number P7 5 33).  
 
This proposal is generally consistent with FutureLV: The Regional Plan because it is 
located in an area designated for Development in the General Land Use Plan. The 
subject application proposes to expand an existing landfill over 25.25 acres of existing 
fill area in the northeastern portion of the landfill, a reuse of existing landfill that provides 

https://lvpc.org/meetings.html
https://lvpc.org/meetings.html


    
   

‘environmentally responsible and economical solid electronic and hazardous waste 

disposal and recycling’ (of Policy 3.2). Additionally, a lateral expansion is proposed for 

3.75 acres of new disposal area previously approved for landfill support activities. 
 
The LVPC offers the following additional comments: 
 

Landscaping 
The LVPC commends the inclusion of a berm to provide screening of the proposed 
increase associated with the expansion, to the maximum permitted height of 725 
feet. In order to ‘advocate for use of native, climate-adaptive and carbon-
sequestering landscaping’ (of Policy 3.4), the LVPC recommends additional 

landscaping in and around the proposed berm and property boundaries.  
 
Stormwater 
The project site is located within the Saucon Creek Watershed. This watershed has 
a fully implemented Act 167 Stormwater Management Ordinance. Note that the 
LVPC has received a time extension for the review of the project’s stormwater 

management plan, and comments related to the stormwater review will be provided 
in a separate letter. 

 
Our review does not include an in-depth examination of the plan relative to subdivision 
design standards or ordinance requirements since these items are covered in the 
municipal review. 
 
Should this proposal move forward for approval, please call or email myself or 
another Community Planning staff person for information on how to obtain LVPC 
signatures on the final plans. 
 
Feel free to call or email me if you have any questions about this review. 
 
Sincerely, 
 
Samantha Smith 
Chief Community Planner 
 
cc:  Leslie Huhn, Lower Saucon Township Manager 
 Brien Kocher, PE, Hanover Engineering Associates 
 Joseph McDowell, PE, Martin & Martin, Inc. 

Darlene Heller, City of Bethlehem Planning Director 
Amanda Raudenbush, Bethlehem Township Planning Director 
Anthony Branco, Fountain Hill Borough Administrator 
Gerald Gasda, Freemansburg Borough Manager 
Cathy Hartranft, Hellertown Borough Manager 
Kerry Rabold, Salisbury Township Planning and Zoning Officer 
Samantha Ciotti Falcone, Upper Saucon Planning Commission Chair 
Mikal Sabatine, Williams Township Manager 



 

 

 
September 25, 2020 
 
Ms. Lisa Pereira, Esquire 
Broughal & DeVito, L.L.P 
38 West Market Street 
Bethlehem, PA 18018-5703 
 
Re: Zoning Map Amendment – TC to TC-1 and EC to EC-3 Zoning Districts 
 Zoning Ordinance Amendment – Apartments in SR Zoning District 
 Forks Township 

Northampton County 
 
Dear Ms. Pereira: 
 
The Lehigh Valley Planning Commission (LVPC) Comprehensive Committee and Full 
Commission considered the proposed zoning ordinance amendment at their meetings on 
September 22 and September 24, 2020, pursuant to the requirements of the Pennsylvania 
Municipalities Planning Code (MPC).   
 
The submitted application includes a zoning ordinance amendment and two rezonings with all 
items related to permitting apartment uses. The definition for apartments in the Township zoning 
ordinance refers to any multi-unit dwelling that is not a single-family detached dwelling, twin or 
townhouse, and includes condominiums.  

A series of properties located east of Sullivan Trail and south of Meco Road are proposed to be 
rezoned from Town Center District (TC) to Town Center/Apartment District (TC-1). A separate 
series of properties located east of Kesslerville Road and north of Newlins Road are proposed 
to be rezoned from Employment Center District (EC) to Employment Center/Apartment District 
(EC-3). The proposed zoning ordinance amendment adds apartments as a permitted use to the 
Suburban Residential District (SR). Each of these proposals would generally retain the 
provisions of the original district, with apartments to be permitted in each district at a density of 
up to 15 units per acre.  

The LVPC has reviewed each component of the subject amendment as separate proposals and 
notes several opportunities to better balance development and growth with maintaining the 
Township’s agricultural character: 

TC to TC-1 Zoning District 
The area to be rezoned from TC to TC-1 is generally consistent with FutureLV: The Regional 

Plan because it is located in an area designated for Development in the General Land Use 
Plan, near a Major Corridor and within a Post-War Center in the Transportation Plan. The 
LVPC commends the Township for expanding housing variety near employment areas 
(Policy 4.5). However, the designated density of 15 units per acre is relatively low, and is 
generally equivalent to townhouse development densities. The LVPC recommends that the 
Township consider further increasing residential density in this area to better balance growing 
development pressures with farmland and open space preservation initiatives. Reducing 



    
   

development pressure will mitigate long-term infrastructure costs to the Township and 
‘promote the fiscal health and sustainability of the municipality’ (Policy 4.6). Allowing higher-
density residential options can be done through zoning mechanisms such as creating an 
overlay district or allowing the uses as a special exception or conditional use. 

Additionally, pedestrian walkability and multimodal accessibility would be greatly improved in 
this area if permissibility for higher-density and mixed uses were extended directly along the 
Sullivan Trail corridor. FutureLV encourages the increase of residential and mixed-use 
development in Centers and along Corridors (of Policy 1.2), identifying that Centers are a 
focal point of social, cultural and economic activity and should feature streets that encourage 
walking and biking (General Land Use Plan Definitions). Encouraging high-density residential 
development along Sullivan Trail would assist with transforming this area from car-centric, 
suburban-style commercial development to a mixed-use and pedestrian-focused community 
center, while simultaneously reducing development pressure on the Township’s surrounding 

agricultural lands. 

EC to EC-3 Zoning District 
The area to be rezoned from EC to EC-3 is located in the Preservation Buffer of the General 
Land Use Plan. These are areas where factors may be present to accommodate additional 
development. Conversely, these are areas where farming may be the existing land use, and 
it may be appropriate to preserve these areas for agriculture or to maintain rural uses. Areas 
in the Preservation Buffer are pivotal for communities and may cause a chain reaction of 
development pressures that substantially alter the character of the community. Therefore, the 
most appropriate future land use for these areas should be based on a planning analysis of 
the development criteria. Farmland preservation is strongly preferred in these areas, as 
outlined in the General Land Use Plan definitions.  

While the proposal meets the development criteria of the General Land Use Plan, as the 
location is adjacent to existing development, the proposal as presented is generally 
inconsistent with the FutureLV intent to ‘preserve natural areas and farmland by managing 
growth and development’ (Policy 1.1).  

 



    
   

LVPC records, provided by Northampton County, indicate that the subject properties to be 
rezoned as EC-3 are enrolled in the Act 43 Agricultural Security Area (ASA) program, 
indicating that the land is viable for agricultural use. Additionally, the area is directly adjacent 
to other agricultural properties and in close proximity to a series of contiguous ASA 
farmlands.  

The Township should carefully consider the implications of development in this area, as it will 
likely place higher development pressure on the existing farmlands to the west. The proposal 
would increase its consistency with FutureLV by allowing apartment development as a 
conditional use or special exception, rather than as a use permitted by right. These tools, 
provided to municipalities by the MPC, allow the Township to examine proposals on a case-
by-case basis to assure that the public interest is not violated and to determine any 
reasonable conditions or safeguards necessary for a proposal to meet the Township’s goals 

and objectives. Ultimately these determinations would enable the Township to negotiate and 
facilitate community dialogue, and serve as a best practice in establishing an efficient 
development process that is responsive to community needs (of Policy 1.4). 

Apartments in SR Zoning District 
The LVPC commends the Township for the addition of apartments as a permissible use in 
the Suburban Residential District that is located near the City of Easton border. The specified 
density is appropriate for the suburban character of the area. This zoning district is in close 
proximity to the Sullivan Trail/Knox Avenue Major Corridor, and the proposal is generally 
consistent with FutureLV for ‘providing a wide variety of attainable housing in locations that 
maximize social and economic opportunities for everyone’ (Policy 4.5).  
 

If you have any additional questions regarding the content of this letter, please do not hesitate to 
call. Thank you very much. 

 
Sincerely, 
 

 
Jillian Seitz 
Senior Community Planner 
 
cc: John Cornell, Township Manager 
 Tim Weis, Zoning Officer 



 

 
 
 
 
September XX, 2020 
 
Thomas Beil, Chair 
Lower Macungie Township Planning Commission 
3400 Brookside Road 
Macungie, Pennsylvania 18062 
 
RE:  Subdivision and Land Development Ordinance Amendment – Miscellaneous  
 Lower Macungie Township  

Lehigh County 
 
Dear Mr. Beil:  
 
The Lehigh Valley Planning Commission (LVPC) will consider the subject amendment at its 
Comprehensive Planning Committee and Full Commission meetings, pursuant to the 
requirements of the Pennsylvania Municipalities Planning Code (MPC). Both meetings are 
virtual. Please see the meeting details below to attend. The LVPC will issue a follow-up letter 
after the Commission meeting should the Commission have any additional comments. 
 

 LVPC Comprehensive Planning Committee Meeting 
o September 22, 2020 at 12:00 PM 
o https://lvpc.org/meetings.html  

 LVPC Full Commission Meeting 
o September 24, 2020 at 7:00 PM 
o https://lvpc.org/meetings.html  

 
The draft amendment proposes to revise several sections of the Township’s subdivision and 
land development ordinance (SALDO), including definitions, plan submission requirements and 
design standards. While the proposal is partially consistent with the County Comprehensive 
Plan, FutureLV: The Regional Plan, certain language in the draft is inconsistent and should be 
amended in order to ‘encourage an efficient development process that is responsive to regional 
needs’ (Policy 1.4) and conform with the Pennsylvania Municipalities Planning Code (MPC).  
 
The LVPC offers the following comments to improve the consistency of the proposed 
amendment:  
 

Life-Safety Plan 
The LVPC commends the proposed changes to the Township’s requirements for content of 
a life-safety plan, submitted with a land development or subdivision plan proposal. These 
changes require additional specificity on the plan and also require inclusion of potentially 
hazardous substances, which ‘enhance planning and emergency response efforts among 
emergency management personnel’ (of Policy 5.1).  
 
Plan Exemption for Residential Lot Consolidation 
The Pennsylvania Municipalities Planning Code (MPC) provides standards for subdivision 
and reverse subdivision (lot consolidation) of property that must be evaluated to ensure the 

https://lvpc.org/meetings.html
https://lvpc.org/meetings.html


    
   

Township’s ordinance remains in good legal standing. In order to ‘educate municipalities on 
the long-term impacts of subdivision, development, zoning and planning’ (of Policy 4.6), the 
LVPC strongly recommends against the proposed exemption of certain lot consolidations 
from plan submittal and approval requirements. The effects of a broad application of this 
change are unknown, and without Township involvement in the review process, will not be 
identified.  
 

Pennsylvania Municipalities Planning Code (MPC) – Article I General 
Provisions, Section 107 Definitions –  
“Subdivision,” the division or redivision of a lot, tract or parcel of land by any 
means into two or more lots, tracts, parcels or other divisions of land 
including changes in existing lot lines for the purpose, whether immediate or 
future, of lease, partition by the court for distribution to heirs or devisees, 
transfer of ownership or building or lot development: Provided, however, that 
the subdivision by lease of land for agricultural purposes into parcels of more 
than ten acres, not involving any new street or easement of access or any 
residential dwelling, shall be exempted. 

 
Bollards for Pedestrian / Vehicle Conflicts  
The LVPC commends the proposals inclusion of bollards at locations where pedestrian and 
vehicle conflicts are likely to occur, which will ‘improve efficiency of existing [and future] 
infrastructure’ (of Policy 2.1). It is recommended that bollards are not installed closer than 5 
feet apart to ‘encourage use of universal design’ (of Policy 5.2), which facilitates the 
simultaneous passing of unimpeded passage of two wheelchairs.  

 
The LVPC has copied appropriate representatives from the Southwestern Lehigh County 
Comprehensive Plan in order to further ‘coordinate land use decisions across municipal 
boundaries’ (Policy 1.4).  
 
If you have any additional questions regarding the content of this letter, please do not hesitate to 
call or email. Thank you very much. 
 
Sincerely, 
 
 
Samantha Smith 
Chief Community Planner 
 
 
cc:  Nathan Jones, Lower Macungie Township Planning Director 

Peter Lehr, Esq., Lower Macungie Township Solicitor 
Sharon Trexler, Alburtis Borough Manager 
Michael Gibson, Emmaus Borough Planning Commission Chair 
Shane Pepe, Emmaus Borough Manager 
Emily Fucci, Lower Milford Zoning and Planning Director 
Robert Glisson, Macungie Borough Manager 
Brian Miller, Upper Milford Planning Coordinator 



 

 
 
 
 
September 24, 2020 
 
Ms. Lori A. Stauffer, Township Manager 
623 Municipal Drive, Suite 200 
Nazareth, PA 18064 
 
RE:  Draft Official Map 
 Lower Nazareth Township 
 Northampton County 
 
Dear Ms. Stauffer:  
 
The Lehigh Valley Planning Commission (LVPC) will consider the subject amendment 
at its Comprehensive Planning Committee and Full Commission meetings, pursuant to 
the requirements of the Pennsylvania Municipalities Planning Code (MPC). Discussion 
on agenda items largely happens during the Committee meeting. Both meetings are 
virtual, please see the meeting details below to attend. The LVPC will issue a follow-up 
letter after the Commission meeting should the Commission have any additional 
comments. 
 

 LVPC Comprehensive Planning Committee Meeting 
o September 22, 2020 at 12:00 PM 
o https://www.lvpc.org/meetings.html 

 LVPC Full Commission Meeting 
o September 24, 2020 at 7:00 PM 
o https://www.lvpc.org/meetings.html 

 
The draft official map submitted by the Township revises a draft official map reviewed by 
the LVPC in a letter dated May 29, 2020. The draft official map is intended to further the 
Township goals of promoting open space and farmland preservation, by shifting away 
from an atmosphere of intense development. The proposed map is generally consistent 
with FutureLV: The Regional Plan because it serves to ‘support agriculture and open 
space as essential components of the regional economy and identity’ (Policy 4.4), as well 
as the identity of the Township. 
 
The LVPC commends the Township for incorporating numerous comments provided in 
the previous review letter, such as updating the FEMA floodplain data, expanding areas 
for development rights acquisition and extending the proposed trail network.  
 
The LVPC offers the following comments that would further serve to meet the Township’s 
goals and improve consistency with FutureLV: 

https://www.lvpc.org/meetings.html
https://www.lvpc.org/meetings.html


    
   

 
Development Rights Acquisition 
The proposed official map designates a substantial amount of land area, primarily 
farmland, for future preserved land, identified as ‘development rights acquisition’ 
on the proposed official map. Further designation of the Monocacy Creek 
Greenway Conservation Area would also protect the Monocacy and East Branch 
Monocacy creeks, consistent with the Natural Resources Plan of FutureLV and the 
Lehigh Valley Greenways Plan. 
 
The LVPC maintains previous comments regarding further designation of 
preserved lands adjacent to the Hahns Meadow Park. This park expansion will 
increase the municipally owned park acreage providing close-to-home recreation 
for residents, as well as help balance the park resources throughout the Township 
and ‘increase social and economic access to daily needs for all people’ (Policy 
5.2). 

Trail Network Connectivity 
The LVPC applauds the significant expansion of Proposed Recreation Paths 
throughout the Township and encourages further consideration of off-road 
alternatives for trails when possible to make connections to destinations where 
possible. Proposed Recreation Paths should be extended along the 
Monocacy/East Branch Monocacy creeks (of Policy 5.3) as detailed in the previous 
LVPC review letter. The LVPC commends the inclusion of paths that connect to 
Visionary Connections along the Nazareth Borough border and to Palmer 
Township, identified in the Walk/Roll LV Active Transportation Plan that supports 
the Walk/Roll LV goal to ‘provide seamless integration between trails, sidewalks, 
roads and public transit’ (page 6). 
 
Ordinance Amendments 
The subject draft official map was submitted to the LVPC for review without any 
related amendments to the zoning ordinance or subdivision and land development 
ordinance. The LVPC recommends that the Township confer with its solicitor to 
ensure appropriate references are made to the official map within the Township’s 
adopted ordinances. This would strengthen the Township’s use and implementation 
of both the official map and zoning ordinance, and provide guidance on best 
practices (of Policy 1.4). 
 
Multi-Municipal Cooperation 
Lower Nazareth Township is participating in the Nazareth Area Multimunicipal 
Comprehensive Plan update, along with nine other municipalities. 
Recommendations from that planning effort should be incorporated into the Official 
Map when available, to ‘coordinate land use decisions across municipal boundaries’ 
(of Policy 1.4). 

 
The LVPC has copied appropriate representatives from the Nazareth Area Multimunicipal 
Comprehensive Plan to comply with MPC Section 408 - Notice to Other Municipalities, 
for consideration of official maps. 



    
   

 
If you have any additional questions regarding the content of this letter, please do not 
hesitate to call or email me. Thank you very much. 
 
Sincerely, 

 
Jillian Seitz 
Senior Community Planner 
 
cc:  James S. Pennington, Chair, Lower Nazareth Board of Supervisors 

Mark Saginario, Bath Borough Council President / Planning Commission Chair 
Jason Kocsis, Chair, Bushkill Township Planning Commission  

 John Defassio, Chapman Borough Secretary 
John J. Finnigan, Hanover Township Manager  
John Becker, Moore Township Planning Commission Chair 
Barbara Fischl, Nazareth Borough Planning Commission 
Sean Dooley, Stockertown Borough Planning Commission Chair 

 Robert Hayes, Tatamy Borough Council Chair 
Lisa Klem, Upper Nazareth Township Manager 

 Geoff Reese, LVPC Director of Environmental Planning 

 



 

 
 
 
 
September 23, 2020 
 
Mr. Harold Handwerk, Chair 
Lynn Township Planning Commission 
7911 Kings Highway 
New Tripoli, PA 18066 
 
RE: Zoning Ordinance Amendment – Short Term Rentals  

Lynn Township 
 Lehigh County 
 
Dear Mr. Handwerk: 
 
The Lehigh Valley Planning Commission (LVPC) will consider the subject amendment 
at its Comprehensive Planning Committee and Full Commission meetings, pursuant to 
the requirements of the Pennsylvania Municipalities Planning Code (MPC). Discussion 
on agenda items largely happens during the Committee meeting. Both meetings are 
virtual, please see the meeting details below to attend. The LVPC will issue a follow-up 
letter after the Commission meeting should the Commission have any additional 
comments. 
 

 LVPC Comprehensive Planning Committee Meeting 
o September 22, 2020 at 12:00 PM 
o Meeting information: https://www.lvpc.org/meetings.html 

 LVPC Full Commission Meeting 
o September 24, 2020 at 7:00 PM 
o Meeting information: https://www.lvpc.org/meetings.html 

 

The subject amendment to the Township zoning ordinance adds definitions and 
regulations pertaining to short-term rentals. These regulations include allowing short-
term rentals as a permitted use in many of the Township zoning districts, with the 
requirement of a short-term rental permit and standards for operation. 
 
The draft amendment is generally consistent with FutureLV: The Regional Plan. 
Allowing short-term rentals, an emerging national trend, supports the ‘expansion of 

small businesses and entrepreneurship’ (of Policy 4.2), and the establishment of an 
application process is a best practice for regulating these uses (of Policy 1.4). 

 

https://www.lvpc.org/meetings.html
https://www.lvpc.org/meetings.html
https://www.lvpc.org/meetings.html


    
   

If you have any additional questions regarding the content of this letter, please do not 
hesitate to call.  As a reminder, in accordance with MPC requirements, any ordinance 
amendments should be forwarded to the LVPC after official adoption. Thank you very 
much. 
 
Sincerely, 
 
 
Jillian Seitz 
Senior Community Planner 
 
 
cc: Marc Fisher, Esq., Worth, Magee & Fisher Law Offices 

Tammy White, Lynn Township Board of Supervisors Secretary/Treasurer 
Christopher Noll, PE, Lynn Township Zoning Officer 



Lehigh Valley Gala + Awards

Join us virtually for our 7th annual celebration  
of community collaboration
Wednesday, October 13, 5:30-6:30 PM
Cost: $15
Register online: www.lvpc.org/lv-awards.html

planning 
for the 
new 
normal



Public Engagement and Participation Items 

DUE TO THE COVID-19 PANDEMIC, SEVERAL PUBLIC MEETINGS OCTOBER 
HAVE BEEN CANCELED, RESCHEDULED OR MOVED TO A VIRTUAL PLATFORM. 
FUTURE MEETINGS WILL BE REEVALUATED, AS THIS SITUATION EVOLVES. 

1. 7th Annual LVPC Gala and Awards – MOVING TO VIRTUAL PLATFORM
• October 13, 2020 @ 5:30 pm

2. WorkshopLV: Multimodal, October 28th @ 3 pm
• Via Web: http://tiny.cc/WMM1028
• Via Phone: 610-477-5793, Conference ID: 987 106 313#

3. Planning + Pretzels: Climate, Water and Air, October 28th @ 4 pm
• Via Web: http://tiny.cc/PP1028
• Via Phone: 610-477-5796, Conference ID: 132 070 414#
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