
LEHIGH VALLEY PLANNING COMMISSION MEETING 

Thursday, February 25, 2021 at 7:00 PM 

Via Microsoft Teams 

AGENDA  

DUE TO THE COVID-19 PANDEMIC WE WILL NOT BE MEETING IN-PERSON.  THE 

MEETING CAN BE ACCESSED AT http://tiny.cc/FC2021mtgs OR VIA PHONE 610-

477-5793, Conf ID: 801 580 965#  

Roll Call 

Courtesy of Floor 

Chairman’s Report 

1. Welcome New Commissioner, Geoff Brace, Lehigh County Commissioner

2. Welcome New Commissioner, Joyce Moore, Upper Milford Township Supervisor

3. Welcome New Commissioner, David O’Connell, City of Easton Council

4. Welcome New Staff, Jennifer Winton, Executive Administrative Assistant

Minutes 

1. ACTION ITEM: Minutes and Review of Roll Call Actions of the January 28, 2021
Commission Meeting (JW) (see page 3)

a. Actions:

i. Minutes of the December 17, 2020 Full Commission Meeting

ii. City of Allentown – LURS – Muhlenberg College, Parkway

Community Building

iii. Comprehensive Planning Committee Summary Sheet

iv. Environment Committee Summary Sheet

v. 2021 LVPC Officers

vi. Adjournment

Comprehensive Planning Committee: 

1. ACTION ITEM: Forks Township – Land Use of Regional Significance – Glover Road

Industrial Development (see page 12)
2. ACTION ITEM: City of Allentown/Hanover Township (LC) – Land Use of Regional

Significance – Lloyd Street Warehouse (see page 18)
3. ACTION ITEM: City of Bethlehem/Lower Saucon Township – Land Use of Regional

Significance – Majestic Bethlehem Center (see page 27)
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4. ACTION ITEM: Lower Nazareth Township – Land Use of Regional Significance

–Lehigh Valley East 17 (see page 31)
5. ACTION ITEM: Committee Summary Sheet (SS, JS) (see page 35)

Environment Committee 

1. INFORMATION ITEM: Committee Activity Report

Transportation Committee: 

1. INFORMATION ITEM: No Report in February, Defer to Highway Traffic Monitoring

and Annual Report 

Old Business: 

1. INFORMATION ITEMS: Monthly Activity Reports:

a. Monthly Subdivision, Land Development, Stormwater and Municipal

Ordinance/Plans Report (BB) (see page 36)
b. COVID-19 Pandemic Highway Traffic Monitoring (BH) (see page 37)

New Business: 

1. ACTION ITEM: Annual Report Presentation (Team Planner)

Communications: 

1. INFORMATION ITEM: Morning Call Business Cycle Column (MA) (see page 38)

Executive Director’s Report: 

1. INFORMATION ITEM: New Monthly, Plan Lehigh Valley Talk Show on WDIY, Lehigh

Valley Public Radio, 88.1! Airs April 5th at 6:30 pm (BB) 

Public Engagement and Participation: 

1. Engagement and Participation (MA) (see page 41)

Next Lehigh Valley Planning Commission Meeting: 

Thursday, March 25 @ 7:00 pm  
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LEHIGH VALLEY PLANNING COMMISSION 

Minutes from the Thursday, January 28, 2021 Meeting 

Due to the COVID-19 pandemic, the LVPC held a virtual public meeting on January 28, 2021.

The meeting was advertised in the Lehigh Valley Press on December 28, 2020.

Mr. Zebrowski chaired the meeting.

Ms. Vazquez took Roll Call.

Members in Attendance: 

Lehigh County 
Phillips Armstrong, Percy Dougherty, Bob Elbich, Steven Glickman, Michael Harakal, Kent
Herman, Jamie Johnson, Leonard Lightner, Richard Molchany, Christina Morgan, Owen O’Neil,
Kathy Rader, Stephen Repasch, Joshua Seigel, and Kevin Schmidt

Northampton County 
Christopher Amato, Malissa Davis, Liesel Dreisbach, Andrew Elliott, Charles Elliott, Darlene
Heller, Susan Lawless, William McGee, John McGorry, Stephen Melnick, Pamela Pearson, Tina
Smith, Gerald Yob, and Greg Zebrowski

Members Absent:

Lehigh County 
Mike Gibson, and Ce-Ce Gerlach

Northampton County 
Bryan Callahan, Janell Connolly, Kevin Lott, Carl Manges, and Spirit Rutzler

Staff Present: Matt Assad, Becky Bradley, Charles Doyle, Brian Hite, Craig Kackenmeister,
Geoff Reese, Jill Seitz, Samantha Smith and Bethany Vazquez

Public Present: Kurt Bresswein, Jeff Ward and Donna Wright

COURTESY OF THE FLOOR
Mr. Amato expressed concerns for the lack of farmland in the region and the desire to continue
to communicate the importance of FutureLV with the communities. Mr. Zebrowski thanked Mr.
Amato for his comments.

MINUTES
Mr. Zebrowski stated that the minutes of the December 17, 2020 LVPC meeting are attached.
Mr. Molchany made a motion to approve the minutes. Mr. Glickman seconded the motion. The
motion passed with Mr. Charles Elliott abstaining.
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CHAIRMAN’S REPORT 

New Commissioner Introduction
Mr. Zebrowski welcomed Andrew Elliott as the new Citizen Representative for Northampton
County and ask Mr. Elliott to share a few words. Mr. Elliott thanked Mr. Zebrowski and shared
his background with the Commission

Thank You Donna Wright for your service 
Mr. Zebrowski thanked Ms. Wright for her 11 years of service as a Planning Commissioner. Ms.
Wright served in a variety of positions, including as the Comprehensive Committee Chair and on
the LVPC Executive Committee for the last 6 years. Mr. Zebrowski shared additional words of
sentiment with Ms. Wright and asked Ms. Wright to share a few words. Ms. Wright expressed
her gratitude for the work of the Commission. Mr. Zebrowski asked if anyone on the
Commission would like to share a few words, Mr. Molchany shared his words of sentiment for
Ms. Wright’s service.

COMMITTEE REPORTS 

Transportation Committee 
Mr. Herman gave a brief update on the items covered during the January Transportation Committee
Meeting and announced that Lehigh County Executive Phillips Armstrong had a special report for the
Commission

1. Secretary Buttigieg Meeting with Counties
Lehigh County Executive Phillips Armstrong gave a report on his meeting with incoming
Transportation Secretary Mr. Pete Buttigieg and several local government officials
around the county. Executive Armstrong stated that the purpose of the meeting was to
discuss the infrastructure needs facing the local governments and the region’s
transportation needs.

Comprehensive Planning Committee 
Mr. Melnick presented the January Comprehensive Committee items with staff presenting information.

1. City of Allentown – Land Use of Regional Significance, Muhlenberg College, Parkway Community
Building

Ms. Seitz reviewed the Land Use of Regional Significance for the City of Allentown. The
Muhlenberg College Parkway Community Building Project proposes to construct a three-story
office building totaling 20,462 square feet. This proposal is generally consistent with FutureLV 
because it serves to ‘expand access to education and job training’ (of Policy 4.1) and
‘encourages reuse and redevelopment within urban areas’ (of Policy 1.1). Ms. Seitz shared
additional comments with the Commission. Mr. Glickman inquired about the definition of a rain
garden. Ms. Seitz explained that a rain garden acts similarly to a detention pond, but it is more
vegetated and works more like a community space. Mr. Amato made a motion to approve the
staff comments as presented. Mr. Harakal seconded the motion. The motion passed
unanimously.

2. Comprehensive Committee Summary Sheet
Mr. Melnick stated that the Comprehensive Planning Committee Summary Sheet is in
the packet for review. Mr. Glickman commented on the City of Bethlehem Ordinance
regarding his concern with no provision for demolition preventions or mitigation in the
Overlay District to prevent something, not residential related, being built in the district
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and noted that he will be voting against that item during the call for votes on the 
summary sheet. Ms. Lawless inquired about the definition of an Overlay District. Ms. 
Heller stated that Overlays allow for the underlining zoning to still apply but the overlay 
allows for specific design and uses in the overlay zones. Ms. Heller also stated that one 
of the things that the City is doing in the ordinance would be to limit the height 
requirement in the district to avoid the concerns expressed by Mr. Glickman. Mr. 
Repasch stated that with the variety of no and abstentions on the summary sheet items 
should result in a separate vote on each item. Mr. Zebrowski agreed and called for a 
vote on each item.  
 
The votes were noted as followed:  

• South Whitehall Township, Zoning Map Amendment 
o Mr. Melnick made the motion to approve the staff comments with Mr. 

Repasch seconding the motion. Ms. Morgan abstained from the vote and 
the motion passed. 

• Hanover Township (NC), Zoning Ordinance Amendment 
o Mr. Molchany made the motion to approve the staff comments with Mr. 

Lightner seconding the motion. Ms. Lawless abstained from the vote and 
the motion passed.  

• City of Bethlehem, Zoning Ordinance and Map Amendment 
o Mr. Repasch made the motion to approve the staff comments with Mr. 

McGee seconding the motion. Ms. Heller abstained from the vote. Mr. 
Glickman and Mr. Elbich voted against the motion. The motion passed.  

 
Environment Committee 
Mr. Repasch presented the report for the Environment Committee with staff providing information.  
 
1. Environment Committee Summary Sheet 

Mr. Repasch stated that the Environment Committee Summary Sheet is in the packet for 
review and made a motion to approve the staff comments. Ms. Morgan seconded the 
motion. With Ms. Rader abstaining from the vote, the motion passed.  

 
OLD BUSINESS 
 
1. Monthly Activity Report 

Ms. Bradley presented information on the December Monthly BuildLV: Subdivision and 
Land Development Report. The report will be distributed publicly around the 15th of each 
month and is available at lvpc.org. Mr. Hite reviewed the Traffic Count data with the 
Commission as well. 

 
NEW BUSINESS 
 
1. 2021 LVPC Officers Vote 

Mr. Zebrowski stated that the Commission needed to hold a 2021 LVPC Officer Election 
and that the Executive Committee met and considered officers to recommend to the 
Commission. Mr. Herman reported on the recommendations stating and in accordance 
with the LVPC Bylaws the Chair, Vice Chair and Treasurer can serve two consecutive 
one-year terms. The Executive Committee recommended that Mr. Zebrowski, Mr. 
Glickman and Ms. Pearson be re-elected for the 2021 year in their current roll. Mr. 
Dougherty made a motion to approve the Executive Committee recommendation for the 
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2021 LVPC Officers. Mr. McGorry seconded the motion. The motion passed 
unanimously.  

2. 2021 Online Application Update 
Ms. Bradley stated that LVPC has revamped its Subdivision and Land Development 
Application, which became effective on January 1st of 2021. This new application 
enables individuals to use an online form that will guide them through the application 
process. The application’s webpage also includes additional online tools for applications 
to use including a Q+A section for ease and efficiency. Mr. Kackenmeister, Ms. Seitz 
and Ms. Smith guided the Commission through the new application and features. Mr. 
Glickman asked if the Tax ID on the form also auto-fills the address. Ms. Seitz stated 
that the address is not automatically filled-in but both the address and Tax ID information 
is a requirement of the application.  

 
COMMUNICATIONS 
 
1. Morning Call Business Cycle Column 

Mr. Assad state that the recent LVPC column published on Sunday, January 3rd was in 

the packet. The next column will be about going green is just as much an investment in 

our economy as an investment in our environment and is due to be published on 

Sunday, February 7.  

2. Annual Website Traffic Report 
Mr. Assad stated that the LVPC had just short of 80,000 view of its webpage in 2020. 
Mr. Kackenmeister stated that the FutureLV page garnered nearly 4,000 views and the 
DataLV page, particularly the COVID-19 page, had more than 4,000 views and was the 
busiest page on the website. Mr. Kackenmeister reviewed other popular webpage 
insights with the Commission.  
 

EXECUTIVE DIRECTOR’S REPORT 
 
1. Annual BuildLV Activity Report 

Ms. Bradley reviewed the development activity over the 2020 year and stated that the full 
annual report will be presented to the Commission at the February Meeting.  

 
2. PennDOT Pathways Program Update 

Ms. Bradley stated that Secretary Gramian gave a testimony at the Senate Transportation 
Committee meeting regarding the PennDOT Pathways Program, specifically the P3 program 
proposing the tolling of the state’s bridges along the Interstate Highway System. Ms. Bradley 
continued by stating that Secretary Gramian echoed the Commission’s sentiments regarding 
the need to address equity issues and impacts when considering locations were user fees 
will be implemented, and the need to have an excess funds raised through the program to 
stay within the local community where the fees are generated by allowing regional planning 
organizations allocate those funds to local transportation projects and initiatives. PennDOT 
will unveil further details on the specific list of bridges in mid-February, which will be followed 
by a period of public comment. Ms. Bradley stated that further details of the program will be 
brought before the Commission as they become available.  

 
ANNOUNCEMENTS: 
Mr. Assad announced the kick-off of the 2021 Commission Engagement and participation effort 
with the first Transformative Talks session on the distribution of the COVID-19 Vaccine. 
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Information on this event can be found at lvpc.org. Any questions can be referred to 
bvazquez@lvpc.org or called in to 610-264-4544. 
 
ADJOURNMENT 
Mr. Zebrowski stated that the next LVPC meeting is set to be virtual. Mr. Zebrowski asked for a 
motion to adjourn the meeting; Mr. Molchany made the motion. Mr. Zebrowski seconded the 
motion and adjourned. 
 

Submitted by: 
Becky Bradley, AICP, Executive Director  
Bethany Vazquez, Program Associate 
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LVPC FULL COMMISSION

January 28, 2021 Meeting

E-Mail Ballot Due to COVID-19 Pandemic Restricting In-Person Interactions*   

ACTION 1 ACTION 2

Commissioner Yay Nay Abstain Commissioner Yay Nay Abstain
Geoff Brace Geoff Brace

Percy Dougherty X Percy Dougherty X

Bob Elbich X Bob Elbich X

Mike Gibson Mike Gibson

Steven Glickman 2nd Steven Glickman X

CeCe Gerlach CeCe Gerlach

Michael Harakal X Michael Harakal 2nd

Kent Herman X Kent Herman X

Jamie Johnson X Jamie Johnson X

Richard Molchany 1st Richard Molchany X

Christina Morgan X Christina Morgan X

Owen O'Neil X Owen O'Neil X

Kathy Rader X Kathy Rader X

Stephen Repasch X Stephen Repasch X

Joshua Seigel X Joshua Seigel X

Kevin Schmidt X Kevin Schmidt X

Leonard Lightner X Leonard Lightner X

Christopher Amato X Christopher Amato 1st

Bryan Callahan Bryan Callahan

Janell Connolly Janell Connolly

Malissa Davis X Malissa Davis X

Liesel Dreisbach X Liesel Dreisbach X

Charles Elliot X Charles Elliot X

Andrew Elliott X Andrew Elliott X

Darlene Heller X Darlene Heller X

Susan Lawless X Susan Lawless X

Kevin Lott Kevin Lott

Carl Manges Carl Manges

William McGee X William McGee X

John McGorry X John McGorry X

Stephen Melnick X Stephen Melnick X

Pam Pearson X Pam Pearson X

Spirit Rutzler Spirit Rutzler

Tina Smith X Tina Smith X

Gerald Yob X Gerald Yob X

Greg Zebrowski X Greg Zebrowski X

Totals 27 1 Totals 28

Minutes of the December 17, 2020 Full 
Commission Meeting

City of Allentown - LURS - Muhlenberg College, 
Parkway Community Building

*LVPC Bylaws State, "In special circumstances, where the action of the Executive Committee is required prior to the next regularly scheduled 

meeting, the Chair may authorize a special mail, electronic or telephone ballot. A majority of the votes by said ballot shall authorize said 

action.  A record shall be kept of the aye and nay responses to said ballot and shall be reported and ratified at the next regularly scheduled 

meeting." (Article VII., §4 §§d)
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LVPC FULL COMMISSION

January 28, 2021 Meeting

E-Mail Ballot Due to COVID-19 Pandemic Restricting In-Person Interactions   

ACTION 3 ACTION 4

Commissioner Yay Nay Abstain Commissioner Yay Nay Abstain
Geoff Brace Geoff Brace

Percy Dougherty X Percy Dougherty X

Bob Elbich X Bob Elbich X

Mike Gibson Mike Gibson

Steven Glickman X Steven Glickman X

CeCe Gerlach CeCe Gerlach

Michael Harakal X Michael Harakal X

Kent Herman X Kent Herman X

Jamie Johnson X Jamie Johnson X

Richard Molchany X Richard Molchany 1st

Christina Morgan X Christina Morgan X

Owen O'Neil X Owen O'Neil X

Kathy Rader X Kathy Rader X

Stephen Repasch 2nd Stephen Repasch X

Joshua Seigel X Joshua Seigel X

Kevin Schmidt X Kevin Schmidt X

Leonard Lightner X Leonard Lightner 2nd

Christopher Amato X Christopher Amato X

Bryan Callahan Bryan Callahan

Janell Connolly Janell Connolly

Malissa Davis X Malissa Davis X

Liesel Dreisbach X Liesel Dreisbach X

Charles Elliot X Charles Elliot X

Andrew Elliott X Andrew Elliott X

Darlene Heller X Darlene Heller X

Susan Lawless X Susan Lawless X

Kevin Lott Kevin Lott

Carl Manges Carl Manges

William McGee X William McGee X

John McGorry X John McGorry X

Stephen Melnick 1st Stephen Melnick X

Pam Pearson X Pam Pearson X

Spirit Rutzler Spirit Rutzler

Tina Smith X Tina Smith X

Gerald Yob X Gerald Yob X

Greg Zebrowski X Greg Zebrowski X

Totals 27 1 Totals 27 1

Comprehensive Planning Summary Sheet - 
South Whitehall Township Item

Comprehensive Planning Summary Sheet - 
Hanover Township, NC Item
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LVPC FULL COMMISSION

January 28, 2021 Meeting

E-Mail Ballot Due to COVID-19 Pandemic Restricting In-Person Interactions 

ACTION 5 ACTION 6

Commissioner Yay Nay Abstain Commissioner Yay Nay Abstain
Geoff Brace Geoff Brace

Percy Dougherty X Percy Dougherty X

Bob Elbich X Bob Elbich X

Mike Gibson Mike Gibson

Steven Glickman X Steven Glickman X

CeCe Gerlach CeCe Gerlach

Michael Harakal X Michael Harakal X

Kent Herman X Kent Herman X

Jamie Johnson X Jamie Johnson X

Richard Molchany X Richard Molchany X

Christina Morgan X Christina Morgan 2nd

Owen O'Neil X Owen O'Neil X

Kathy Rader X Kathy Rader X

Stephen Repasch 1st Stephen Repasch 1st

Joshua Seigel X Joshua Seigel X

Kevin Schmidt X Kevin Schmidt X

Leonard Lightner X Leonard Lightner X

Christopher Amato X Christopher Amato X

Bryan Callahan Bryan Callahan

Janell Connolly Janell Connolly

Malissa Davis X Malissa Davis X

Liesel Dreisbach X Liesel Dreisbach X

Charles Elliot X Charles Elliot X

Andrew Elliott X Andrew Elliott X

Darlene Heller X Darlene Heller X

Susan Lawless Susan Lawless X

Kevin Lott Kevin Lott

Carl Manges Carl Manges

William McGee 2nd William McGee X

John McGorry X John McGorry X

Stephen Melnick X Stephen Melnick X

Pam Pearson X Pam Pearson X

Spirit Rutzler Spirit Rutzler

Tina Smith X Tina Smith X

Gerald Yob X Gerald Yob X

Greg Zebrowski X Greg Zebrowski X

Totals 25 2 Totals 27 1

Environment Committee Summary SheetComprehensive Planning Summary Sheet - City of 
Bethlehem Item

1
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LVPC FULL COMMISSION

January 28, 2021 Meeting

E-Mail Ballot Due to COVID-19 Pandemic Restricting In-Person Interactions 

ACTION 7 ACTION 8

Commissioner Yay Nay Abstain Commissioner Yay Nay Abstain
Geoff Brace Geoff Brace

Percy Dougherty 1st Percy Dougherty X

Bob Elbich X Bob Elbich X

Mike Gibson Mike Gibson

Steven Glickman X Steven Glickman X

CeCe Gerlach CeCe Gerlach

Michael Harakal X Michael Harakal X

Kent Herman X Kent Herman X

Jamie Johnson X Jamie Johnson X

Richard Molchany X Richard Molchany 1st

Christina Morgan X Christina Morgan X

Owen O'Neil X Owen O'Neil X

Kathy Rader X Kathy Rader X

Stephen Repasch X Stephen Repasch X

Joshua Seigel X Joshua Seigel X

Kevin Schmidt X Kevin Schmidt X

Leonard Lightner X Leonard Lightner X

Christopher Amato X Christopher Amato X

Bryan Callahan Bryan Callahan

Janell Connolly Janell Connolly

Malissa Davis X Malissa Davis X

Liesel Dreisbach X Liesel Dreisbach X

Charles Elliot X Charles Elliot X

Andrew Elliott X Andrew Elliott X

Darlene Heller X Darlene Heller X

Susan Lawless X Susan Lawless X

Kevin Lott Kevin Lott

Carl Manges Carl Manges

William McGee X William McGee X

John McGorry 2nd John McGorry X

Stephen Melnick X Stephen Melnick X

Pam Pearson X Pam Pearson X

Spirit Rutzler Spirit Rutzler

Tina Smith X Tina Smith X

Gerald Yob X Gerald Yob X

Greg Zebrowski X Greg Zebrowski 2nd

Totals 28 Totals 28

2021 Officers Vote Adjournment 
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February 26, 2021 

 

 
Mr. Dean Turner, Chair 
Forks Township Planning Commission 
Municipal Building 
1606 Sullivan Trail 
Easton, Pennsylvania 18040 
 

 

RE:  Glover Road Industrial Development  
Land Use of Regional Significance – REVISED LETTER 

       Forks Township 
       Northampton County 

 

 

Dear Mr. Turner: 

 

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, and we 

encourage your participation. The LVPC will issue a follow-up letter after the Commission 

meeting if Commission members have any additional comments. Meeting participation details 

are below: 

 

• LVPC Comprehensive Planning Committee Meeting 

o February 23, 2021 at 12:00 PM 

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

• LVPC Full Commission Meeting 

o February 25, 2021 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 a warehouse located more than 1,320 feet from a major roadway classified as 

appropriate to handle associated traffic. The subject application proposes to construct a 

160,000-square-foot warehouse on 14.53 acres (Premise A), with an additional 2.79-acre parcel 

(Premise B) for stormwater management facilities. The proposal is located at the intersection of 

Glover, Kuebler and Richmond Roads (parcel numbers J9 15 9 0311 and J9 16 9 0311).  

 

This proposal is located in a Preservation Buffer of the General Land Use Plan and within a 

High Preservation Priority Area of the Farmland Preservation Plan. The Preservation Buffer is 

an area that may have factors available to accommodate additional development but where 
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additional scrutiny is warranted in determining whether growth accommodation or agricultural 

preservation is most appropriate. However, the Lehigh Valley Planning Commission 

acknowledges this is a pivotal area, where the Township must balance accommodating 

development pressure and farmland preservation. Thorough consideration of appropriateness 

will continue to ensure ‘an efficient development process that is responsive to regional needs’ 

(Policy 1.4).  

 

 
 

As the Township manages growth pressure, agricultural preservation and long-term 

sustainability, the LVPC offers the following:  

 

Area of Transition  
The project is proposed within the Township in an area of transition. This area, formerly was 

almost entirely agricultural and now includes both existing and proposed industrial 

development. As this area evolves into an industrial park, the LVPC encourages leveraging 

development interest to support the long-term welfare of the Township, its residents and its 

businesses. Impacts studies and assessments to evaluate the lasting pressures 

development places on the Township and its resources should be utilized to the maximum 

extent possible. Strong support by the development community in growing and maintaining 

infrastructure promotes ‘the fiscal health and sustainability of municipalities’ (Policy 4.6).  

 

The LVPC recommends utilizing Pennsylvania Department of Transportation (PennDOT) 
programs and resources to ‘improve efficiency of existing infrastructure’ (of Policy 2.2) as 
passenger vehicle and truck traffic increases in the Township. PennDOT’s Local Technical 
Assistance Program (LTAP) is a valuable asset that can provide technical assistance in 
reviewing safety improvements that can be made in the short-, mid- and long-range to 
‘adjust transportation projects to meet the changing needs of the region’ (of Policy 2.6). 
More specific to certain locations, PennDOT’s Highway-Rail Grade Crossing Safety (RRX) 
Program, part of the State Transportation Improvement Plan (STIP), should be utilized to 
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assess potential methods to ‘improve rail and highway grade crossings’ (of Policy 2.4). Two 
existing railroad crossings on Sullivan Trail and Uhler/Kesslerville Roads have signals but 
are at-grade without protection. Improvements should be made at these locations to 
‘enhance incident management strategies’ (of Policy 2.2).  

 

The LVPC offers the following considerations to support the long-term viability of the subject 

proposal: 

 

Multimodal Accessibility  
The LVPC acknowledges the intent to ‘support pedestrian-scale development’ (of Policy 1.2) 

fulfilled by including sidewalks along a portion of Glover Road and along the entire building 

frontage. However, the LVPC strongly recommends inclusion of sidewalks, to ‘ensure 

transportation accessibility for all persons’ (of Policy 5.2), along all property frontages, of 

both Premise A and Premise B, on Glover, Kuebler and Richmond Roads.  

 

Bicycle racks should be installed at a location convenient to employees to strengthen bicycle 

infrastructure (of Policy 5.3) for job and transit access, and in order to cover the ‘last mile’ for 

employees who may utilize Lehigh and Northampton Transportation Authority (LANTA) 

service, which is located just under one mile from the subject property. 

 
Agricultural Preservation 

The subject property has been identified as being enrolled in the Pennsylvania Agricultural 

Security Area Program (Act 43 of 1981), and is viable for continued agricultural use. 

Additionally, the site is directly adjacent to other agricultural properties also in the program, 

who’s function is to ‘expand municipal agricultural security areas’ (of Policy 4.4). Effective 

farmland preservation techniques include ensuring that agricultural properties remain 

contiguous. Therefore, maintenance of the subject property in agricultural use should be 

strongly considered.  
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In consideration of FutureLV, the prominence of agricultural preservation areas, and the 

Township’s Zoning Ordinance and Comprehensive Plan, the LVPC recommends that growth 

east of Richmond Road be restricted. Limiting conversion of these lands from farming will 

‘support effective farmland preservation techniques’ and ‘preserve farmlands of all sizes, 

when possible’ (of Policy 3.3). 

 
Transportation 
The LVPC reviewed a traffic impact study for the proposed development. Trip calculations 

within the traffic impact study (TIS) estimated 298 trips, including 96 truck trips, utilizing the 

Institute of Transportation Engineers (ITE) Trip Generation Manual 10th Edition’s 

Warehouse Land Use Code as the basis for the analysis. As warehousing uses and trips 

generated can significantly differ, the LVPC performed calculations for all warehousing uses 

for a comprehensive assessment at estimated average daily trips. 

 

Land Use 150 Warehousing 298 trips (96 trucks)* 

Land Use 154 High Cube Transload and Short-Term Warehouse 224 trips (35 trucks)* 

Land Use 155 High Cube Fulfillment Center Warehouse  290 trips (37 trucks)* 

Land Use 156 High Cube Parcel Hub Warehouse  741 trips (93 trucks)* 

Land Use 157 High Cube Cold Storage warehouse  339 trips (120 trucks)* 

*total trip number include trucks 

 

As is demonstrated by the estimations included in the table, the LVPC recommends that the 
intended use be confirmed in order to mitigate and plan for transportation infrastructure, 
update the TIS and negotiate necessary improvements if a higher-impact warehousing use 
is, in fact, the end user of the facility. These recommendations will ensure that the Township 
can ‘right-size transportation infrastructure projects’ (of Policy. 2.2). 
 
The TIS indicates that the southern driveway will be restricted to right-in/left-out only due to 
current truck restrictions on north Glover Road. However, the land development plans 
indicate a full movement driveway. The LVPC recommends that the driveway be configured 
in such a way to clearly restrict access and should include a constructed barrier to prevent 
wayward trucks from venturing onto restricted truck roads and ‘improve transportation 
performance measures’ (of Policy 2.6). Similarly, truck restriction signage indicated in the 
TIS should be depicted in the development plans to ensure its installation.  
 
The LVPC recommends the designation of truck routes to State Route 33, a principal arterial 
roadway approximately 2.5 miles from the site. A study of the most efficient and safe truck 
route should be memorialized in the TIS and then applied to the Township through 
appropriate signage in order to ‘promote safe and secure community design’ (Policy 5.1). 
Adjacent to the northeast of the proposal, the recently proposed 433,000-square-foot Padula 
Road Warehouse amplifies the critical need for proper truck routing (of Policy 2.4) for the 
efficient movement of freight in the area.   
 
Tractor-Trailer Amenities 
The LVPC commends the proposal’s inclusion of sufficient tractor-trailer parking on-site. In 

order to further ensure adequate on-site tractor-trailer staging and parking areas, the LVPC 

recommends that truck and driver amenities be included. Long-duration and overnight 

parking areas, driver amenities, and electrical hookups to accommodate refrigerated units 

and limit idling for emission reduction and improved air quality are among improvements that 
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‘expand truck parking options and amenities’ (of Policy 2.4). 

 

The accumulation of snow and ice on top of tractor-trailers poses a safety hazard to other 

vehicles on the roadway, potentially resulting in serious injury and death. The 2006 

Pennsylvania Snow/Ice Removal Law requires the removal of snow and ice from all vehicles 

prior to leaving the site. The LVPC recommends the installation of a snow-clearing tool at 

the site that would easily allow for truck drivers to clean off tractor-trailers to help ‘provide a 

safe, well-maintained transportation network’ (Policy 2.2). 

 

It is unclear whether the proposal accounts for potential truck queuing. More specifically, if 
the facility is to be gated at any time, the design should include provisions for ample room 
for trucks to get off Glover Road and onto the site itself in a safe manner. Due to the limited 
shoulder and travel lane width of Glover Road, the municipality may want to restrict parking 
for its entirety to ‘strengthen freight mobility to minimize quality of life impacts to residents’ 
(Policy 2.4).  
 

Landscaping and Green Infrastructure 
While landscaping is proposed, increasing landscape materials would support the 

environment, improve overall aesthetic and provide consistency with the character of the 

Township. Additionally, supplemental landscaping in areas designed for the mental and 

physical well-being of employees would serve to ‘create community spaces that promote 

physical and mental health’ (Policy 5.3). These benefits include reduced depression, anxiety 

and stress.  

 

Additionally, the LVPC recommends that the applicant consider the financial benefits of 

incorporating sustainable systems into facility functionality. Sustainable utilities, such as a 

geothermal energy systems and greywater reuse for irrigation and plumbing, reduce 

overhead costs of operation while also ‘minimizing environmental impacts of development’ 

(Policy 3.1) and supporting ‘renewable energy and diversification of sources’ (of Policy 3.4).  

 

Please refer to the LVPC Green Infrastructure Guidelines document as a reference for 

improving the effectiveness of green design, available at www.LVPC.org. 

 
Stormwater 
The project site is located within the Bushkill Creek Watershed. This watershed has a fully 

implemented Act 167 Stormwater Management Ordinances. Comments relative to our 

review of the project’s stormwater management plan are included as Attachment 1. 

 

The LVPC has copied appropriate representatives from neighboring municipalities for this land 

use of regional significance to ‘coordinate land use decisions across municipal boundaries’ 

(Policy 1.4). 

 

Municipalities, when considering subdivision/land developments, should reasonably attempt to 

be consistent with FutureLV: The Regional Plan, as required by the Pennsylvania Municipalities 

Planning Code (MPC). Please refer to Article 1, Section 105; Article 3, Sections 303 and 306; 

and Article 6, Section 603, as applicable, for further information. The LVPC review does not 
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include an in-depth examination of plans relative to subdivision design standards or ordinance 

requirements since these items are covered in the municipal review. 

 

If this proposal moves 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. 

 

 

Sincerely, 

 

Samantha Smith  

Chief Community Planner 

 
 
cc:   Tim Weis, Forks Township Zoning Officer 

  Sean Policelli, Forks Township Engineer, Gilmore & Associates 
      Stephen Pany, PE, Pany & Lentz 

 Stephen Nowroski, City of Easton Director of Planning 
Jennifer Smethers, Lower Mount Bethel Township Manager 

Cynthia Carman Kramer, Palmer Township Planning Director 

Paul Levits, Plainfield Township Planning Commission Chair 
Sean Dooley, Stockertown Borough Planning Commission Chair 

 Robert Hayes, Tatamy Borough Council Chair 
 Molly Wood, LANTA Planner/Land Use Specialist 

Daniel Ahn, Northampton County Conservation District Engineer 

Geoffrey Reese, LVPC Director of Environmental Planning 

Charlie Doyle, LVPC Director of Transportation Planning and Data 
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February 10, 2021 

 

Irene Woodward, AICP  
Director of Planning & Zoning 
City of Allentown 
435 Hamilton Street 
Allentown, PA 18101 

Mr. Mark Thomas, Chair  

Hanover Township Planning Commission 

2202 Grove Road 

Allentown, PA 18109 

RE:  Lloyd Street Warehouse – Land Use of Regional Significance 
 City of Allentown and Hanover Township  

Lehigh County 
 

Dear Ms. Woodward and Mr. Thomas: 

 

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, and we 

encourage your participation. The LVPC will issue a follow-up letter after the Commission 

meeting if Commission members have any additional comments. Meeting participation details 

are below: 

 

• LVPC Comprehensive Planning Committee Meeting 

o February 23, 2021 at 12:00 PM 

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

• LVPC Full Commission Meeting 

o February 25, 2021 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. The subject application proposes a 326,630-square-foot warehouse on 20.75 
acres, with 151,193 square feet of the warehouse located in Hanover Township and 175,437 
square feet located in the City of Allentown. A lot consolidation is also proposed. The project 
site is bounded by American Parkway, Airport Road, Lloyd Street and Irving Street (parcel 
numbers 64881641979, 64881312529, 648808811447733 and 648813125855).  
 
The proposed development is located along two Major Corridors identified in the Transportation 
Plan of FutureLV: The Regional Plan. The project poses substantial impacts to the community 
and larger area, however careful scrutiny and analysis is required in order to accurately quantify 
those impacts and ensure the proposal aligns with the goals of the City, Township and overall 
region. The LVPC offers the following considerations in order to mitigate adverse impacts of the 
proposal and create a sustainable and resilient development in support of community interests:  
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High Cube Transload Warehouse Impacts 

The submitted traffic impact study (TIS) dated December 23, 2020 calculates the number of 

daily trips generated by the proposal utilizing land use code 154 High-Cube Transload of the 

Institute of Transportation Engineers (ITE) Trip Generation Manual 10th Edition.  

 

While the ITE defines high-cube warehouses as those having a high level of on-site 

automation, recent guidance provided by the LVPC identifies possible discrepancies 

between ITE calculations and real transportation impacts of automated warehousing 

developments. These discrepancies occur based on the ITE consideration of ‘automation’, 

which often refers to the use of forklifts rather than manual labor to move goods, whereas 

modern-day automation can incorporate complex racking systems that move products 

exponentially faster. Truck traffic impacts have a direct relationship to the height of buildings 

with automated systems due to their greater storage capacity and rapid turn-around for 

loading and unloading vehicles. 

 

In order for municipalities to assess the impact of freight-based businesses on the entire 

regional transportation system (of Policy 2.4), the level of automation to be included in the 

proposed facility must be identified. For more information about the impacts of high cube 

and automated warehouses on communities, please see the LVPC High Cube and 

Automated Warehousing Community Guide available at https://www.lvpc.org/c-guides---

model-regs.html. 

 

 
Local Roadway Network Impacts 
The proposal has potential to be suitable for its location along two Major Corridors in the 

Transportation Plan and near a major interchange.  However, the current site design is 

generally inconsistent with FutureLV: The Regional Plan. Truck traffic to be generated by 

the development poses significant adverse impacts to Lloyd Street, a posted truck-restricted 

road, and the only roadway on which an access point is proposed. In order to ‘match 

development intensity with sustainable infrastructure capacity’ (of Policy 1.1), the LVPC 

recommends that the applicant seek alternatives to the proposed access point. 

The applicant listed on the plans is A. Duie Pyle, a transportation and logistics / 

warehousing provider who operates other facilities less than one mile from the proposal. If 

the intent is to accommodate and coordinate freight movements between the proposed and 

local facilities, the transportation impacts may be more intensive than a common transload 

warehouse facility and should be considered when assessing traffic generation and roadway 

network impacts. 
 
The ITE Trip Generation Manual 10th Edition + Supplement estimates 72 trucks will access 

the proposed facility per day. However, the site plan provides 86 trailer dock spaces, which 

are often used multiple times per day. As such, the provided truck trip calculations likely do 

not reflect the actual daily truck trips originating from the facility, and further analysis is 

required to determine the impact of the proposal on local infrastructure in the surrounding 

area. 
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Roadway Safety 

The four intersections adjacent to the project location pose substantial safety concerns due 

to frequent crash incidents. The Pennsylvania Department of Transportation (PennDOT) 

considers any location with five or more reportable accidents within one year to be a safety 

concern. Utilizing PennDot’s Pennsylvania Crash Information Tool (PCIT) by PennDOT the 

LVPC identified the following: 

o Lloyd Street at Airport Road 

▪ 16 accidents from 2015 to 2019 

▪ 5 accidents in 2019 

o Irving Street at Lloyd Street 

▪ 1 accident in 2017 

o American Parkway at Irving Street 

▪ 26 accidents from 2015 to 2019 

▪ 9 accidents in 2019 

o American Parkway at Airport Road  

▪ 43 accidents from 2015 to 2019  

▪ 17 accidents in 2019 

 

Due to the above crash history at the intersection of American Parkway and Irving Street it is 

strongly encouraged to consider adding a left turn arrow signal head to the signalized 

intersection of American Parkway and Irving Street. The safety improvements will help 

mitigate the impacts of motorists traveling east on American Parkway turning left on Irving 

street.  The intersection of Lloyd Street and Airport Road is also of significant concern.  

Questions as to safe vehicle turning movements, signal coordination and timing and 

pedestrian connectivity and safe are outstanding.  Additionally, turning movements at 

American Parkway and Airport Road will be impacted by this development.  Safety, signal 

coordination and timing and pedestrian safety remain outstanding issues as well.         

The truck restriction posted on Lloyd Street for the entire length between Airport Road and 

Irving Street is a considerable detriment to the proposal. Truck restrictions are typically 

enacted for safety reasons to direct trucks away from roads that are not sufficient to 

accommodate them.  It is also, highly critical that Lloyd Street be entirely rebuilt to withstand 

the frequency and weight of freight traffic, especially if this remains the primary entrance to 

the industrial development site.           

The LVPC has significant concerns that Irving Street is not built to withstand the frequency, 

or weight of the increased truck traffic and will need to be rebuilt.   

A traffic circulation plan should be required because tractor trailer movements between the 

proposed development and the airport along Irving Street, Airport Center Road, Congress 

Street, Highland Street and other local roads nearby will see an increase in truck traffic.  The 

LVPC urges revisions to the site design that would eliminate the conflict of a truck access 

point via a roadway with truck restrictions, in order to ‘provide a safe, well-maintained 

transportation network’ (Policy 2.2). 

 

Because the proposed warehouse is a gated facility, the LVPC recommends expanding the 

queuing capacity for both the truck and passenger vehicle access points, in order to prevent 

vehicles waiting to enter the facility on Lloyd Street.  
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Emergency Access 
The site layout includes an emergency access driveway located west of the two main 

access driveways on Lloyd Street. Placing the only emergency access point on Lloyd Street 

is inadvisable. Should an incident occur along Lloyd Street and the street corridor is 

restricted, the benefit of providing an emergency access may be severely compromised. 

Revising the site layout plan to propose emergency access on Irving Street would better 

‘promote safe and secure community design and emergency management’ (of Policy 5.1). 

 

 
Tractor-Trailer Accommodations 
The LVPC recommends ensuring adequate overnight parking areas with sufficient amenities 

such as driver facilities and electrification of truck parking stalls to limit tractor-trailer idling 

for emission reduction and to support the improvement of air quality. In addition, the 

municipal government is encouraged to require the facility operator to allow trucks to arrive 

onsite at any time, stage, rest and park overnight in perpetuity as part of the Development 

Agreement.  These accommodations keep truck drivers safe and eliminate their need to 

park on road shoulders and in residential areas, and serve to ‘strengthen freight mobility to 

minimize quality of life impacts to residents’ (Policy 2.4). 

 

The accumulation of snow and ice on top of tractor-trailers poses a safety hazard to other 

vehicles on the roadway, potentially resulting in serious injury and death. The 2006 

Pennsylvania Snow/Ice Removal Law requires the removal of snow and ice from all vehicles 

prior to leaving the site. The LVPC recommends the installation of a snow-clearing tool at 

the site that would easily allow for truck drivers to clean off tractor-trailers to help ‘provide a 

safe, well-maintained transportation network’ (Policy 2.2). 

 
Multimodal Connectivity and Job Access 
To ‘promote safe and secure community design’ (Policy 5.1) the LVPC urges substantial 
improvements to the site design by incorporating pedestrian sidewalk infrastructure along 
the entirety of the property frontages. Pedestrians are currently prohibited from crossing 
along Airport Road at American Parkway and Lloyd Street. The lack of legal crossing 
opportunities emphasizes the need for sidewalks along the frontage of the project especially 
along Irving Street to facilitate a safe pedestrian corridor for east-west connectivity. 
 
Crosswalk infrastructure and pedestrian signal heads are currently installed at the 
intersection of American Parkway and Irving Street. Pedestrian accommodations at Airport 
Road and Lloyd and Airport Road and American Parkway need to be made, as well.  The 
workforce profile at industrial facilities of this type requires a high degree of non-motorized 
accommodations in order to be successful.  In addition, this area is densifying and 
diversifying land uses, and is at the convergence of residential, tourism and recreation, 
general commercial, retail and service, cemetery and other industrial land uses.  It is critical, 
when a variety of land uses converge, that the transportation system function in as a diverse 
manner as the land activities itself.  Pedestrian amenities would be strengthened with 
installation of sidewalks, pedestrian signalization and upgraded to modern Americans with 
Disabilities Act (ADA) ramp standards and support the use of universal design (of Policy 5.2) 
and safe mobility. 
 
The Lehigh and Northampton Transportation Authority (LANTA) provides public transit 
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service directly west of the site, with a bus stop at American Parkway and North Irving 
Street. Transit service is key to employment in the Lehigh Valley because it plays a critical 
role in the ability for the workforce to get to and from work. Incorporating pedestrian 
infrastructure that enables employees to safely move between the LANTA bus stop and 
building entrances is imperative to the economic success of this development, and to 
remove barriers to employment (of Policy 4.3).  
 

A motorcycle parking area is proposed adjacent to the employee parking lot. It is 

recommended that bicycle racks also be provided at the site to further accommodate non-

motorized modes of transportation and ‘improve connections between mass transit and 

pedestrian and bicycle infrastructure’ (of Policy 2.3). 

 

 
Landscaping and Sustainable Design 

While perimeter landscaping is proposed, increasing internal landscaping would support the 

environment, improve overall aesthetics and provide consistency with the character of the 

Township and City. Additionally, providing outdoor seating and recreational areas with 

supplemental landscaping would support the well-being of employees by ‘creating 

community spaces that promote physical and mental health’ (Policy 5.3). These benefits 

include reduced depression, anxiety and stress in addition to adding value to the property 

and facility.  

The LVPC recommends that the applicant consider the financial benefits of incorporating 

sustainable systems into facility functionality. Sustainable utilities, such as a geothermal 

energy systems and greywater reuse for irrigation and plumbing, reduce overhead costs of 

operation while also ‘minimizing environmental impacts of development’ (Policy 3.1).  

 

The developer should refer to the LVPC Green Infrastructure Guidelines document as a 
reference for improving the effectiveness of outdoor green infrastructure design, available at 
https://lvpc.org/pdf/2017/Green%20Infrastructure%20Guidelines.pdf. 
 
 
Stormwater 
The project site is located within the Catasauqua Creek Watershed. This watershed has a 
fully implemented Act 167 Stormwater Management Ordinance. Comments relative to our 
review of the project’s stormwater management plan are included as Attachment 1. 
 

Municipalities, when considering subdivision/land developments, 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)]. The 
LVPC review does not include an in-depth examination of plans relative to subdivision design 
standards or ordinance requirements since these items are covered in the municipal review. 
 
The LVPC has copied appropriate representatives from neighboring municipalities for this land 
use of regional significance, and from the River Central Multi-Municipal Comprehensive Plan, to 
‘coordinate land use decisions across municipal boundaries’ (Policy 1.4). Additional project 
partners have been copied to facilitate collaboration across public, private and governmental 
entities on the effects of land use decision-making on mobility, resiliency and quality of life (of 
Policy 2.2). The LVPC urges continuation of dialogue between the City of Allentown, Hanover 
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Township and all project coordination partners to identify and mitigate the impacts of this 
development on the region. This collaboration is critical to ensure the long-term success of the 
development, as well as the health and well-being of the community.  
 
Sincerely, 

 
Jillian Seitz 

Senior Community Planner 

 

cc:  Craig Messinger, City of Allentown Director of Public Works 
 Melissa Wehr, Hanover Township Manager 

Al Kortze, PE, Hanover Township Engineer 

 Jeffrey Beavan, PE, Bohler Engineering 
Rick Molchany, Lehigh County Director of General Services 

 Molly Wood, LANTA Planner/Land Use Specialist 
 Derrick Herrmann, PennDOT District 5 Traffic Engineer 

Garrett Cook, Lehigh County Conservation District 
Lee A. Rackus, Whitehall Township Planning, Zoning & Development Bureau Chief 

 Darlene Heller, City of Bethlehem Planning Director 
 Kerry Rabold, Salisbury Township Administrative Assistant 
 Michael Gibson, Emmaus Borough Planning Commission Chair 
 George Kinney, South Whitehall Township Community Development Director 

Steve Travers, Catasauqua Borough Manager 

Brent Green, Manager, East Allen Township 

John J. Finnigan, Hanover Township (Northampton) Manager 

Peter Paone, President, North Catasauqua Borough Council 

LeRoy E. Brobst, Manager, Northampton Borough 

Kristen Kostick, PennDOT District 5 and Pennoni 

Jessie Sadiua, City of Allentown 

Nelson Varughese, City of Allentown 

David Petrik, PennDOT District 5 

Brian Boyer, PennDOT District 5 

Vicky Roth, Hanover Township (Lehigh) 

Geoff Reese, LVPC Director of Environmental Planning 
Charlie Doyle, LVPC Director of Transportation and Data 
 

 

23



24



25



26



 

 

 

February 19, 2021 

 

Darlene Heller, AICP 
Director of Planning and Zoning 
10 East Church Street 
Bethlehem, PA 18018 

Craig Kologie, Planning Commission Chair 
Lower Saucon Township 
Town Hall, 3700 Old Philadelphia Pike 
Bethlehem, Pennsylvania 18015 

 

RE:  Majestic Bethlehem Center – Lot 6 Eastern Phase –  
Land Use of Regional Significance 

 City of Bethlehem and Lower Saucon Township  
Northampton County 

 

Dear Ms. Heller and 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, 

and we encourage your participation. The LVPC will issue a follow-up letter after the 

Commission meeting if Commission members have any additional comments. Meeting 

participation details are below: 

 

• LVPC Comprehensive Planning Committee Meeting 

o February 23, 2021 at 12:00 PM 

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

• LVPC Full Commission Meeting 

o February 25, 2021 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. The subject application proposes an 833,280-square-foot 
warehouse on Lots 6 and 7, as well as a lot consolidation to facilitate the proposed 
construction. The proposal is located at 3905 Commerce Center Boulevard (parcel 
numbers P7 15 3H and P7 15 3-2). The LVPC previously reviewed proposals for the 
subject property in 2017 and 2011, with the former including two separate buildings and 
a smaller square footage than is currently proposed.  
 
This project is generally consistent with FutureLV: The Regional Plan because it is 
located within a Development area of the General Land Use Plan and in an existing 
industrial park.  
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The LVPC offers the following additional comments: 
 

Municipal Cooperation 
The LVPC commends and wishes to encourage continued cooperation between the 
City of Bethlehem and Lower Saucon Township for development of this and other 
sites within the industrial park. This cooperation serves as an example of how 
municipalities can ‘expand collaboration on planning and development between 
neighboring communities’ (of Policy 4.6).  
 
Pedestrian and Multimodal Accessibility  
The LVPC commends connection to the existing sidewalk along Commerce Center 
Boulevard, which will strengthen the sidewalk infrastructure (of Policy 5.3). To 
‘encourage enhanced transit connections to improve mobility and job access’ (Policy 
2.3) the LVPC recommends ensuring the internal sidewalk network provides 
pedestrian access from all doors to the sidewalk along Commerce Center 
Boulevard, where existing Lehigh and Northampton Transportation Authority 
(LANTA) service is located. Additionally, pedestrian accommodations should be 
provided within the two proposed tractor-trailer parking areas to ensure drivers have 
a safe means of access to and from their vehicles, throughout the site and to the 
public transit system.  
 
Bicycle racks should be installed at a location convenient to employees to 
strengthen bicycle infrastructure (of Policy 5.3) for job and transit access. 
 
Traffic Impact Study 
An initial traffic impact study (TIS) for the project area was done as part of a 
coordinated effort for redevelopment of the former Bethlehem Steel Coke Works 
location. This TIS, dated September 9, 2008, was reviewed for a continuation of 
expectations in consideration of current conditions. As a result of evaluation, the 
LVPC found the TIS to be consistent with current trip generation equations. Any 
variances of numbers is di minimus and, overall, the plan is evolving as the TIS 
anticipated. 
 
Tractor-Trailer Amenities 
The LVPC commends the proposal’s inclusion of sufficient tractor-trailer parking on-

site. In order to further ensure adequate on-site tractor-trailer staging and parking 

areas, the LVPC recommends that truck and driver amenities be included. Long-

duration and overnight parking areas, driver amenities, and electrical hookups to 

accommodate refrigerated units and limit idling for emission reduction, as well as 

improved air quality are among improvements that ‘expand truck parking options and 

amenities’ (of Policy 2.4). 

 

The accumulation of snow and ice on top of tractor-trailers poses a safety hazard to 

other vehicles on the roadway, potentially resulting in serious injury and death. The 

2006 Pennsylvania Snow/Ice Removal Law requires the removal of snow and ice 
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from all vehicles prior to leaving the site. The LVPC recommends the installation of a 

snow-clearing tool at the site that would easily allow for truck drivers to clean off 

tractor-trailers to help ‘provide a safe, well-maintained transportation network’ (Policy 

2.2). 

 

It is unclear whether the proposal accounts for potential truck queuing. More 
specifically, because it appears the facility is proposed to be gated, the design 
should include provisions for ample room for trucks to get off of Commerce Center 
Boulevard, outside of the LANTA service route and onto the site itself to ‘strengthen 
freight mobility to minimize quality of life impacts to residents’ (Policy 2.4).  
 
Conservation Area 
The LVPC strongly recommends redesign of proposed parking and driveway site 
improvements along the eastern boundary, where encroachments are proposed in 
the ‘Conservation Area’. This area is intended to provide for protection of the riparian 
buffer along Fawn Creek and should remain undisturbed in order to ‘protect high-
priority natural lands and water resources’ (of Policy 3.1).  
 
Karsts 
Mapping provided by the Bureau of Topographic and Geologic Survey at the 

Pennsylvania Department of Conservation and Natural Resources indicates the 

presence of karsts in the form on the site. The LVPC advises the applicant to ensure 

proper geotechnical testing prior to any land development, to ‘minimize 

environmental impacts of development to protect the health, safety and welfare of 

the public’ (Policy 3.2). 

 
Landscaping and Green Infrastructure 
While landscaping is proposed, supplemental landscaping in areas designed for the 

mental and physical well-being of employees and drivers would serve to ‘create 

community spaces that promote physical and mental health’ (Policy 5.3). These 

benefits include reduced depression, anxiety and stress.  

 

Additionally, the LVPC recommends that the applicant consider the financial benefits 

of incorporating sustainable systems into facility functionality. Sustainable utilities, 

such as a geothermal energy systems and greywater reuse for irrigation and 

plumbing, reduce overhead costs of operation while also ‘minimizing environmental 

impacts of development’ (Policy 3.1) and supporting ‘renewable energy and 

diversification of sources’ (of Policy 3.4).  

 

Please refer to the LVPC Green Infrastructure Guidelines document as a reference 

for improving the effectiveness of green design, available at www.LVPC.org. 
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Stormwater 
The project site is located within the Saucon Creek Watershed. This watershed has 
a fully implemented Act 167 Stormwater Management Ordinance. Comments 
relative to our review of the project’s stormwater management plan are included as 
Attachment 1. 
 

The LVPC has copied appropriate representatives from neighboring municipalities for 

this land use of regional significance to ‘coordinate land use decisions across municipal 

boundaries’ (Policy 1.4). 

 

Municipalities, when considering subdivision/land developments, 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)]. The LVPC review does not include an in-depth 
examination of plans relative to subdivision design standards or ordinance requirements 
since these items are covered in the municipal review. 
 

Please call or email myself or another Community Planning staff person for information 

on how to obtain LVPC signatures on the final plans. 

 

Sincerely, 

 
Samantha Smith 

Chief Community Planner 
 

 

cc:  Michael Alkhal, PE, City of Bethlehem Engineer/Public Works Director  
Leslie Huhn, Lower Saucon Township Manager 

 Brien Kocher, PE, Hanover Engineering Associates 

Thomas Serpico, PE, Pennoni  

Kyle Haydt, Project Manager, Pennoni 

Molly Wood, LANTA Planner/Land Use Specialist 

Amanda Raudenbush, AICP Bethlehem Township Planning Director  
Gerald Gasada, Freemansburg Borough Manager 
Cathy Hartranft, Hellertown Borough Manager 

Samantha Ciotti Falcone, Upper Saucon Planning Commission Chair 
Christopher Bennick, Fountain Hill Planning Commission Chair 

John Finnigan, Hanover Township (NC) Manager 

Daniel Ahn, Northampton County Conservation District Engineer 
Geoff Reese, LVPC Director of Environmental Planning 
Charlie Doyle, LVPC Director of Transportation Planning and Data 
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February 22, 2021 

 
Ms. Lori B. Seese, Planning Director 
Lower Nazareth Township 
623 Municipal Drive, Suite 220 
Nazareth, Pennsylvania 18064 
 

RE:  Lehigh Valley East 17 – Land Use of Regional Significance 
       Lower Nazareth Township 
       Northampton County 

 

Dear Ms. Seese: 

 

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, and we 

encourage your participation. The LVPC will issue a follow-up letter after the Commission 

meeting if Commission members have any additional comments. Meeting participation details 

are below: 

 

• LVPC Comprehensive Planning Committee Meeting 

o February 23, 2021 at 12:00 PM 

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

• LVPC Full Commission Meeting 

o February 25, 2021 at 7:00 PM 

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

 

The subject application proposes to construct a 378,000-square-foot warehouse with related 

site improvements. This proposal is considered a Land Use of Regional Significance under 

FutureLV: The Regional Plan as a Warehouse Facility in excess of 250,000 square feet. The 

proposal is located at 557 Nazareth Pike (parcel number K7 20 9 0418).  

 

The project is located in an area designated for Farmland Preservation in the General Land Use 

Plan. However, the property zoning designation as Planned Light Industrial Campus Zoning 

District, with the proposed warehouse use permitted by-right, indicates the intent of the 

Township to manage and plan for industrial development in this area. The LVPC offers the 

following consideration to support the long-term viability of the proposal while supporting 

Township goals:  

 
Road Extension 
The LVPC commends the public connector road, Lonat Drive, proposed between Nazareth 

Pike (State Route 191) and Daniels Drive (State Route 946). This supports the intent of 

FutureLV to ‘encourage an interconnected street network’ (of Policy 2.2) and fulfills a 
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Township goal as identified on the adopted Township Official Map. While the design of this 

road is of modern criteria and an excellent planning proposal, the LVPC notes that the width 

of the roadway shoulders may lead to tractor-trailers parking along the road. The Township 

is encouraged to assess the potential impacts if tractor-trailers utilize the shoulders for 

overnight or out-of-hours parking needs.  

The site plan identifies a potential security entrance to be included, if required by the 

customer, which poses concern for on-street queuing. The end user of the facility should be 

required to ensure that no queuing delays affect the staging of tractor-trailers accessing the 

facility. This includes the mitigation of trucks parking along proposed Lonat Drive. 

 

Tractor-Trailer Accommodations 

The LVPC recommends ensuring adequate overnight parking areas with sufficient 

amenities such as driver facilities and electrification of truck parking stalls to limit tractor-

trailer idling for emission reduction and to support the improvement of air quality. In addition, 

the Township is encouraged to require the facility operator to allow trucks to arrive onsite at 

any time, stage, rest, and park overnight in perpetuity as part of the Development 

Agreement. These accommodations keep truck drivers safe and eliminate their need to park 

on road shoulders and in residential areas and serve to ‘strengthen freight mobility to 

minimize quality of life impacts to residents’ (Policy 2.4).  

  

The accumulation of snow and ice on top of tractor-trailers poses a safety hazard to other 

vehicles on the roadway, potentially resulting in serious injury and death. The 2006 

Pennsylvania Snow/Ice Removal Law requires the removal of snow and ice from all vehicles 

prior to leaving the site. The LVPC recommends the installation of a snow-clearing tool at 

the site that would easily allow for truck drivers to clean off tractor-trailers to help ‘provide a 

safe, well-maintained transportation network’ (Policy 2.2).  

 

Multimodal Accessibility  
While the LVPC commends the inclusion of sidewalks and crosswalks along Lonat Drive, 

there are significant opportunities to provide pedestrian infrastructure and increase 

walkability in this area. The sidewalks proposed on Lonat Drive terminate at Nazareth Pike 

to the east and Daniels Road to the west. Both of these roadways have been identified for a 

‘Proposed Recreation Path’ on the Township Official Map. The proposed internal sidewalks 

should be extended along the entirety of the property frontage to ‘promote safe and secure 

community design’ (Policy 5.1). 

Additionally, the Lehigh and Northampton Transportation Authority (LANTA) provides public 

transit service in the vicinity of the site via Nazareth Pike (Bus Route 217). Transit service is 

key to employment in the Lehigh Valley because it plays a critical role in the ability for the 

workforce to get to and from work. Incorporating pedestrian infrastructure that enables 

employees to safely move between transit service and building entrances is imperative to 

the economic success of this development, and to remove barriers to employment (policy 

4.3).   

 

The LVPC commends the included paved path north of Lonat Drive that would facilitate 

active recreation opportunities. Bicycle racks should be installed at a location convenient to 

employees to strengthen bicycle infrastructure (of Policy 5.3) for job and transit access, and 
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to cover the ‘last mile’ for employees who may utilize LANTA service. 

 

Landscaping and Sustainable Design 

The LVPC commends the inclusion of landscaping throughout the site, including along the 

extension of Lonat Drive, as a buffer along the eastern and southern sides of the property, 

and adjacent to building entrances. These plantings support the creation of community 

spaces that promote physical and mental health (Policy 5.3). To minimize the environmental 

impacts of development (Policy 3.2), the LVPC recommends further consideration of 

incorporating green infrastructure techniques into the site design. Please refer to the LVPC 

Green Infrastructure Guidelines document as a reference, available at 

https://lvpc.org/pdf/2017/Green%20Infrastructure%20Guidelines.pdf. 

 

Additionally, the LVPC encourages the integration of sustainable systems into building 

operations and facility functions, such as a geothermal energy systems and greywater reuse 

for irrigation and plumbing. These systems reduce overhead costs of operation while also 

reducing climate change impacts through mitigation and adaptation (Policy 3.4). 

 

Stormwater 
The project site is located within the Monocacy Creek Watershed. This watershed has a fully 

implemented Act 167 Stormwater Management Ordinances. Comments relative to our 

review of the project’s stormwater management plan are included as Attachment 1. 

 
Representatives from the partner agencies of the Nazareth Area Multi-Municipal Plan have 
been copied on this review letter to ‘coordinate land use decisions across municipal boundaries’ 
(Policy 1.4). 
 
Municipalities, when considering subdivision/land developments, should reasonably attempt to 

be consistent with FutureLV: The Regional Plan, as required by the Pennsylvania Municipalities 

Planning Code (MPC). Please refer to Article 1, Section 105; Article 3, Sections 303 and 306; 

and Article 6, Section 603, as applicable, for further information. The LVPC review does not 

include an in-depth examination of plans relative to subdivision design standards or ordinance 

requirements since these items are covered in the municipal review. 

 

If this proposal moves 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. 

 

Sincerely, 

 
Jillian Seitz 

Senior Community Planner 
 
 
cc:  Albert Kortze, PE, Keystone Consulting Engineers, Inc. (Township engineer) 

David Wilson, PE, Civitas Regio 
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 Mark Saginario, Bath Borough Council President / Planning Commission Chair 
Bradford Flynn, Bath Borough Manager 

 Jason Kocsis, Bushkill Township Planning Commission Chair 
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Project Review Summary Sheet

Comprehensive Planning Committee Date: February 2021 

Project Municipality Brief Statement of Purpose LVPC Comment

Zoning 
Ordinance 

Amendment 

Bethlehem
Township

Design Guidelines for Signs in Hospital Health 
Care Village Zoning District (HHCV): 

Considers changes to the Township’s sign design 
guidelines in the HHCV District. 

Generally consistent with FutureLV – 
This minor proposal is not a matter of 

regional concern. 

Zoning Map 
Amendment 

City of
Bethlehem

Institutional Overlay (I-O) Zoning District: 
Considers the addition of an Institutional Overlay 
(I-O) Zoning District to the zoning map at 1838 

Center Street and 200 Dewberry Avenue. 

Generally inconsistent FutureLV –  
The proposal fails to ‘guide the location and 
intensity of development’ (of Policy 1.1) or 

‘encourage an efficient development 
process that is responsive to regional 

needs’ (Policy 1.4), as intended by the City’s 
Zoning Ordinance. 

Comprehensive 
Plan 

Hellertown
Borough /

Lower Saucon
Township

Saucon Valley 2020 Comprehensive Plan Update: 
A multi-municipal planning effort also including the 
Saucon Valley School District. The proposal is an 
update to the multi-municipal comprehensive plan 

adopted in 2009. 

Generally inconsistent with FutureLV –  
This proposal does not satisfy requirements 
for Comprehensive Plans as outlined by the 
Pennsylvania Municipalities Planning Code 

(MPC). 

Zoning 
Ordinance and 

Map 
Amendment 

City of
Allentown

B-5 Central Business Zoning District: 
Adds Urban Transition Multi-Family Development 
as a permitted use within the B-5 Zoning District 
and rezones a series of parcels, located in the 

vicinity of Front Street and the Lehigh River, to the 
B-5 District. 

Partially inconsistent with FutureLV - 
Providing for the use as a special exception 

or conditional use would better ‘promote 
context-specific design solutions’ (of Policy 

5.4). 
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TALKING BUSINESS         February 7, 2021  

 

‘Going green’ is investment in economy 

The term “going green” has become synonymous with spending to decrease air 

pollution, clean our water, beautify our landscapes and ultimately improve our mental 

and physical health. 

This pandemic has only reaffirmed the value of individual and community health. 

In the Lehigh Valley, green is our “quality of life” and our quality of life is not some 

amorphous thing that no one understands. It’s our buildings, jobs, people, rivers, 

creeks, forests, parks, farmlands, schools … the sum of our parts. It will remain great if 

we treat it like we treat it like our favorite people — precious and irreplaceable. 

My point is, it should be thought of as an investment — not an expense — critical to our 

personal and public safety. And a lot of companies, governments and individuals agree. 

There’s a reason why the market value of electric car maker Tesla has bulged to nearly 

$800 billion. It’s because the company made an early investment that is paying off big 

today, as the world’s inevitable transition from fossil fuel to electric vehicles picks up 

speed. As a result, Tesla is now worth four times the value of General Motors, Chrysler 

and Ford, combined. 

A strong argument can be made that this investment in our environmental future figures 

to pay bigger dividends for the Lehigh Valley than most other regions. In the Lehigh 

Valley Planning Commission’s 2018 survey of nearly 1,100 residents in the region, the 
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number one thing people liked most about this region is its parks, trails and recreation 

options and a very close second was its farmland, natural lands and open space. 

It’s not surprising that the Lehigh Valley is among the tops in the state for percentage of 

spending by tourists on recreational visits, directly feeding into the $1.2 billion spent by 

visitors to the Lehigh Valley each year. Just as it’s not surprising that the Lehigh Valley 

has the highest hotel occupancy rates in Pennsylvania since the pandemic began, 

according to Discover Lehigh Valley. The great outdoors are big business right now. 

The LVPC’s “Return on Environment” report put a price on some of these benefits. The 

report found that living close to open space increased a property’s value by an average 

of $14,600. Valleywide, that premium produced a total property value increase of $1.8 

billion — and remember, that’s in 2014 dollars. Annual health care costs avoided by 

residents because of our improved air, water and open space is estimated at $54 

million, and the list of other multimillion-dollar annual benefits is long. 

It’s exactly why LVPC Chairman Greg Zebrowski has made it a top priority for us to not 

only focus our organization’s efforts toward creating a greener future, but to encourage 

our many partners to do the same. This includes you. As Zebrowski often says, “It’s all 

about our quality of life.” And quite frankly, quality of life in central to the Lehigh Valley’s 

brand. 

It’s a brand that’s been attracting roughly 4,000 new residents a year since World War 

II, making it one of the state’s most consistently growing regions. That’s a population 

growth of nearly 300,000 people in a little more than seven decades. For context, that’s 

equivalent to adding another City of Allentown, Easton and two Bethlehems. 

Those are people who eat in our restaurants, shop in our stores and spend money on 

education, recreation, housing and health care. Their pursuit of this region’s quality of 

life is helping to drive our economy, and 

that’s a fact not lost on our Northampton County and Lehigh County leaders. Together, 

they’ve preserved more than 41,000 acres of farmland, and both counties have 

introduced plans for more green initiatives. 

If you want more evidence than that, I’d refer you back to America’s most successful 

companies. Google, which has been carbon neutral since 2007, has constructed some 

of the world’s most energy-efficient data centers and installed wind turbines and solar 

panels. Starbucks has a plan to build 10,000 energy-efficient stores by 2025, Nike has 

an entire line of sustainable products and Amazon’s insanely competitive recent search 

for a new headquarters included a requirement that the new site be close to transit and 

outdoor recreation. 

These companies aren’t doing this out of sheer altruism. They’re doing it because the 

employees and customers they need to attract are demanding it and it saves these 

companies money. 
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The fact is, saving the environment is simply the only thing to do. This Earth doesn’t 

have unlimited resources and it’s wrong for us to leave an inevitable catastrophe for our 

children and grandchildren to deal with. But for those of you who need more than that, 

there is plenty of real dollars and cents reasons to forge a greener future. 

Our two most recent plans — FutureLV and WalkRollLV — help provide the blueprint. 

“FutureLV: The Regional Plan” is full of recommendations for green initiatives, but its 

foundation is to preserve farmland and open space, while directing most new 

development to the activity zones where roads, sewer and utilities are already built. 

The “WalkRollLV: Active Transportation Plan” is full of street, trail and intersection 

projects, but its foundation is the effort to enable everyone to get to every place, 

whether they have a car or not. This plan also supports increasing the access between 

transit, walking, rolling and driving, ultimately making it easier for people make greener 

and healthier choices. 

Both plans can be found at lvpc.org, and many of our 62 municipalities are actively 

following their lead. 

In fact, these plans in the coming months and years may find their way to your Main 

Street. When your community leaders unveil plans to spend money on transportation, 

parks and trails or green building projects, or to support housing, industrial or other 

types of private sector developments, the question you should ask is not whether your 

community can afford to do it, but whether it can afford not to. 

Becky Bradley is executive director of the Lehigh Valley Planning Commission. 

40



Public Engagement and Participation Items

DUE TO THE COVID-19 PANDEMIC, DECEMEBR OUTREACH HAS BEEN MOVED 
TO AN ONLINE PLATFORM AND 2021 PUBLIC MEETINGS ARE CURRENTLY 
UNDER REVIEW. STAY UPDATED ON LVPC.ORG FOR THE UPCOMING EVENTS! 

1. Local Technical Assistance Program Classes, All Classes 8 am – 12 pm

• Seal Coat – March 2

• Winter Maintenance – March 3

• Roadside Safety Features – March 4

• Principles of Paving – March 8

• FHWA Bikeway Selection Guide – March 10

• Local Road Safety Plans – March 11

• Erosion and Sediment Control – March 12

• Unpaved & Gravel Roads – March 15

• Posting & Bonding of Local Roads – March 16

• Project Oversight – March 23

• Stormwater Facility Operations and Maintenance – March 25

• Pedestrians and Crosswalks – March 26

• Registration can be found at: https://gis.penndot.gov/ltap/

2. Lehigh Valley General Assembly
• When: March 30 @ 7pm via Microsoft Teams
• Link: http://tiny.cc/GA0330
• Phone: 610-477-5793, Conference ID: 224 366 908#

3. WorkshopLV: Housing
• When: April 15th @ 3 pm via Microsoft Teams
• Link: http://tiny.cc/WKH415
• Phone: 610-477-5793, Conference ID: 208 513 899#
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