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IN THE COURT OF COMMON PLEAS OF LEHIGH COUNTY, PENNSYLVANIA
CIVIL DIVISION
TCNE NORTH WHITEHALL 2, LLC

Appellant
LAND USE APPEAL

No. 2025-C-2652

)
)
)
)
)
g
NORTH WHITEHALL TOWNSHIP )
)
)

Appellee

NOTICE OF LAND USE APPEAL

AND NOW comes, Appellant, TCNE North Whitehall 2, LLC, by and through its counsel,
Fitzpatrick Lentz & Bubba, P.C., and it hereby files the following Notice of Land Use Appeal from
the written Decision of the North Whitehall Township Board of Supervisors dated June 16, 2025
and in support thereof it avers as follows:

1. This is an appeal of the Decision of North Whitehall Township Board of
Supervisors pursuant to Article X-A of the Pennsylvania Municipalities Code, 53 P.S. §11001-A
et. seq. (the “MPC”); this appeal pertains to the denial of an application for Lot Line Consolidation
and Preliminary/Final Land Development approval as reflected in the June 16, 2025, decision of
the North Whitehall Township Board of Supervisors (the “Decision”). See Exhibit “A”.

2. Appellant, TCNE North Whitehall 2, LLC (hereinafter referred to as “TCNE”), is
a Delaware Limited Liability Company formed and existing pursuant to the laws of the State of
Delaware, with a registered agent at Corporation Service Company — Dauphin, 2595 Interstate Dr.,

#103, Harrisburg, PA 17110.
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3. Appellee is North Whitehall Township (the “Township”), which is a Second-Class
Township organized and existing pursuant to the Second-Class Township Code, 53 P.S. §65101
et seq, with a business address at 3256 Levans Road, Coplay, PA 18037.

4. TCNE is the equitable owner of property situate at 3121 PA-309, Orefield, PA
18069, consisting of the following tax parcel numbers which are proposed be consolidated:

(a) 546893400322-1;
(b) 547802315657-1;
(c) 547802057486-1;
(d) 546892310028-1; and
(e) 547801061494-1.

5. The land within the jurisdiction of the Township and subject to the Decision is
approximately 70.596 acres situate in Township’s LI/B — “Light Industrial/ Business” Zoning
District (the “Property”).!

6. On April 29, 2024, TCNE filed an application and plan requesting a Lot Line
Consolidation and Preliminary/Final Land Development Approval of the Property (collectively
the “Plan”).

e The Plan currently proposes the aforementioned lot consolidation as well as the
construction of a +/- 501,405% sq. ft. warehouse as well as appurtenant improvements (the
“Project”).>

8. The Property is bounded to the West by Pennsylvania State Route 309 (“Route

309”), to the East by the Pennsylvania Turnpike, and to the South by State Route 4003, known as

Orefield Road (“Orefield Road”™).

| Approximately 2.189 acres of parcel numbers 547802315657 and 547801061494 are situate in the South Whitehall
Township and are not subject to the Decision.

2 The size of the warehouse was originally 547,500 sq. ft.

3 The Plan has been revised over time based on review letters and comments received by the Township Staff and
consultants. Review letters received include letters dated August 26, 2024, October 28, 2024, December 13, 2024,
and April 10, 2025.
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9. Access to the Project is proposed by two low-volume driveways, one from Route
309 and the other from Orefield Road.

10. The Route 309 driveway is proposed to be full access and is intended to provide
ingress and egress to tractor-trailers as well as passenger vehicles.

11.  The Orefield Road driveway is proposed to be “exit only” with a movement
restriction limiting tractor-trailers to making a right-hand turn.

12. A warehouse use is permitted by right in the LI/B Zoning District.

13.  The Plan was reviewed by the Township’s Planning Commission on May 28, 2024,
January 29, 2025, and finally on May 29, 2025, where it recommended denial of the Plan.

14. On June 2, 2025, the Township Board of Supervisors voted unanimously to deny
the Plan.

15.  Appellant is aggrieved by the Decision and hereby appeals therefrom.

16. TCNE believes and therefore avers that the Township, through its Board of

Supervisors, abused its discretion and erred as a matter of law by denying the Plan for the following

reasons:
(a) The Township abused its discretion and erred as a matter of law in denying
the Plan;
(b) The Township’s findings of facts were not supported by substantial
evidence;

() The Township’s legal conclusions were an error of law;

(d) The Township’s denial of the Plan was arbitrary, capricious, and against the
weight of the evidence;

(e) The Township’s denial of the Plan was contrary to determinations made by
the Township’s Zoning Officer;

® The Township failed to appropriately cite to specific sections of ordinances
or other laws which support its denial;



FILED 7/9/2025 3:49 PM,Clerk of Judicial Records, Civil Division, Lehigh County, PA
2025-C-2652 /sIMN

(2) The Township’s denial letter does not comply with the requirements of the
Municipalities Planning Code;

(h) The denial of the Plan for generalized concerns about traffic safety when
the Warehouse is a permitted use was an abuse of discretion and error of law;

(1) The denial of the Plan because the left-turn tractor trailer movements from
the Route 309 driveway constitutes an unsafe condition was an abuse of discretion and an error of
law;

() The denial of the Plan because the use of the Orefield Road driveway for a
warehouse violates Township Ordinances was an abuse of discretion and an error of law;

(k) The denial of the Plan for failure to provide adequate tractor trailer egress
from the Orefield Road driveway was an abuse of discretion and an error of law;

Q) The denial of the Plan for a purported failure to implement the Pennsylvania
Department of Transportation (“PennDOT”) Betterment Project and/or the Interim Plan and for
the failure to acquire Right-of-Way was an abuse of discretion and an error of law;

(m)  The denial of the Plan because the driveway to Route 309 must be widened
to forty feet (40°) to accommodate emergency vehicles was an abuse of discretion and error of
law;

(n) The denial of the Plan because TCNE did not present a sound report or other
information demonstrating compliance with the Zoning Ordinance was an abuse of discretion and
error of law;

(0) The denial of the Plan for failure to provide a documentation or a note
indicating sufficient off-street queuing space for the driveway from Route 309 was an abuse of
discretion and an error of law;

(p) The denial of the Plan for failure to include a sight triangle at the
intersection of Route 309 and the driveway to Route 309 and the intersection of Orefield Road and
the Orefield Road driveway was an abuse of discretion and an error of law;

(@ The Township’s denial of the Plan because of a high degree of probability
that the proposed use will generate unique adverse impacts and/or pose a substantial threat to the
health, safety, and welfare of the community was an abuse of discretion and an error of law; and

(r) The Township’s denial of the Plan, including but not limited to, convening
illegal executive sessions to discuss denial of the Plan, was bad faith and a violation of the Right-
to-Know Law 65 P.S. §67.101 et seq.*

¢ TCNE reserves its right, pursuant to §1005-A of the Municipalities Planning Code, 53 P.S. §11005-A, to request
additional evidence be taken by the Court as to the Township’s bad faith.

4
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17. Appellee violated its duty to exercise good faith in reviewing and processing
Appellant’s land use application and in providing Appellant with a reasonable opportunity to
respond to objections or to make modification where there was a misunderstanding or difference
of opinion.

18.  Appellee committed an error of law and abused its discretion in choosing to rely
upon alleged lack of documentation as illusory support for a plan denial.

19. Appellee’s citation to noncompliance with multiple provisions of the Township
Zoning Ordinance in its Decision is an abuse of discretion and an error of law in that the Zoning
Officer confirmed that the use complied with the noted provisions and/or that additional
information be submitted later with a permit filing.

20. Appellee is equitably estopped from raising new issues concerning the plan prior
to the denial as Appellee’s decision to deny upon grounds not previously advised was inequitable
and unjust and a violation of due process.

21. Appellee’s denial letter includes objections to traffic related matters which fall
under PennDOT’s jurisdiction so reliance upon them constitutes errors of law.

22. Despite public opposition to the project, a Township is obligated to exercise good
faith in its review and consideration of land development plans, which was not done in this instance.

23. The Township’s denial of the Resolution for the sewage planning module was an abuse
of discretion and an error of law and in bad faith, as there were no cited deficiencies of the module to
support a denial nor was a written denial provided to Appellant.

24. Appellee’s identified deficiencies regarding the proposed accesses off Route 309 and
Orefield Road constitute errors of law and abuses of discretion as access and use of a state road is

controlled by a third party entity, namely PennDOT, and PennDOT approved the traffic study and
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Highway Occupancy Permits will need to be issued by PennDOT following review and approval of

the final design of the accesses and any required roadway improvements.

[Signatures Appear on Next Page]
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WHEREFORE, Appellant, TCNE North Whitehall, 2, hereby requests judgment in its
favor, and against Appellee, North Whitehall Township, and respectfully requests this Honorable
Court to overrule the decision of the North Whitehall Township Board of Supervisors to deny the

Lot Consolidation and Preliminary/Final Land Development plan of TCNE.
Respectfully submitted,

FITZPATRICK LENTZ & BUBBA, P.C.

%W@w@
Date: July 9, 2025 By:

Cathefine E. Durso, Esquire
Attorney 1.D. No. 73622

E-Mail: kdurso@flblaw.com
Frank Natale D’ Amore, III, Esquire
E-Mail: fdamore@flblaw.com
Attomey [.D. No. 322970

645 W. Hamilton Street, Suite 800
Allentown, PA 18101

Phone: (610) 797-9000

Attorneys for Appellant




FILED 7/9/2025 3:49 PM,Clerk of Judicial Records, Civil Division, Lehigh County, PA
2025-C-2652 /sIMN

CERTIFICATE OF COMPLIANCE

I certify that this filing complies with the provisions of the Public Access Policy of the
Unified Judicial Systems of Pennsylvania: Case Records of the Appellate and Trial Courts that
require filing confidential information and documents differently than non-confidential

information and documents.

Submitted by: ~Catherine E.N. Durso
Signature: (W@%ﬂ/@

Name: Catherine E.N. Durso

Attorney No.: #73622
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IN THE COURT OF COMMON PLEAS OF LEHIGH COUNTY, PENNSYLVANIA
CIVIL DIVISION

TCNE NORTH WHITEHALL 2, LLC

Appellant
LAND USE APPEAL

No. 2025-C-2652
NORTH WHITEHALL TOWNSHIP

Appellee
CERTIFICATE OF SERVICE

I, Catherine E.N. Durso, attorney for Appellant, hereby certify that a copy of Appellant’s
Notice of Appeal from the Decision of the Board of Supervisors of North Whitehall Township has
been served on all parties by First Class United States Mail, postage pre-paid and electronic means
at the following addresses:

North Whitehall Township Rocco Beltrami, Esquire

c/o Mr. Jeffrey Mouer Norris McLaughlin, P.A.

3256 Levans Road 515 W. Hamilton Street, Suite 502
Coplay, PA 18037 Allentown, PA 18101
imouer(@northwhitehall.org rbeltrami(@norris-law.com

Thomas H. Dinkelacker, Esquire
Norris McLaughlin, P.A.

515 W. Hamilton Street, Suite 502
Allentown, PA 18101
thdinkelacker(@norris-law.com

FITZPATRICK LENTZ & BUBBA, P.C.

A
Date: July 9, 2025 By: @W&U’w

Catherine E.N. Durso, Esquire
Attorney 1.D. No. 73622
E-Mail: kdurso@flblaw.com
Frank Natale D’ Amore, III, Esquire
E-Mail: fdamore@flblaw.com
Attorney 1.D. No. 322970
645 W. Hamilton Street, Suite 800
Allentown, PA 18101
Phone: (610) 797-9000
Attomey for Appellant,

TCNE North Whitehall 2, LLC
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EXHIBIT “A”

Appellee’s Written Decision
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DECISION OF THE BOARD OF SUPERVISORS OF
NORTH WHITEHALL TOWNSHIP, LEHIGH COUNTY, PENNSYLVANIA
PURSUANT TO SECTION 508 OF THE MUNICIPALITIES PLANNING
CODE

IN RE: : PROJECT NO.
LOT CONSOLIDATION AND : NWT-22-013
PRELIMINARY/FINAL LAND DEVELOPMENT

PLAN APPLICATION OF -

TCNE NORTH WHITEHALL 2, LLC

In accordance with Section 508 of the Pennsylvania Municipalities
Planning Code, as amended and codified (the "MPC”), 53 P.S. § 10508, the
Board of Supervisors (the “Board”) of North Whitehall Township, Lehigh
County, Pennsylvania (the “Township”) issues the following decision with

respect to the above-referenced lot consolidation and preliminary/final land
development plan application filed by TCNE North Whitehall 2, LLC (the

“Developer”) .

1. Pursuant to applicable Pennsylvania law, the Township has
adopted a Subdivision and Land Development Ordinance, most recently
amended and effective as of July 8, 2023 (as amended and codified, the
“SALDQ"); a Zoning Ordinance, most recently amended and effective as of
July 16, 2022 (the “Zoning Ordinance”), and an Act 167 Stormwater
Management Ordinance, effective as of September 17, 2022 (as amended and
codified, the "SMQ").

2. On April 29, 2024, the Developer filed a lot consolidation and
preliminary land development plan proposing a four (4) lot consolidation and
the construction of a 547,500 sq. ft. warehouse, together with other site
improvements including, but not limited to, access driveways to State
highways, parking and loading areas, stormwater management facilities, an

Page 1 of 18
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on-lot sewage disposal system in the nature of a drip irrigation system, a
public waterline extension, and a proposed pump house with a water main
system, together with additional site improvements, and with respect to all,
appurtenances thereto, on approximately +/- 72.49 consolidated acres (the
“Initial Plan”).

3. The Developer’s point of contact is identified as Barry Henry,
Executive Vice President at Trammell Crow Company, and the record title

owner is identified as Jeffrey F. Johnson, et. al.!

4. The design firm is Langan Engineering and Environmental Services
with the contact person identified as Fidel Gonzalez (“Langan”), and legal
counsel is Katherine Durso, Esq., of Fitzpatrick, Lentz, & Bubba.

5. The Initial Plan as subsequently modified by the Plan (see 412,
infra.) was prepared by Langan and includes seventy-five (75) sheets, all last
revised December 13, 2024, and further includes an additional eight (8)
sheets, all dated April 29, 2024, and with various revision dates, including,
August 26, October 28, and December 13, 2024, and April 10, 2025.2

6. The above-referenced additional eight (8) sheets were submitted

to the Township for review on or about April 10, 2025.

7. The subject site address is identified as 3121 PA-309, Orefield, PA
18069, and is bounded to the west, generally by Pennsylvania State Route

! Mailing and email addresses are omitted from this filing.

2 The eight (8) additional sheets address landscaping, site details, fire truck turning
templates, and an overall site plan.

Page 2 of 18
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309 (“Route 309"), to the east by the Pennsylvania turnpike, and to the south
by Orefield Road (“Orefield Road”) which is designated as Pennsylvania State

Route S.R. 4003 (the subject site is referred to herein as the “Premises”).

8. Orefield Road intersects Route 309 near the Premises, and as such
the Developer proposes low volume driveways from the Premises to access
both Orefield Road and Route 309.3

9. The Premises is located primarily in the Township, however a
portion of the Premises is in South Whitehall Township, Lehigh County,
Pennsylvania ("SWT").

10. The Premises is in the Township’s Light Industrial / Business
(“LI/B") Zoning District, and in SWT's Low Density Residential (R-3) and Rural
Residential-2 (RR-2)" Zoning Districts.

11. A “Large Warehouse” (25,000 SF gross floor area or more) is
classified as a permitted use in the Township’s LI/B Zoning District, however
it is not permitted in SWT’s R-3 or RR-2 Zoning Districts.

12. Following a Township Planning Commission meeting on May 29,
2024, the Developer, on August 26, 2024, filed a revised lot consolidation and
preliminary land development plan for the Premises, with modifications
including, among other things, a reduction in the size of the warehouse to
501,405 sq. ft. and relocation of the OR driveway ( closer to Route 309) to
avoid placing it in SWT (the “Plan”).

3 Orefield Road intersects Route 309 from the east, and Kernsville Road (“Kernsville
Road"”), a continuation of Orefield, intersects Route 309 from the west.

Page 3 of 18



FILED 7/9/2025 3:49 PM,Clerk of Judicial Records, Civil Division, Lehigh County, PA
2025-C-2652 /sIMN

13. A transportation impact study, titled “Nexus 78 Transportation
Impact Study,” dated June 9, 2023, and prepared by Benjamin T. Guthrie, P.E.
of Traffic Planning and Design, Inc. ("TPD"), was submitted to the Township in
or about April 2024 in connection with the Initial Plan, with multiple revisions
submitted thereafter (the “TIS").

14. During the plan review process, the TIS underwent four (4)
revisions, the last being April 11, 2025.

15. The last TIS revision believed to be submitted to PennDOT for
review was dated August 28, 2023.

16. As depicted on the Plan, access to the Premises includes a full
access, low volume driveway to be constructed onsite and connected directly
to Route 309 (the “309 Driveway”), which will provide ingress to the Premises

through northbound right and southbound left turns, respectively, from Route
309 and egress from the Premises through northbound right and southbound
left turns, respectively, from the driveway on to Route 309.4

17. The 309 Driveway will be a “full access” driveway and serve

tractor-trailers and other vehicles.>

18. The Commonwealth of Pennsylvania Department of Transportation
("PennDOT") classifies Route 309 as an “Urban Principal Arterial” road with a

4 A low volume driveway serves 25 to 750 vehicles per day. See TIS, Executive
Summary, p. 8.

5 See TIS, Table 9.

Page 4 of 18
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predominant north-south direction, while the Township classifies it as a “Major

Collector.”®

19. Based upon data collected on May 10, 2022, Route 309 has posted
speeds of 35/45 miles per hour with average daily traffic of 21,862 vehicles.’

20. As noted above, the other access point is a low volume driveway
exiting from the Premises to Orefield Road (the “"OR Driveway”) to be
constructed entirely in the Township and to provide egress for tractor-trailers

via a right turn only onto westbound Orefield Road, which will allow a through
movement on to Kernsville Road and left (southbound) or right (northbound)
turns onto Route 309 at the Intersection, with all other vehicles (i.e., non-

tractor-trailers) permitted to exit right or left onto Orefield Road.

21. The OR Driveway is classified as a low volume, exit only driveway.8

22. PennDOT classifies Orefield Road/Kernsville Road as an “Urban
Minor Arterial” road with an east-west orientation and average daily traffic of
5,337 vehicles, while the Township classifies Orefield Road as a “Local” road

and Kernsville Road as a “Major Collector” road.®

23. The intersection of Route 309 and Orefield Road/Kernsville Road
is, unless otherwise specified, hereafter referred to as the “Intersection.”

6 See TIS, Table 1 and Township Street Classification Map.
7 See TIS, Table 1.
8 See TIS, Table 9.

° See TIS Table 1 and Township Street Classification Map.
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24. In other words, full access to the site (ingress and egress for
vehicles of all types, in all directions) is limited to the 309 Driveway; while the
OR Driveway serves as an alternate access point of egress for vehicles of all
types with tractor-trailer movements limited to a right turn on Orefield Road
in the direction of Route 309 and full egress (left and right turns) for all other

vehicles.

25. The Developer also submitted to the Township a PennDOT
Highway Occupancy Plan, dated September 19, 2024, and prepared by Mr.
Guthrie of TPD (the “HOP Plan”); which had not been approved by PennDOT
as of June 2, 2025.10

26. The HOP Plan depicts “improvements” abutting the Premises
including with respect to Route 309 a northbound deceleration/right turn lane
into the 309 Driveway and a northbound right turn lane exiting the Premises.!!

27. This Route 309 / 309 Driveway intersection will not be signalized.

28. The HOP Plan also includes minor improvements to Orefield Road

in the immediate vicinity of the OR Driveway.

29. As for improvements to the Intersection, the Plan relies upon a
proposed PennDOT project known commonly as the “Route 309 Betterment

Project” (the “Betterment Project”).

10 The HOP Plan cover sheet contains a note in red stating: "UNDER DOT REVIEW
PLANS SUBJECT TO CHANGE" (capitalized and bold in original).

11 The Developer would construct the improvements identified in the HOP Plan.

Page 6 of 18
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30. Overall, the Betterment Project proposes improvements to parts
of the Route 309 corridor in both the Township and SWT and, to the extent
relevant to this matter, includes improvements to the Intersection in the
nature of a realignment of Orefield Road/Kernsville Road, a northbound Route
309 left turn lane onto Kernsville Road, a southbound Route 309 left turn lane
onto Orefield Road, and a dedicated, left turn lane on Orefield Road to allow
traffic to turn south onto Route 309.

31. The “stacking” distance for the Betterment Project’s proposed left
turn lane on Orefield Road to southbound Route 309 is only seventy-five feet
(75").12

32. The Betterment Project improvements are separate from the HOP
Plan improvements, and there are unknowns with respect to the Betterment
Plan, including whether all right-of-way has been obtained, start and
completion dates, and the sequence of work along the corridor.

33. At present the Intersection is signalized; with Route 309 having
two (2) lanes (one north and one south), and Orefield Road/Kernsville Road

having two (2) lanes (one east and one west)

34. Because the Developer’s project may be completed before the
Betterment Project, the Developer prepared an “Interim Plan” to address
increased traffic on Orefield Road exiting from the Premises and travelling in
the direction of the Intersection (the “Interim Plan”).

12 The Developer’s HOP does not include a left turn lane from Orefield Road onto
southbound Route 309.

Page 7 of 18
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35. The Interim Plan is titled “Orefield Road & Route 309 Truck Turning
Plan,” prepared by TPD, and is dated July 17, 2024, however it was not
submitted to the Township for review until April 24, 2025, approximately five
(5) weeks before the expiration of the Developer’s time extension for the
Board'’s action on the Plan.

36. In addition, TPD identifies the Interim Plan as a “concept plan,”
which has not been formally submitted to, and reviewed and approved by,
PennDOT'’s signal and permit departments.

37. The primary intent of the Interim Plan is to address the need for
temporary improvements to the Intersection to accommodate the increased
traffic from tractor-trailers and other vehicles exiting from the Premises via
the OR Driveway onto westbound Orefield Road, which includes tractor-trailers
and other vehicles, many of which will turn left onto southbound Route 309.

38. The Interim Plan includes the following Intersection adjustments

and improvements:

a. addition of a left turn (green) arrow to the existing traffic
light to allow for an advanced, left turn for Orefield Road traffic on to
southbound Route 309;

b. adjustment of signal timing to allow more time for vehicles
to make a left turn on to southbound Route 309 with the green arrow
(which decreases the time for all other movements through the

Intersection);

Page 8 of 18
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C. relocation of the existing stop bar on northbound Route 309
to a point approximately forty feet (40’) to the south (which extends the
time for vehicles travelling northbound on Route 309 to clear the
Intersection) to give tractor-trailers turning left from Orefield Road room
to complete a left turn onto southbound Route 309; and

d. in conjunction with subparagraph c., directly above, moving
the southeastern curb further back in the right-of-way to provide
additional room for a tractor- trailer to turn left onto Route 309 from
Orefield Road.

39. The Developer proposes that the 309 Driveway, which has an
approximate length of 400 to 500 feet, will be designed as a two (2) lane,
thirty feet (30’) wide, driveway.!3

40. Because the OR Driveway is an exit only access drive, the 309
Driveway will accommodate all vehicles (including tractor-trailers) arriving at
the site and all vehicles (including tractor-trailers) which may choose to use

that driveway to depart the site.

41. The 309 Driveway will include one (1) pullover area on the inbound
lane approximately seventy-five feet (75’) in length and twelve feet (12°) in
width.

42. Fire trucks and other emergency vehicles will, depending on the
location of emergencies, be required to navigate the Intersection, and for
emergencies at the Premises, enter through the 309 Driveway.

13 The topography of the Premises requires that the driveway be elevated.
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43. The Premises abuts at least two (2) residential properties,
including 4423 Orefield Road—owned by Mr. and Mrs. Samuel Claudio, Jr.—
and 4417 Orefield Road—owned by the Estate of Harry T. Hyrowich.

44. Over the course of four (4) meetings, three (3) by the Township’s
Planning Commission (the “PC"”) and one (1) by the Board, members of the
public offered comments based upon personal experience and observation,
and in some instances supplied documents concerning, among other things,
zoning interpretation issues and matters relating generally to tractor-trailers
and warehouse operations including, without limitation, comments regarding
the potential for violation of the Zoning Ordinance’s environmental protection
standards with respect to noise generation from tractor-trailers, especially
near the above-referenced residential properties; slow acceleration of tractor-
trailers into traffic; the inability of tractor-trailers to navigate existing roads;
the proximity of the Parkland School District’s Orefield Middle School property
(which at points is adjacent to the Premises along Orefield Road); school bus
operations and school related traffic; existing traffic conditions on Route 309,
Orefield Road, Kernsville Road, and at the Intersection; the geometry and
condition of Orefield Road and Route 309; the inadequacy of the Interim Plan,
the inadequacy of the Betterman Plan, Plan defects; and other matters.

45. SWT retains jurisdiction over the Plan, but because the OR
Driveway was moved out of SWT and closer to Route 309, no land
development is proposed within SWT, so that jurisdiction is limited to the lot

consolidation.

46. SWT has not acted on the proposed lot consolidation.

Page 10 of 18
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47. The Developer has not identified a tenant or tenants for the

proposed warehouse.

48. The Developer submitted a single waiver request to the Township
from SALDO Subsection 375-36A.(2) to forego separate preliminary and final
plan submission reviews and to authorize review of the Plan as a combined

preliminary / final plan land development plan (the “"Waiver Request”).

49. The PC reviewed the Plan at three (3) special meetings held on
May 29, 2024, and January 29 and May 29, 2025.14

50. Atits May 29, 2025, special meeting, with a quorum present, the
PC voted six to zero (6-0) to recommend approval of the Waiver Request and
voted six to zero (6-0) to recommend denial of the Plan application.

51. In accordance with the SALDO, the Township issued a letter, dated
June 11, 2025, formally advising the Developer of the recommendations made
by the PC at its May 29, 2025, special meeting.

52. On June 2, 2025, the Board voted unanimously (3-0) to
recommend approval of the Waiver Request and voted unanimously (3-0) to

deny the Plan application.

4 On April 30, 2025, the Developer requested to be removed from that evening’s PC
agenda and provided a time extension to June 3, 2025. To accommodate individual
and meeting room schedules (the Township building is currently under construction),
the PC meeting was set for May 29, 2025, with Board action on June 2, 2025. The
Developer retained a stenographer to record each meeting and produced two
transcripts (the “Transcripts”).
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53. Based upon the entire record, which includes, among other things,
the Plan, the HOP Plan, the Interim Plan, the TIS prepared by TPD,, a TIS
prepared by HRG,!> Township consultant and staff review letters and verbal
comments, the Developer’s input and written and verbal comments, citizen
input and written and verbal comments, recommendations by the Township
consultants and staff, the recommendations of the PC and statements of its
individual members made on the record, and personal knowledge as relates
to the Premises and the surrounding conditions, the Board finds that the Plan
is defective in that it does not comply with applicable Township ordinances,
and, accordingly, the Developer’s request for Plan approval must be denied for

the following reasons:

a. The proposed left turn by TTs from the 309 Driveway

constitutes an unsafe condition.1®

15 HRG was retained by the Township to review the TPD TIS and to conduct an
independent TIS. HRG submitted its TIS to the Township in November 2024.

16 See SALDO Section 375-2; Subsections 375-54C., D., E.; Subsections 375-57A.(1),
C.(2), and K.(1); Chapter 375 Attachment 10, Appendix E, Sections E.O1, E.06, and
Traffic Impact Study Checklist Items 5 and 6.

See also Zoning Ordinance Subsections 440-86C.(2) and 440-111B.-D.

See also without limitation, Keystone Consulting Engineers Traffic Review Letter and
Supplement, both dated April 29, 2025, and HRG Review Letter #1, dated December
11, 2024, attached hereto and made a material part hereof as Exhibits A and B
respectively, as well as oral analysis set forth in the Transcripts.

Note is made that the Developer refused a condition to create an enforceable
prohibition on left turns by tractor-trailers onto southbound Route 309. In addition,
the Board finds that this restriction would have been reasonable, feasible, and
necessary, to improve traffic safety.

Page 12 of 18
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b. Orefield Road is classified by the Township as a “Local” road,
and as such the use of the OR Driveway as a driveway for a warehouse

violates Township Ordinances.!’

C. In the alternative to subparagraph b., directly above, due to
the failure to provide operational controls to regulate (stagger) the
timing of tractor-trailer departures from the Premises via the OR
Driveway, the use of the OR Driveway as an access point of egress
presents an unsafe traffic condition both under the Interim Plan and the
Betterment Project as neither plan adequately and safely addresses the
inevitable, severe impediments to traffic flow which will be created by
the increase in traffic caused by the warehouse operations at the
Premises. The Developer’s proposals to address left turns from Orefield
Road on to southbound Route 309 are clearly inadequate to address the
fact that most of the tractor-trailer traffic from the Premises will attempt
to make that turn. The Interim Plan proposes insignificant improvements
including a left turn arrow, inadequate radius changes at the southeast
corner of the Intersection, and movement of the stop bar south on Route
309. While the Betterment Project widens the Intersection, it creates
only a short (seventy-five feet (75’)) left turn lane on Orefield Road,
which will accommodate little more than one (1) tractor-trailer leaving
the Premises. If two (2) or more tractor-trailers leave close in time, or
if other traffic on Orefield Road occupies the left turn lane (in whole or
in part), traffic leaving the Premises through the OR driveway will block
Orefield Road. Based upon these and other scenarios, the Board finds

17 See SALDO Subsection 375-54C. and SALDO Chapter 375, Attachment 10,
Appendix E, Sections E.02 and E.04.

See Zoning Ordinance Section 440-30 (defining “Driveway); Subsection 440-
41A.(77)(a); Chapter 440 Attachment 4 (Township Street Classification Map).
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that the Interim Plan and the Betterment Project are insufficient to
address the increase in traffic generated by the Plan and will create a
traffic hazard and impact negatively on the Township road system. Note
is made that the Township’s appointed engineering firm, Keystone
Consulting Engineers ("KCE"), recommended significant lengthening of
the proposed left turn lane on Orefield Road to two hundred twenty-five
feet (225').18

d. The failure to provide a viable plan for traffic improvements
prior to the implementation of the Betterment Project, if ever, is critical
to the operation of the Intersection given the increased flow and nature
of traffic (including tractor-trailers) created by the Developer’s
proposed operations at the Premises; yet as provided, the Developer’s
Interim Plan is only a “concept” plan, the engineering reliability, viability,
and acceptability of which to PennDOT is unknown at this time, creating
an unreasonable level of uncertainty as to how, or if, the interim
conditions at the Intersection, as complicated by the Developer’s

18 See SALDO Section 375-2; Subsections 375-54C., D., and E.; Subsections 375-
57A.(1) and K.; Chapter 375 Attachment 10, Appendix E, Sections E.01 and E.06,
and Traffic Impact Study Checklist Items 5 and 6.

See also Zoning Ordinance Subsections 440-86C.(2) and 440-111B.-D.

See also without limitation, Exhibits A and B and the Gilmore & Associates Review
Letter, dated April 29, 2025, attached hereto as Exhibit C, as well as oral analysis
set forth in the Transcripts.

Note is made that the Developer refused a condition which would place operational
controls on the timing of egress of tractor-trailers from the OR Driveway to avoid
blocking and impeding traffic flow on Orefield Road and through the Intersection. In
addition, the Developer argues that the Board lacks authority to require the
construction of a longer left turn lane under Article V-A of the MPC. For these reasons,
the Board finds that the traffic problems created by the inadequate left turn provisions
of the Interim Plan and Betterment Plan cannot be adequately alleviated by the
Developer.
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operations, will be addressed by the Developer. The Plan is incomplete
in this regard and cannot be effectively reviewed, especially since the
Developer has rejected the condition noted in subparagraph c., above.
Moreover, absent right-of-way acquisition, full funding, the letting of
construction contracts, and the sequencing of the work along the Route
309 corridor by PennDOT, there is no evidence of any guarantee as to
when, or if, the Betterment Project and proposed Intersection

improvements will be constructed.!?

e. The 309 Driveway is defective as it must be widened to forty
feet (40’) to accommodate emergency vehicles, including the largest
firefighting vehicles which might respond to an emergency at the

Premises.20

19 See SALDO Section 375-2; Subsections 375-54C., D., and E.; Subsections 375-
57A.(1) and B.(4); Chapter 375 Attachment 10, Appendix E, Sections E.O1, E.02,
E.05, and E.06, and Traffic Impact Study Checklist Items 5 and 6.

See Zoning Ordinance Subsections 440-61D.(6); Subsections 440-86C.(2);
Subsection 440-41A.(77)(c); and Subsection 440-111B.-D.

See also Exhibits A through C and oral analysis set forth in the Transcripts.

20 See SALDO Section 375-23 (defining “Improvements, Required”); Subsection 375-
54C.; and Subsection 375-57A.(8).

See also North Whitehall Township Emergency Services Organization Review Letters,
dated May 14, 2024, January 2, 2025, and March 21, 2025, collectively attached
hereto as Exhibit D and made a part hereof, as well as oral analysis set forth in the
Transcripts.

Note is made that the Developer refused a condition requiring the widening of the
309 Driveway from thirty feet (30) to forty feet (407).
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f. The Developer has not offered information showing that the
proposed use and /or operation of the Premises will not generate sound
levels exceeding the limits established by the Zoning Ordinance.?!

g. The Developer has not shown, and the Plan does not provide
documentation to depict, or contain a note, to the satisfaction of the
Township, that there will be sufficient off-street queueing space in
connection with the 309 Driveway entrance as set forth in Exhibit
C_22

h. The Plan does not include a Township sight triangle at the
intersection of Route 309 and the 309 Driveway nor at the intersection
of Orefield Road and the OR Driveway.?3

i In the alternative to subparagraphs a. through h.,, above,
although a permitted use in the LI/B Zoning District and (assuming
without admission that the proposed operation will meet the Zoning

21 See SALDO Section 375-2; Subsection 375-54C.

See Zoning Ordinance Subsection 440-24H; 440-36B.(1); Subsection 440-51A.; and
Chapter 440 Attachment 1, Table of Permitted Uses (pg. 12, Miscellaneous Uses).

22 See SALDO Section 375-2; Subsection 375-54C.; and Subsections 375-67.A. and
C..

See Zoning Ordinance Subsection 440-41A.(77)(g); Subsection 440-61A.(6).
See also Exhibit C and oral analysis set forth in the Transcripts.

23 See SALDO Section 375-23 (defining “Sight Distance Triangle”); Subsection
375.57F.

See also Exhibit A and oral analysis as set forth in the Transcripts.
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Ordinance’s definition of a Large Warehouse?#); the Plan is defective
because there exists a high degree of probability that this particular use
will generate adverse impacts not typically associated with the use; and
accordingly the Plan poses a substantial threat to the health, safety and
welfare of the community through among other things, inadequate
infrastructure, the inability to secure PennDOT warrants for a traffic
signal at the 309 Driveway, enhanced tractor-trailer traffic and other
vehicle traffic, enhanced noise levels created on site by tractor-trailers
and warehouse operations, and the negative impact on emergency
services. In addition, this specific, proposed Large Warehouse use is
inconsistent with the intent of the LI/B as specified in the Z0.2>

In conclusion, the Board notes that if the proffered conditions noted in
subparagraphs 53.a, ¢, and e, above had been acceptable to the Developer, it
would have considered a conditional Plan approval, based upon the potential
conditions set forth in Exhibit F attached hereto and made a material part

hereof.

For convenience, relevant excerpts of Township Ordinances are attached
hereto as Exhibit G.

[SIGNATURE PAGE FOLLOWS]

24 See Zoning Ordinance Section 440-30 (defining “Large Warehouse”).
25 See Zoning Ordinance Subsection 440-31D.(11); Subsection 440-32B.

See also the Lehigh Valley Planning Commission review letter dated, May 29, 2024,
a copy of which is attached hereto as Exhibit E, and Exhibits A through D, and the
comments of Township consultants, PC members, and residents as set forth in the
Transcripts.
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[SIGNATURE PAGE TO DECISION AND ORDER]
[PROJECT NO. NWT-22-013]

BY THE BOARD OF SUPERVISORS OF
NORTH WHITEHALL TOWNSHIP

. Al

DENNIS KLUSARITZ, Chairman

Ol TR

ALFRED GEOSITS) Vice Chairman

Pon et

RONALD J. HEINTZELMAN, Supervisor

Date of Written Decision:
June I 6 , 2025

Date of Communication2¢
of Written Decision:

June lé , 2025

Attachments:
Exhibit A - KCE Review Letter and Supplement Dated 04/29/25

Exhibit B - HRG Review Letter Dated 12/11/24

Exhibit C - Gilmore & Associates Review Letter Dated 04/ 29/25

Exhibit D — Three (3) Emergency Services Review Letters (Various Dates)
Exhibit E - LVPC Review Letter Dated 05/29/24

Exhibit F - Potential Conditions of Approval

Exhibit G - North Whitehall Township Ordinance Excerpts

26 Via e-mail and regular mail to Barry Henry, the Developer’s identified point of
contact.
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EXHIBIT A
(See attached)

[Insert KCE Review Letter and Supplement Dated 04/29/25]
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April 29, 2025

Randy Cope
Township Manager
3256 Levans Road
Coplay, PA 18037

RE:

2025-C-2652

/s/MN

CIVIL ENGINEERS & SURVEYORS

North Whitehall Township

Nexus 78 Warehouse Development

Traffic Comments on the Transportation Impact Study and Partial Land Development Plan
submission

5012 Medical Center Circle, Allentown, PA 18106 | 610-395-0971 | www.KCEinc.com

Bethlehem | Allentown | Kresgeville

NWT-23-026

The following comments pertain to the Transportation Impact Study (TIS) prepared by Traffic

Planning and Design, Inc. revised April 11, 2025:

1. Section 375-57.C and Section 375-57. K.1 We recommend that the Board of Supervisors

3
Engineering firm of choice since 1972 §

mandate that tractor-trailers be restricted from making westbound left turns at the
Route 309 driveway since traffic safety would be improved by directing all southbound
Route 309 truck traffic to the Orefield Road driveway. Specifically, truck egress via the
Orefield Road right—fout only driveway would offer a safer alternative to left-turn truck
egress at the Route 309 driveway for the following reasons. A note must be provided on
the plan of record indicating the above noted truck turning movement restriction at the
Route 309 driveway:

a. Driver’s Judgement of Traffic Gaps - Tractor-trailers egressing the Orefield Road
driveway would be forced to make a right-turn and therefore would only need to
find a sufficient gap in traffic from one travel lane/direction prior to turning onto
the roadway. This is contrasted to a truck turning left from the Route 309
driveway in that egressing tractor-trailers would need to judge gaps in traffic
from two travel lanes/directions prior to turning onto the roadway. Attempting
to judge traffic gaps in both (opposing) directions would result in a greater
opportunity for driver error via mis-judgement of sufficient gaps, since drivers
cannot watch both directions at the same time. This potential is further
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compounded in that there is significantly more traffic volume on Route 309 as
compared to the westbound travel lane of Orefield road (approximately 8 times
more). Lastly, this potential is compounded again by the fact that tractor-trailers
take significantly more time to accelerate from a stopped condition and therefore
require larger gaps in traffic to execute a turning movement.

b. Vehicle Conflict Potential - Tractor-trailers egressing the Orefield Road driveway
would only need to negotiate a single conflict point where the egress travel path
intersects the westbound Orefield Road travel lane. However, tractor trailers
making a westbound left turn at the Route 309 would need to negotiate two
conflict points where the left turning vehicle’s path crosses both the northbound
and southbound Route 309 travel lanes (note: a “conflict point” is the point at
which vehicle travel paths intersect). This potential is further compounded in
that traffic-volumes on Route 309 (both directions) is approximately eight (8)
times higher than the traffic volume on the westbound travel lane of Orefield
Road, resulting in conflicts being eight (8) times more likely to occur at the Route
309 left turn egress than the Orefield Road driveway.

c. Vehicle Conflict Severity — The severity of any vehicle conflicts would be
expected to be significantly less at the Orefield Road driveway than the Route
309 driveway due to the following reasons:

i. The natural angle of the collision would be significantly more oblique
(much smaller than 90 degrees) at the Orefield Road driveway, resulting
in less kinetic energy absorbed by the colliding vehicles, as contrasted to a
potential conflict at the Route 309 driveway between westbound left and
northbound through traffic (which would be very close to 90 degrees),
resulting in more kinetic energy absorbed by the colliding vehicles.

ii. The posted speed limit on Route 309 is 45 mph, however, recent ATR
counts conducted by TPD indicated that 85t percentile speeds for Route
309 were recorded at 53 mph for northbound traffic, and 48 mph for
southbound traffic. The posted speed limit of Orefield Road is 40 mph.
Due to higher speeds on Route 309 as compared to Orefield Road, the
severity of a potential conflict is expected to be significantly greater at the
Route 309 driveway as compared to a conflict at the Orefield Road
driveway. For example, the kinetic energy absorbed by vehicles involved
in a conflict between a westbound left turning vehicle and a northbound

s
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through vehicle at the Route 309 driveway would be expected to be
approximately 75% greater than a conflict experienced at the Orefield
Road driveway due to the higher travel speed and exponential
relationship between velocity and kinetic energy (K.E. = One-half Mass
times Velocity Squared, or K.E. = % MV2). Note that the preceding
example does not consider the angle of collision at each respective
intersection.

d. Psychological Considerations — The Traffic Impact Study prepared by TPD
indicates that during peak hours, the westbound left turn at the Route 309
driveway is operating at Level of Service E during both the AM and PM peak
periods in the PennDOT approved TIS. In addition to being a non-acceptable
level of service for Urban conditions, vehicle drivers may experience frustration
waiting for gaps in traffic prior to making a turning maneuver which can tend to
drivers taking less than sufficient gaps and increasing the potential for vehicle
conflicts. While this is true for all traffic, the issue is compounded for tractor
trailer traffic due to the requirement for larger gaps in traffic, resulting in higher
potential for frustration and aggressive driving.

e. Traffic Signalization — Tractor-trailer traffic destined to southbound Route 309
would be able to make a signalized left turn at the intersection of Route 309 and
Orefield Road (note that PennDOT would not accept signalization of the Route
309 driveway). |

2. Appendix 375 E.05 and 375 E.06 - Since tractor-trailers will be restricted from making a
left turn at the SR 309/Route 309 driveway, the TIS must be resubmitted to the PennDOT
Permitting Unit for review and approval. The TIS must address both the “interim”
improvements and “final” conditions including the PennDOT Betterment Project
improvements.

Regarding the “interim” conditions, please note the following TIS comments:

a. Confirm the clearance intervals for the northbound approach will not need to be
increased with the stop bar moving 41 feet further south than the current stop
bqr location. If so, the capacity analyses shall be updated to reflect the clearance
time revisions that are necessary.

b. The truck turning template for the westbound left turn movement is very
restrictive due to the intersection geometry, both existing and proposed features.
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Based on the truck turning templates, the restricted areas consist of the
proposed curb on the southeast corner of the intersection, the existing curb
adjacent to the southbound Route 309 lane, and the relocated stop bar on the
northbound approach. With all of these pinch points throughout the left turn
maneuver, this will result in slower maneuvering times and reduce the capacity
at the intersection for the westbound approach, potentially causing additional
queues along the westbound approach of Orefield Road that are not accounted
for in the capacity analyses. Please note, the Township and our office received
this plan on April 24, 2025. We performed a preliminary review of this plan only.
Additional review comments may be provided once Highway Occupancy Permit
plans for this work has been submitted for review in conjunction with the plan
submission to Permit and Signal units at PennDOT.

c. The trip assignment depicts a truck exiting at the Orefield Road driveway and
making a westbound right turn movement onto Route 309 northbound. It is
unclear if tractor trailers are able to make a westbound right turn movement at
this intersection. The trip assignment shall be revised to utilize the Route 309
driveway to depict trucks exiting to northbound Route 309.

d. As provided for the Levels of Service (LOS) table for the interim condition, a table
shall be provided identifying the projected queues.

e. The capacity analyses for the 2026 interim improvements identify the following
LOS degradations:

i. The northbound through movement from LOS B (10.1) to LOS C (33.0)
during the AM peak hour.

ii. The northbound through movement from LOS B (14.2) to LOS C (35.0)
during the PM peak hour. The changeover from LOS C to LOS D is 35
seconds of delay. As a result, this reflects a LOS degradation of nearly two
letter grades for this approach.

iii. Based on the LOS degradations identified above, the Design Engineer
shall confirm with PennDOT if they are acceptable with the degradations
on the northbound approach.
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f. The capacity analyses for the interim improvements identify the following queue
degradations:

The queue for the northbound approach is anticipated to increase 108
feet from 493 feet in the no build scenario to 601 feet in the build
scenario during the AM peak hour.

. The queue for the southbound approach is anticipated to increase 75 feet

from 458 feet in the no build scenario to 533 feet in the build scenario
during the AM peak hour.

The queue for the westbound approach is anticipated to increase 47 feet
from 225 feet in the no build scenario to 272 feet in the build scenario
during the PM peak hour.

The queue for the northbound approach is anticipated to increase 43 feet
from 682 feet in the no build scenario to 725 feet in the build scenario
during the PM peak hour.

The queue for the southbound approach is anticipated to increase 60 feet
from 304 feet in the no build scenario to 364 feet in the build scenario
during the PM peak hour.

3. The following comments are in regards to the “Final” conditions, please note the
following TIS comments:

Section E.05 The proposed westbound left turn storage lane is 75-feet in
length as part of the “final” conditions as proposed by PennDOT’s Route
309 Betterment project. Since even a single tractor-trailer will consume
this available storage, turn-pocket spill-over is anticipated to occur on a
regular basis. Further, the build queue’s of 110 feet during the AM peak
hour and 85 feet during the PM peak hour will routinely block access to
the westbound turn lane for all traffic. In light of this, the Applicant
should coordinate with the PennDOT design unit to facilitate the
extension of the westbound left turn lane to the location of the proposed
right-turn egress-only driveway to mitigate this occurrence.
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The following comments pertain to the Land Development Plans prepared by Langan
Engineering revised April 10, 2025:

4,

Development truck traffic destined to southbound Route 309 should be restricted from
using the Route 309 driveway. In addition to provision of appropriate restriction signage
onsite and at the Route 309 driveway, the Developer should complete all necessary
PennDOT engineering studies, secure PennDOT approvals, and provide any other
documentation required such that the movement restriction is legally enforceable. The
Land Development plans should be amended to provide internal signage to direct
southbound Route 309 egress truck traffic to the Orefield Road Driveway, and to direct
northbound Route 309 truck traffic to the Route 309 driveway. We note, some
wayfinding signing has been provided on the plan, but does not give clear direction for
trucks exiting the development. We recommend signing that includes “Trucks Exiting to
Route 309 South” sign(s). Last, the proposed signing depicted on the plans shall be
identified speciﬁéally for each sign instead of a identified as a wayfinding sign in general.

The proposed stop sign provided to exit the loading docks on the west side of the
building should be relocated for better visibility. Due to the large radius provided, the
current location is far from where a driver’s eyes are looking. We recommend the stop
sign be relocated further south.

Depict the required and available sight distances based on both PennDOT and Township
requirements for the Orefield Road driveway. The required sight distances should be
depicted utilizing sight lines and labeled on the plans while the available sight distances
are labeled on the plans. If any trees are within the required sight lines, then those trees
should be removed or relocated to be outside the limits of the required sight triangles
along with any other obstructions. Additionally, review the required and available sight
distances for all internal intersections to confirm available sight distances exceed the
required sight distances. We note the previous response letter said these will be
provided in the future along with checking the internal intersections.

The details provided on Sheet CS-501 should be updated to reflect the line widths,
colors, and gore spacing for all gore markings.

Details for all non-standard PennDOT signs should be provided. The detail should
include the sign size, legend sizes, background color, and legend color.
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9. The required sight tfiangles for the two proposed driveways should be identified on the
Landscaping plans to ensure proposed plantings are not within the clear sight triangles.

10. Pedestrian crossing signing shall be provided for all on-site mid-block crosswalks.

11. Detailed ADA ramp designs should be provided for all ramps. The designs shall meet
PennDOT requirements.

12. Plans shall be provided for the interim condition that includes the proposed layout at the
Route 309 and Orefield Road / Kernsville Road intersection, truck turning templates for
all movements (southbound left, northbound right, westbound left, and westbound
right), traffic signal plan, along with any supporting calculations.

If you have any questions or require additional information, please contact us.

Sincerely,
Keystone Consulting Engineers, Inc.

S 7 P

Scott T. Pasterski, P.E., PTOE

PC:  Steve Gitch, Keystone Consulting Engineers, via email
Kevin Murphy, North Whitehall Township, via email
Jeff Mouer, North Whitehall Township, via email
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K{ ? CIVIL ENGINEERS & SURVEYORS
B W 5012 Medical Center Circle, Allentown, PA 18106 | 610-395-0971 | www.KCEinc.com
KEYSTONE Bethlehem | Allentown | Kresgeville
CONSULTING

ENGINEERS

NWT-23-026

April 29, 2025

Randy Cope
Township Manager
3256 Levans Road
Coplay, PA 18037

RE:  North Whitehall Township
Nexus 78 Warehouse Development

Supplement to the April 29, 2025 Traffic Engineer Comment Letter

The following comments are supplemental to our comment letter dated April 29, 2025 and are
being provided in accordance with specific zoning Ordinances:

1. Section 440-111 Location Restrictions (A) — The proposed driveway along Orefield Road
is located approximately 850 feet east of Route 309 and Orefield Road intersection and
will operate as an exit-only driveway. As identified in previous comment letters, most
recently the January 23, 2025 letter (Comment No. 3 in the Land Development Plan
section), required and available sight distances based on both Township and PennDOT
criteria have been requested from the Design Engineer for the Orefield Road driveway.
Langan’s response to this comment in their response letter dated April 10, 2025 replies
that they “Will Comply”. To date, we have not been provided with this information to
confirm if sight distance requirements are met for this driveway.

2. Amendment to Comment No. 3(i) in our April 29, 2025 comment letter: A 225-foot
westbound left turn lane should be provided to accommodate truck traffic at the Route
309 and Orefield Road / Kernsville Road intersection. Our independent evaluation
utilizing PennDOT’s Publication 46 turn lane warrant and length calculations identifies a
storage length of 225 feet is nearly met. By providing this turn lane storage, this will
help address concerns of Orefield Road queues associated with the proposed truck
traffic and extended queues along the westbound approach. The Applicant should
coordinate with the PennDOT Design unit as necessary to facilitate this modification to
the Betterment plans.

Engineering firm of choice since 1972
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If you have any questions or require additional information, please contact us.

Sincerely,
Keystone Consulting Engineers, Inc.

S

Scott T. Pasterski, P.E., PTOE

PC: Steve Gitch, Keystone Consulting Engineers, via email
Kevin Murphy, North Whitehall Township, via email
Jeff Mouer, North Whitehall Township, via email
Thomas Dinkelacker, Esq, via email
Rocco Beltrami, Esq, via email
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EXHIBIT B
(See attached)

[Insert HRG Review Letter Dated 12/11/24]
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Herbert, Rowland & Grubic, Inc.

e 369 East Park Drive
Harrisburg, PA 17111

B 717.564.1121
www.hrg-inc.com

TRANSPORTATION IMPACT STUDY
REVIEW LETTER #1

TOWNSHIP OF NORTH WHITEHALL

ATTN: RANDY COPE

NEXUS 78 TRANSPORTATION IMPACT STUDY
DECEMBER 11, 2024

As part of further review of the following information for the above-referenced project:

We offer the following comments:

TRUCK LEFT-TURN MOVEMENTS FROM DRIVEWAY ONTO PA-309

1. The township has requested information on how much time it would take for a truck to depart the full-
access driveway and get up to the posted speed limit of 45 MPH.

a. There is information on this topic within the 2018 A Policy on Geometric Design of Highways
and Streets, 7t Edition. In section 3.4.2 Grades, there are tables that outline criteria for
trucks to go from a stop to reach a speed limit based on the grade and speed limit. According
to the field view data collected for sight distance, found in Appendix K of the TIS, the grade
to turn left out of the full-access driveway is -3.0%. In section 3.4.2.1.2 Trucks, there are
two tables that outline trucks accelerating up to speed; Figure 3-16 shows a speed-distance
curve for a typical heavy truck of 140 Ib/hp and Figure 3-18 shows a speed-distance curve
for a typical heavy truck of 200 Ib/hp.

i. Figure 3-16 shows that a 140 Ib/hp truck on a +3.0% grade can only reach a max
speed of 45 MPH and it would take about 5000 feet to get up to that speed.
Therefore, It will take a 140 Ib truck approximately 66 seconds to accelerate from
0 MPH to 45 MPH in 5000 feet on a 3% grade.

ii. Figure 3-18 shows that a 200 Ib/hp truck on a +3.0% grade can only reach a max
speed of 35 MPH and it would take about 5000 feet to get up to that speed.
Therefore, It will take a 200 Ib truck approximately 51.33 seconds to accelerate
from 0 MPH to 35 MPH in 5000 feet on a 3% grade.

EXHIBIT

B

tabbies’
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SAFETY REQUIREMENTS THE DEVELOPMENT MAY NOT MEET WITHIN ORDINANCE
2. The North Whitehall Township Ordinance has been reviewed and the following safety requirements

have been found:

§ 375-2 Purpose. - This chapter is established to regulate and control the subdivision and development
of land within the Township so as to provide sites suitable for human habitation, commercial and
industrial operations, and other uses for which land may be developed. In so doing, to create conditions
favorable to the health, safety, morals, welfare of the community, and consistent with the goals of the
Comprehensive Plan and Chapter 440, Zoning, of North Whitehall Township and the Pennsylvania
Municipalities Planning Code. In this case, the inability of a heavy vehicle to accelerate quickly without
a traffic signal present may be perceived to be a safety issue for consideration by the board.

LOS REQUIREMENTS WITHIN ORDINANCE

3. The North Whitehall Township Ordinance has been reviewed and the following safety requirements
have been found regarding Levels of Service (LOS) for intersections:

a. Within Chapter 375 Subdivision and Land Development Appendix E (Traffic Impact) of the
Township of North Whitehall Ordinance there is a Traffic Impact Study Checklist. This
checklist outlines the general structure and criteria of a Traffic Impact Study, including a
recommendations and conclusions section. Within this section, it states that “Proposed
recommended improvements: goal of LOS C or better; any proposed improvements should
include transportation management strategies, where appropriate.”

i. Mitigation improvements within the HRG transportation impact study were made
for intersections with an overall intersection LOS D or worse, based on the 2031
with development scenarios. However, it could be interpreted that the LOS
requirements apply to individual turning movements. If that is the case, the
following movements will be considered deficient and need proposed
improvements:

1.
2.

3.

6.

PA-309 & Shankweiler Rd (SR 4006) - EB Left (AM & PM both LOS D)

PA-309 & Orefield Rd (SR 4003) - EB Approach* & Westbound Approach*
(AM & PM both EB & WB LOS D)

PA-309 & Lime Kiln Rd - WB Left/Through Movement (AM & PM both
LOS D)

PA-309 & Huckleberry Rd - EB Approach* (AM & PM both LOS D)

Cedar Crest Blvd & Orefield Rd (SR 4003) - EB Approach* (PM LOS D),
WSB Left/Through Movement (AM LOS D & PM LOS E), NB Left (AM LOS
D), SB Through/Right Movement (AM LOS D)

PA-309 & Full-Access Driveway - WB Left (AM & PM both LOS E)

*Indicates the approach is one lane for all movements.
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MODIFICATION TO OREFIELD RD ACCESS AND ISSUE LETTER ACCORDINGLY

§ 375-52 Purpose. - The design standards and improvements required in this article are the minimum
requirements for approval of a subdivision or land development. Additional or higher type improvements
may be required in specific cases where the Supervisors determine such improvements are clearly
necessary to protect the public health and safety. In this case, the inability of a heavy vehicle to
accelerate quickly without a traffic signal present may be perceived to be a safety issue for consideration
by the board.
This review is based solely on the documents referenced above and does not relieve the design professional of any
responsibility, nor does it imply any design responsibility by Herbert, Rowland & Grubic, Inc. HRG reserves the right
to make additional comments in the future based on newly-supplied or revised information as provided by the
applicant or their representative(s).

Sincerely,
Herbert, Rowland & Grubic, Inc.

Eric M. Kaufman, P.E.
Senior Project Manager | Transportation

EMK/ABF
R009627.0427

P:\0096\009627_0427\Admin\Traffic\Additional Work - Out of Scope\TIS Review Additional ‘Work.doox
Enclosures:
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(See attached)

[Insert Gilmore & Associates Review Letter Dated 04/29/25]
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' GILMORE & ASSOCIATES, INC.

ENGINEERING & CONSULTING SERVICES

April 29, 2025
File No. 2024-00563

Randy Cope, Township Manager
North Whitehall Township

3256 Levans Road

Coplay, PA 18037

Reference: Preliminary/Final Land Development Plans
3121 PA-309 - Nexus 78 Warehouse Development
Tax Map Parcel Number: 547802315657-1, 546893400322-1, 547802057486-1, 546892310028-1

Dear Mr. Cope:

Please be advised that we have reviewed the Preliminary/Final Land Development Plans for Nexus 78 prepared
by Langan Engineering and Environmental Services, Inc., dated April 29, 2024, last revised April 10, 2025.

The site consists of T.M.P. Nos. 547802315657-1 (17.30 acres, 4363 Orefield Road), 546893400322-1 (57.70
acres, 3121 PA Route 309), 547802057486-1 (3.24 acres, 4425 Orefield Road), 546892310028-1 (2.11 acres,
2945 PA Route 309). Approximately 79 acres are located within North Whitehall Township within the LI/B Light
Industrial/Business District. Approximately 1.05 acres of T.M.P. No. 547802315657-1 along Orefield Road is
located within South Whitehall Township in the R-3 Low Density Residential 3 Zoning District.

The site currently contains agricultural lands, a pond, stream, wetlands, woodlands, and two residential
dwellings. The plans propose to remove the existing structures on the site and to construct a 501,405 sf.
warehouse. Additional improvements include parking and loading areas, and stormwater management facilities.
The plan proposes two (2) accessways, one (1) accessway onto Route 309 and one (1) accessway onto Orefield
Road. The site is proposed to be served by public water and on-site sewage.

The submission included Preliminary/Final Plans consisting of 8-pages. These sheets need to be incorporated
into the full plan set. We offer the following comments for your consideration:

Background Information Summary

Application Title: Nexus 78
Plan Stage: Preliminary/Final Land Development and Lot Consolidation
Applicant: TCNE North Whitehall 2, LLC c/o Trammell Crow Company
Plan Date: April 29, 2024
Revision Date: April 10, 2025
Received Date: April 10, 2025 — North Whitehall Township
April 10, 2025 — Gilmore & Associates, Inc.
Location: 3121 PA-309
Total Site Area: 72.459 +/- Acres
Zoning District: LI/B Light Industrial/Business District

EXHIBIT

c

65 East Butler Avenue | Suite 100| New Britain, PA 18901 | Phone: 215-345
Gilmore & Associates, Inc.
Building on a Foundation of Excellence
www.gilmore-assoc.com

tabbies”
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Randy Cope, Township Manager Page 2
Nexus 78 Warehouse Development April 29, 2025
A. General Planning Comments
1. Existing Land Use
a. As per the 2023 Comprehensive Plan Existing Land Use Map, the site is designated

agricultural/vacant and residential. The site currently consists of agricultural land with
residential dwellings and associated accessory structures.

The site is bounded by residential uses to the east; institutional (Orefield Middle School),
residential, and agriculture/vacant uses to the south; residential and commercial uses
to the west, and residential uses to the north.

2. Consistency with Comprehensive Plan

a.

As per the 2023 Comprehensive Plan Future Land Use Map the site is designated as
Industrial. The intent of this use category is to provide for “high-quality, well-planned,
appropriately sized, well-landscaped industrial/business facilities while minimizing land
use impacts on surrounding areas. Future development and/or redevelopment of the
Industrial area should strive to satisfy regional market preferences, minimize the
generation of through traffic, and be required to include substantial setbacks and buffers
to mitigate the impact on existing residential uses” (pg. 71). The proposed warehouse is
generally consistent with the Comprehensive Plan.

The 2023 Comprehensive Plan discusses the “mega” warehouse trend in the Lehigh
Valley Region, and states that the “The Township needs to continue proactively planning
for these types of facilities in order to meet demand while also acting in the interest of
Township residents. This includes anticipating and tackling needed infrastructure
improvements, road accessibility issues, and traffic impacts” (pg. 77). Consideration
should be given to the proposed increased volume in vehicle and truck traffic as a result
of the proposed plan.

3. Traffic and Pedestrian Circulation

The site proposes two accessways, one onto Orefield Road and one onto Route 309,
with associated improvements. Internal roads provide circulation for large vehicles
around the exterior of the warehouse.

As per the North Whitehall Township Street Classification Map, Orefield Road is
classified as a Local Road and Route 309 is classified as a Major Arterial. Per the 2023
Comprehensive Plan (pg. 54), local roads are intended to provide limited mobility,
access to residential areas, businesses, farms, and other local areas. Arterial roads are
intended to connect principal urbanized areas, cities and industrial centers.

The plans indicate the accessway on Orefield Road will limit traffic circulation west onto
Orefield Road towards Route 309.

The plans have been revised to provide some pedestrian sidewalks for internal
circulation, and along Orefield Road and Route 309. The proposed pedestrian sidewalks
do not provide consistent connectivity throughout the site.

The 2023 Comprehensive Plan recommends maximizing the interrelationship and
coordination between all modes of travel, and where appropriate, transportation
improvements should be designed as multiple-use facilities for pedestrians, bicycles,
public transit, and motor vehicles.

i. The plans have been revised to provide for limited pedestrian sidewalks.
However, the plans do not provide for bicycle facilities along Route 309 or
Orefield Road. The plans show that a bike rack is proposed adjacent to the
warehouse. No additional bicycle amenities have been provided.
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Randy Cope, Township Manager Page 3
Nexus 78 Warehouse Development April 29, 2025

ii. Additionally, we recommend coordination with LANTA .regarding public
transportation access to the site. A “Potential LANTA Bus Pull Off" is shown on
the plans, with no detailed design of the pull off or bus stop facilities. In addition,
there is no indication that the location or size of the pull off are appropriate to
accommodate a LANTA bus. The applicant has indicated coordination with
LANTA regarding public transportation access to the site is ongoing.

B. Zoning Ordinance Comments

1. Use Regulations

a.

As per ZO Section 440-41.A(77)(a), access to the site shall be from an arterial street as
identified on the North Whitehall Township Street Classification Map. The plans propose
one access drive onto Route 309 which is classified as a Major Arterial. Additionally, the
plans propose an access drive onto Orefield Road which is classified as a Local Road.

i. The proposed access drive onto Orefield Road is an exit only from the site.

ii. As peraLangan Engineering response letter, dated August 26, 2024, “...primary
access for the proposed development is the direct access to Route 309...
PennDOT’s minimum criteria for the installation of a traffic signal, the proposed
site access will be unsignalized. A secondary, exit-only driveway is proposed to
Orefield Road...will provide an alternative means of exiting the site for cars and
trucks traveling south on Route 309. This intersection of Route 309 & Orefield
Road will be improved as part of PennDOT's Route 309 Betterment
Project...include widening of Route 309 to provide northbound and southbound
left-turn lanes, widening of Orefield Road to provide a westbound left-turn lane,
a realignment of Orefield Road to align with Kernsville Road, wider radii to allow
for trucks to navigate turns efficiently, and upgrades to the existing traffic signal.”

ii. We recommend additional information be provided demonstrating that Orefield
Road is capable of supporting the increase in truck traffic for all turning
movements and the proposed timeline for the PennDOT Route 309
improvements. The applicant has indicated the PennDOT project will be
completed by end of 2027/early 2028. However, the applicant has not
demonstrated that the intersection of Orefield Road and Route 309 can
accommodate the proposed increase in truck traffic while awaiting completion
of the PennDOT improvements.

As per ZO Section 440-41.A.(77)(g), sufficient off-street queueing shall be required at
facility entrances to prevent vehicles from queueing on public streets while waiting for
access to the facility. The plans show queueing for at least fourteen trucks around the
facility. The applicant has indicated adequate queuing will be provided. However, the
plans should be revised to include appropriate documentation and notes ensuring that
queuing will not back up onto public streets.

2. Area and Dimensional Requirements

a.

As per ZO Section 440-39.A., the number of access points onto any major arterial street
(such as Route 309) shall be held to an absolute minimum. The maximum feasible use
shall be made of intemal streets. The plan proposes one accessway onto Route 309
and one accessway onto Orefield Road. Orefield Road is not a major arterial, but a local
road.
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Randy Cope, Township Manager Page 4
Nexus 78 Warehouse Development April 29, 2025
3. Environmental Protection

a. As per ZO Section 440-46.B, all permits of the Township are issued on the condition
that the applicant comply with federal and state wetlands regulations, and such permits
may be revoked, delayed or suspended by the Zoning Officer until an applicant proves
compliance with such regulations.

b. ZO Section 440-47 requires setbacks and buffers from surface waters including riparian
corridors. The Existing Features Plan indicates the location of a stream and several
waterbodies on the site. The plans include an exhibit showing the proposed
conservation area of existing forested stream-side areas, including permanent and
temporary stream impact. However, additional information may be required identifying
the quantity and species of vegetation located in this conservation area.

c. ZO Section 440-50 pertains to sewage disposal requirements. All methods of
wastewater disposal shall meet requirements of the State, any applicable Township
Authority and the Official Township Sewage Facilities Plan, as amended, as applicable.
We defer any further comment to the Township Engineer.

C. General Comments

1.

The plans note entrance and roadway improvement design is provided by TPD. Those plans
were not included as part of this submission. We defer further comment to the Township
Engineer.

During a site visit conducted by our office on May 22, 2024, several items were noted,
specifically related to Orefield Road.

a. Orefield Road is a two-lane road, with minimal shoulder area, which is in disrepair.

b. The signalized intersection of Route 309 and Orefield Road is not adequately designed
to allow for the safe turning of large vehicles, such as tractor trailers.

c. As per a Langan Engineering response letter, dated August 26, 2024, “This intersection
of Route 309 & Orefield Road will be improved as part of PennDOT’s Route 309
Betterment Project. The proposed improvements include widening of Route 309 to
provide northbound and southbound left-turn lanes, widening of Orefield Road to provide
a westbound left-turn lane, a realignment of Orefield Road to align with Kernsville Road,
wider radii to allow for trucks to navigate turns efficiently, and upgrades to the existing
traffic signal.”

d. We defer further comment regarding traffic inprovements to the Township Engineer.
ZO Section 440-63.C requires fire lanes be provided where required by state or federal
regulations or other local ordinances. The plans should be revised to show the location of
proposed fire lanes. We defer further comment to the Fire Chief.

ZO Section 440-79.A.(2) requires all uses and structures have adequate provisions for access
by emergency vehicles and ladders. We defer comment to the Fire Chief.

The plans note a visual screen wall between the trailer spaces and detention basin 1. The plans
should be revised to include details and specifications for this visual screen wall.

A detailed response letter addressing the above noted comments and any changes to the plan
should be included with future submissions.
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Randy Cope, Township Manager Page 5
Nexus 78 Warehouse Development April 29, 2025

If you have any questions or require additional information, please do not hesitate to contact me.

Jutlith Stern Goldstein, R.L.A., ASLA
Community Planner

Senjor Project Manager
Gilmore & Associates, Inc. Gilmore & Associates, Inc.

Sincerely,

JSGl/sjy/sl

cc: Board of Supervisors
Planning Commission
Kate Durso, Fitzpatrick, Lentz, & Bubba (FL&B)
Jason Engelhardt, P.E., Langan Engineering
Fidel Gonzalez, Langan Engineering
Barry Henry, TCNE North Whitehall 2, LLC
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EXHIBIT D
(See attached)

[Insert North Whitehall Township Emergency Services Organization Review Letters
Dated 05/14/24, 01/02/25, and 03/21/25]
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North Whitehall Township
Emergency Services Organization

January 22, 2025

Jeff Mouer

North Whitehall Township
3526 Levans Road
Coplay, PA 18037

-RE: Nexus 78- Rt 309 Plan

Jeff,

| reviewed the Nexus 78-Route 309 final submission plans for the 1/29/2025 PC meeting. Here
are my outstanding notes since my last review on 5/14/2024. The final plans did include updates
from my last review except the following items should be addressed.

1) Fire Truck Plan
a. Request the north side driveway be widened for a less restrictive pathway
into/ouit of the facility. .

i. Specifically, widening is recommended at the entrance to the north
entrance to the facility for emergency vehicles to pass vehicles in queue
to entrance.

b. The fire truck turn plan (sheet CS-202) shows some very tight margins that
encroach parking areas.

2) Rt 309 & Kernsville Rd Intersection Considerations

Emergency situations demand swift and unimpeded movement for fire trucks,
ambulances, and law enforcement vehicles. Careful evaluation is required to ensure
proper emergency vehicle access at the intersection of Route 309 and Kernsville Road in
light of the proposed Nexus 78 planning. The close proximity of the Tri-Clover Volunteer
fire station at 4801 Kernsville Road poses a direct need for intersection considerations
based on the added vehicle traffic from the proposed warehouse facility.

Based on the total of over 300 responses from the fire station in one year, it is estimated
that 280 of these responses will likely pass through the intersection of Kernsville Rd and
Rt. 309, which averages to about 23 per month. This intersection creates pathways to the
North, South, and East from the fire station, connecting to the most densely populated
areas in the township.

This example only covers the response from this one fire station. Alarm escalations
necessitate the involvement of mutual aid entities to dispatch response units from various
township fire stations, in addition to EMS and police units, all converging at the same
intersection. Consideration should also be given to the 97% of the volunteer responders
assigned to the Tri-Clover station who are required to commute through this intersection
during an emergency response.

| feel this matter needs careful consideration as this project is reviewed and hope that the
responsible parties take correct action. Let me know if you have any other questions.

Laury’s Station Neffs Schnecksville EXHIBIT rn Valley

b EMS

FIRE RESCUE

tabbies’
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North Whitehall Township
Emergency Services Organization

March 21, 2025

Jeff Mouer

North Whitehall Township
3526 Levans Road
Coplay, PA 18037

RE: Nexus 78- Rt 309 Plan
Jeff,:

This is a follow-up to our meeting on March 18, 2025 regarding the discussion about the access
roadway to Rt 309.

2021 INTERNATIONAL FIRE QOD
Section 503.2.1
Fire apparatus @ccess roads shall have an unobstructed wndth of not less than 20 ft.

Section 503.2.2

The fire code official shall have the authority to require or permit modifications to the
required access widths where they are inadequate for fire or rescue operations or where
necessary to meet the public safety objectives of the Jurisdiction.

Section 503.4
Fire apparatus access roads shall not be obstructed in any manner. The minimum widths

and clearances established in Sections 503.2.1 and 503.2.2 shall be maintained at all
times.

APPLICABILITY

The facility access road fails to meet the 20ft minimum considering the two-way traffic that is
shown on the plan with the fire apparatus movement template. The situation Is exacerbated by
the steep topography along both sides of the access roadway. The roadway's physical
restrictions as presented will pose response limitations to incoming emergency vehicles.

Recommendation: Widen Route 309 access roadway to 40 ft for two-way traffic.

In Community Service,

Jim Steward
President- North Whitehall Township Emergency Services Organization
Assistant Twp Fire Marshal

Laury's Station Neffs Schnecksville Tri-Clover Northern Valley
FIRE RESCUE EMS
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North Whitehall Township
Emergency Services Organization

May 14, 2024

Jeff Mouer

North Whitehall Township
3526 Levans Road
Coplay, PA 18037

RE: Nexus 78- Rt 309 Plan
Jeff,

| completed an initial fire services plan review for the proposed 547,500 SQFT building on Route
309 that is on the agenda for the upcoming PC meeting.

There are several fire services related items to note.
1) Fire Hydrants
a. ls there a "will serve agreement” in place for municipal water supply? The plan
should not proceed without municipal water.
b. Recommend an additional hydrant be placed along both the east and west
perimeter trailer spaces. (shown below)
c. Recommend an additional hydrant be placed on the north driveway prior to
entering the north parking area.
i. This hydrant should be supplied from the municipal water supply to
provide service in case the private supply/pump becomes disabled or
inadequate. (shown below)
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Laury's Station Neffs Schnecksville Tri-Clover Northern Valley

FIRE RESCUE EMS



FILED 7/9/2025 3:49 PM,Clerk of Judicial Records, Civil Division, Lehigh County, PA
2025-C-2652 /sIMN

d. All hydrants need parking clearances of a minimum of 20ft and must be clearly
marked for “no parking”.

e. Snow poles/signage are recommended to identify hydrants and prevent snow
removal from covering or obstructing the hydrant.

f.  Fire department connection (FDC) to the fire protection system must be
unobstructed so hose lines can be attached without interference from nearby
objects, including buildings, fences, posts, etc.

i. Pump house (NE Corner) should have more driveway clearance and
emergency access parking around it.

2) Fire Truck Plan _
a. Request the north side driveway be widened for a less restrictive pathway

into/out of the facility.

i. Specifically widening should be considered at the entrance to the north
entrance to the facility.

b. ltis relevant to state that the template used on the plan does not completely
replicate the township truck.

i. The fire apparatus used in this township has a 5-foot front overhanging
platform that requires no obstructions along the curbs and parking
islands such as light standards and signage. These obstructions cannot
impede the overhang of the platform as the platform may overpass the
curbs and islands. This can be applied where tight driving paths are
depicted on the plan.

3) All gates must have emergency services access. Siren activated gate operator is
recommended.

In Community Service,

Jim Steward
President- North Whitehall Township Emergency Services Organization
Assistant Twp Fire Marshal

Laury's Station Neffs Schnecksville Tri-Clover Northern Valley

FIRE RESCUE EMS



* FILED 7/9/2025 3:49 PM,Clerk of Judicial Records, Civil Division, Lehigh County, PA
2021 InternationaA#4pe(ee8eiFc)/s/MN

CHAPTER 5 FIRE SERVICE FEATURES

SECTION 503
FIRE APPARATUS ACCESS ROADS

503.1 Where required.
Fire apparatus access roads shall be provided and maintained in accordance withSections 503.1.1 through 503.1.3.

503.1.1 Buildings and facilities.

Approved fire apparatus access roads shall be provided for every facility, building or portion of a building hereafter
constructed or moved into or within the jurisdiction. The fire apparatus access road shall comply with the requirements of
this section and shall extend to within 150 feet (45 720 mm) of all portions of the facility and all portions of the exterior
walls of the first story of the building as measured by arepproved route around the exterior of the building or facility.

Exceptions:
1. The fire code official is authorized to increase the dimension of 150 feet (45 720 mm) where any of the
following conditions occur:
1.1. The building is equipped throughout with anapproved automatic sprinkler system installed in accordance
with Section 903.3.1.1, 903.3.1.2 0r 903.3.1.3.
1.2. Fire apparatus access roads cannot be installed because of location on property, topography, waterways,
nonnegotiable grades or other similar conditions, and an approved alternative means of fire protection is
provided.
1.3. There are not more than two Group R-3 or Group U occupancies.
2. Where approved by the fire code official, fire apparatus access roads shall be permitted to be exempted or
modified for solar photovoltaic power generation facilities.

503.1.2 Additional access.
The fire code official is authorized to require more than one fire apparatus access road based on the potential for
impairment of a single road by vehicle congestion, condition of terrain, climatic conditions or other factors that could limit

access.

503.1.3 High-piled storage. »
Fire department vehicle access to buildings used forhigh-piled combustible storage shall comply with the applicable

provisions of Chapter 32.

503.2 Specifications.
Fire apparatus access roads shall be installed and arranged in accordance withSections 503.2.1 through 503.2.8.

503.2.1 Dimensions.
Fire apparatus access roads shall have an unobstructed width of not less than 20 feet (6096 mm), exclusive of shoulders,
except for approved security gates in accordance with Section 503.6, and an unobstructed vertical clearance of not less

than 13 feet 6 inches (4115 mm).

503.2.2 Authority.
The fire code official shall have the authority to require or permit modifications to the required access widths where they
are inadequate for fire or rescue operations or where necessary to meet the public safety objectives of the jurisdiction.

503.2.3 Surface.
Fire apparatus access roads shall be designed and maintained to support the imposed loads of fire apparatus and shall be

surfaced so as to provide all-weather driving capabilities.

503.2.4 Turning radius.
The required turning radius of a fire apparatus access road shall be determined by théfire code official.

503.2.5 Dead ends.
Dead-end fire apparatus access roads in excess of 150 feet (45 720 mm) in length shall be provided with arapproved

area for turning around fire apparatus.

503.2.6 Bridges and elevated surfaces.

Where a bridge or an elevated surface is part of a fire apparatus access road, the bridge shall be constructed and
maintained in accordance with AASHTO HB-17. Bridges and elevated surfaces shall be designed for a live load sufficient
to carry the imposed loads of fire apparatus. Vehicle load limits shall be posted at both entrances to bridges where
required by the fire code official. Where elevated surfaces designed for emergency vehicle use are adjacent to surfaces
that are not designed for such use, approved barriers, approved signs or both shall be installed and maintained where

Copyright © 2025 International Code Council, Inc., or its licensors (ALL RIGHTS RESERVED).
Accessed by James Steward on 05/20/2025 pursuant to License Agreement with ICC. No further reproduction or distribution
authorized. Any Unauthorized reproduction or distribution is a violation of the federal copyright, and subject to civil and
criminal penalties thereunder.
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503.2.7 Grade.
The grade of the fire apparatus access road shall be within the limits established by thefire code official based on the fire

department’s apparatus.

503.2.8 Angles of approach and departure.
The angles of approach and departure for fire apparatus access roads shall be within the limits established by thére

code official based on the fire department’s apparatus.

503.3 Marking.

Where required by the fire code official, approved signs or otherapproved notices or markings that include the words “NO
PARKING—EIRE LANE” shall be provided for fire apparatus access roads to identify such roads or prohibit the obstruction
thereof. The means by which fire lanes are designated shall be maintained in a clean and legible condition at all times

and be replaced or repaired when necessary to provide adequate visibility.

503.4 Obstruction of fire apparatus access roads.
Fire apparatus access roads shall not be obstructed in any manner, including the parking of vehicles. The minimum
widths and clearances established in Sections 503.2.1 and 503.2.2 shall be maintained at all times.

503.4.1 Traffic calming devices.
Traffic calming devices shall be prohibited unlessapproved by the fire code official.

503.5 Required gates or barricades.

The fire code official is authorized to require the installation and maintenance of gates or othempproved barricades
across fire apparatus access roads, trails or other accessways, not including public streets, alleys or highways. Electric
gate operators, where provided, shall be listed in accordance with UL 325. Gates intended for automatic operation shall

be designed, constructed and installed to comply with the requirements of ASTM F2200.

503.5.1 Secured gates and barricades.
Where required, gates and barricades shall be secured in anapproved manner. Roads, trails and other accessways that
have been closed and obstructed in the manner prescribed by Section 503.5 shall not be trespassed on-or used unless

authorized by the owner and the fire code official.

Exception: The restriction on use shall not apply to public officers acting within the scope of duty.

503.6 Security gates.

The installation of security gates across a fire apparatus access road shall beapproved by the fire code official. Where
security gates are installed, they shall have an approved means of emergency operation. The security gates and the
emergency operation shall be maintained operational at all times. Electric gate operators, where provided, shall be listed
in accordance with UL 325. Gates intended for automatic operation shall be designed, constructed and installed to

comply with the requirements of ASTM F2200.
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EXHIBIT E
(See attached)

[Insert Lehigh Valley Planning Commission Review Letter Dated May 29, 2024]
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BECKY A, BRADLEY, AICP

Lehigh Valley Planning Commission Executive Director

DR. CHRISTOPHER R. AMATO
Chair

CHRISTINA V. MORGAN
Vice Chair

ARMANDO MORITZ-CHAPELLIQUEN
Treasurer

May 29, 2024

Mr. Randy Cope

North Whitehall Manager
3256 Levans Road
Coplay, PA, 18037

Re: Nexus 78 — Land Use of Regional Significance
North Whitehall Township -
Lehigh County

Dear Mr. Cope:

The application is considered a Land Use of Regional Significance under FutureLV: The
Regional Plan in the Warehouse, Logistics and Storage Facilities, Freight Facility Local
Freight Generator category. The Lehigh Valley Planning Commission (LVPC)
considered 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 primarily takes place during the
Committee meeting. Both meetings were virtual and held on:

e LVPC Comprehensive Planning Committee Meeting
o May 21, 2024, at 12:00 PM
o https://lvpc.ora/lvpc-meetings
e LVPC Full Commission Meeting
o May 23, 2024, at 7:00 PM
o https://lvpc.org/lvpc-meetings

The application proposes to construct a 547,500-square-foot warehouse at 3121 PA-
309 and consolidate four parcels (parcel numbers 546893400322, 547802057486,
547802315657 and 546892310028). A portion of the property not proposed for
development is also located in South Whitehall Township. The 71.1-acre site is largely
undeveloped, containing an existing residence, agricultural land and woodlands.

The LVPC offers the following comments and recommendations:

Site Suitability

A portion of the site is located in the Farmland Preservation Area of the FutureLV
General Land Use Plan, and the entire site is within the Preservation Buffer. Areas
within the Preservation Buffer may have factors available to accommodate
development, and while these areas are recommended to remain agriculture, additional

EXHIBIT

E

Planning for the Future of Lehigh and Northampton Counties at 615 Waterfront Drive, Suite 201, Allentown, PA 18102 w (610) 264-4544 w Ivpc@ivpc.org m www.lvpc.org
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scrutiny is warranted in determining the appropriateness of growth. The property is
zoned Light Industrial (L), reflecting the Township’s intent for development to occur in
this location. However, the scale of development must be aligned with the context of the
surrounding area. The stated intent of the LI District is ‘to meet current and anticipated
future regional needs for light industries, offices and limited types of related commercial
development’ (Township Zoning Ordinance Section 440-31 D. (11)).

The size of the proposed building, over 500,000 square feet and 50 feet high, greatly
surpasses the scale of surrounding developments. The roadways were not built to
withstand the impact of tractor-trailers, public sewer and water are not available, and
overall, the site is not served by adequate infrastructure to accommodate the proposal.
Additionally, the proposal is located adjacent to incompatible land uses, including
residential neighborhoods and educational facilities, and the site contains High
Preservation Priority Natural Resources. The subject property is better suited for
smaller-scale low-impact commercial and industrial land uses that support local
businesses and residents and can provide a transition between residential and industrial

developments.

Due to incompatible neighboring land uses, lack of transportation and utility
infrastructure, and topography concerns, the proposed development is found to be
generally inconsistent with the goals and policies outlined in FutureLV: The Regional
Plan.

Natural Features

The project site contains a variety of natural features, including woodlands,
hydrographic features with riparian buffers, and steep slopes of 15%-25%. While these
features are primarily located in the northern area of the property and the proposed
building is situated towards the south to minimize disturbance, a more appropriate form
of development would utilize smaller building footprints and increase the buffer between
development and natural resourced, including avoiding developing over the
hydrographic features and riparian buffers, to ‘'maximize preservation of woodlands,
critical habitats and natural resources in the land development process' (of Policy 3.1)
and ‘protect the quality and quantity of surface water and groundwater’ (of Policy 3.2).

Karst

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 of surface mines on the site. Human influence can further
lead to sinkholes through soil disturbance (Pennsylvania Department of Environmental
Protection).

FutureLV: The Regional Plan discourages development in hazard-prone areas. If this
project moves forward, the LVPC urges 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).
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Traffic Impacts / Truck Routing

The LVPC reviewed the submitted Transportation Impact Study prepared by Traffic,
Planning and Design, last revised August 28, 2023. Freight land uses can have
profound impacts on the quality and operation of the transportation network. These
impacts can be mitigated and improved by proper planning and being proactive during
this review part of the project.

Trip generation estimates for the proposal were calculated utilizing the Institute of
Transportation Engineers (ITE) Trip Generation Manual, 11* edition and Land Use
Code (LUC) 150 Warehousing, defined by ITE as “a warehouse is primarily devoted to
the storage of materials, but it may also include office and maintenance areas.” The
proposed 547,500-square-foot warehouse project is estimated to generate an average
of 903 total vehicle trips per day, of which 600 are passenger vehicles and 303 are
trucks.

Access of the facility by commercial trucks should be adequately prepared for by
formalizing a truck routing plan by the developer, and potentially the operator of the
facility, in coordination with the Pennsylvania Department of Transportation (PennDOT)
and the municipality to ensure proper truck navigation to serve the site and the best
possible routes to Route 22, Route 100, Route 873, Route 33, Interstate 78, and
Interstate 476 (PA Turnpike). These routes can help mitigate impact to the community
by proper communication of preferred truck routes.

The Lehigh Valley Transportation Study (LVTS), the Metropolitan Planning Organization
(MPO), for Lehigh and Northampton Counties, has a Transportation improvement
Program (TIP) project along the frontage of the project identified as Project ID 102312
“PA 309 Resurfacing”. The current project and TIP project may have conflicting areas
along the frontage of Route 309. Coordination is strongly recommended, if not already
occurring, to ensure the impacts of the proposed warehouse and engineering that has
already occurred for the Route 309 project may be able to help the warehouse to
incorporate mitigation strategies that may help in the safe and efficient movements of
freight and people to and from the project, as well as to the community.

The Pennsylvania Turnpike Commission should be informed and coordinated, if
needed, with regard to their bridge on State Route 4003 over the Pennsylvania
Turnpike, just east of the project location. Coordination and notification in the change of
traffic volumes as well as commercial truck traffic utilizing the bridge would enable
proper planning for routine maintenance and other activities to better prepare the bridge
to accommodate the growth in traffic, including freight vehicles utilizing Orefield Road
east of the project (of FutureLV Policies 2.2, 2.4 and 2.6).
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The right-out configuration of the driveway on Orefield Road and the impacts to turning
movements at Route 309 should be studied as the current and proposed improvements
to Orefield Road at Route 309 may not be able to accommodate queuing of vehicles
turning to proceed southbound on Route 309 from Orefield Road. Appropriate signage
should be provided in the location of Route 309 and Orefield Road intersection asto
indicate that commercial vehicles would not be able to access the site from Orefield
Road and should utilize the entrance along the frontage Route 309.

It is also of note that Orefield Road becomes Kernville Road west of Route 309. This
east west corridor is a key component of community mobility, and it also has a fire
department located just west of Route 309 on Kernville Road. The impacts of possible
freight vehicle queuing along Orefield and Kernsville Roads and the response of
volunteers who staff the fire department should be scrutinized as to allow emergency
response to not be impacted in the efforts of the fire department. With no dedicated turn
lanes on Orefield and Kernsville Roads, the queuing of freight vehicles as well as the
adjacent Parkland School District, school bus garages located to the south of the project
at Orefield Middle School may result in unintended delays of transportation mobility of
the intersection already in the phasing engineering and design of the project that may
not have been studied in the TIS (of FutureLV Policies 1.1 and 2.4).

Site Freight and Emergency Access

Turn movements from the full access driveway area are a concern, as there is an
elevation change south of the access driveway, with a posted speed limit of 45. The
developer should confirm with the municipality and PennDOT the adequacy of safe and
efficient turn movements of freight tractor-trailers at this location and any improvements
that could be implemented to improve turn movements for tractor-trailers and passenger
vehicles of employees and visitors. It is recommended that a warehouse entrance or
“truck entrance ahead” sign be erected to communicate to motorists the possibility of
trucks turning in contingent on PennDOT approvals.

The gate operations for the high security fenced area should be clarified to enable
appropriate access when tractor-trailers need to access a secure location. One guard
shack location is shown on the submitted plans, while the other three gate locations do
not have a guard shack associated with them. Adequate control of these gates is
critical as to not having queuing of freight vehicles in access aisles on site or along
roadways in the vicinity of the project.

Gated access is always a concern as far as queuing for tractor-trailers waiting or
receiving gate access. There are trailer storage and staging area spaces shown
outside of the security area which would enable tractor-trailers to park while waiting for
access (of FutureLV Policy 2.4).
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Truck Parking

The LVPC appreciates the right-sized approach to the staging area parking spaces, by
providing the appropriate sizing of seven tractor-trailer ‘staging’ spaces of 12’ x 75’ in
dimension outside of the security fenced area. It should be made clear whether these
spaces are available for tractor-trailer drivers to park overnight long-term making freight
movements would be able to park their long term to comply with federal laws regulating
the hours of operation for commercial driver license holders. It should be made clear
whether these spaces are available for tractor-trailer drivers to park long-term to comply
with federal laws regulating the hours of operation for commercial driver license holders.
It is strongly recommended that onsite entry signage be provided to communicate the
direction to trucks making deliveries to the facility to get authorization to wait in the
provided staging parking spaces. The location of these staging area spaces should also
incorporate electric hookup amenities to enable the cab portion and potentially
refrigerated trailers to operate on electric power rather than diesel fueled engines, while
the truck is parked (of FutureLV Policy 2.4).

Snow Removal Law

It is recommended that the project incorporate snow removal equipment onsite for the
removal of snow and ice from the tops of trucks and trailers as required by
Pennsylvania State Law. Truck drivers are required to remove snow and ice hazards
but need the appropriate equipment in which to remove the hazard in a safe and
efficient manner. Snow removal equipment is becoming more commonplace at freight
centric facilities. Having this equipment helps ensure a safe transportation network free
of snow and ice that may slide off the tops of trucks and trailers and cause disruptions
on the roadway and to other vehicles and multimodal users (of FutureLV Policy 1.4).

Freight Facility Amenities

Freight-centric facilities are reliant on tractor-trailers and commercial vehicles to operate
and should play a part in accommodating the needs of the vehicles and drivers.
Inclusion of a driver lounge with an area for drivers to plan their day, route themselves
to their next destination as well as have restrooms and an appropriate place to eat is
strongly recommended. A driver lounge can be an area to also communicate area
transportation issues such as construction or available fuel locations and repair or
maintenance services for their vehicles (of FutureLV Policy 2.4).

Air Quality and Congestion Management

It is recommended that parking lots proposed be constructed with the necessary
infrastructure to support and integrate electric vehicle charging on site. Electric vehicles
are commonplace and most large vehicle manufactures will eliminate fossil fuel vehicles
in the next decade or so. The air quality improvements as a result of, decarbonization
efforts from the private and public sectors, such as deployment of electric vehicles, are
essential to improving air quality in the Lehigh Valley. Convenient charging stations may
facilitate more employees who may travel long distances to utilize electric vehicles. In
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addition, heavy vehicles and equipment are increasingly electric and alternative fueled,
which supports addition, of charging as well.

State Route 309 is listed in the Lehigh Valley Transportation Study (LVTS) Congestion
Management Process as a current 2017 (from Walbert to Levans Roads) and future
2040 (from Walbert to Route 873) congested corridor. It is recommended that the
developer and municipality engage with PennDOT on strategies to improve congestion
along the corridor.

The current TIP project for the Route 309 Resurfacing project may have conflicting
areas along the frontage of Route 309, coordination is strongly recommended of the
impacts of the proposed warehouse and engineering that has already occurred in may
be able to help improve the impacts of the warehouse address mitigation strategies that
may help in the safe and efficient movements of freight and people as well as to the
community (of FutureLV Policies 2.2 and 3.2).

Multimodal Transportation

Route 309 is listed as a corridor connecting the post war centers of Orefield and
Schnecksville in the Transportation Plan within FutureLV: The Regional Plan. This
corridor also contains a “Multimodal Accessibility Buffer”. Post-war Centers were largely
developed after the automobile became central to American culture. Designed during
and after the inception of the national highway network, they are auto-oriented,
generally low-density districts that are difficult to access with anything but a car. Though
often near residential neighborhoods and businesses, bicycle, pedestrian and mass
transit connections are often limited.

A Multimodal Accessibility boundary along the frontage of the project is an excellent
opportunity to incorporate elements of multimodal accessibility transportation options.
Coordination with the Lehigh and Northampton Transportation Authority (LANTA) to site
or re-site bus stop locations to provide service to employees of the facility.

In the case of this proposal transit service routes are available along Route 309 and
should be an important consideration for the development of this employment center
and the ability for anyone working there to have access to transportation. It is also
recommended that bicycle racks be located at convenient locations near employee
entrances to facilitate utilization of alternative to engine powered vehicle modes of
transportation (of FutureLV Policy 5.2).

It is strongly recommended that sidewalks be provided along the frontage of Route 309
and Orefield Road. It is also recommended that sidewalks also be constructed along
both access driveways to the warehouse building itself. This infrastructure is critical to
the health and wellbeing of employees and visitors to the warehouse who may wish to
utilize sidewalks instead of walking or rolling in the cartways of aisles intended for
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motorized vehicles. The pedestrian connectivity of employee access points to available
transit at Route 309 is a critical component to providing fair and equitable transportation
options for persons of all abilities (of FutureLV Policy 5.3).

Currently, there is proposed limited sidewalks and enhanced crosswalks proposed at
Orefield/Kernville Road intersection of Route 309 as part of the TIP Project ID102312
Route 309 Resurfacing, which is a project along the Route 309 corridor from Walbert
Avenue to Levans Road. The ability to install sidewalk infrastructure now during the
construction of this warehouse would enable future connectivity for multimodal users of
alternative transportation to have the ability to be in a safe and adequate area. Anytime
you can remove vulnerable road users from the cartway of roads and put them in
pedestrian infrastructure such as sidewalks is a forward-thinking planning process (of
Policy 5.1).

Lehigh and Northampton Transportation Authority (LANTA)

The Lehigh and Northampton Transportation Authority (LANTA) currently provides
public transportation in close proximity to the project site, with an existing northbound
bus stop (Bus Stop ID 5975) located on Route 309, nearside of the Orefield Road
intersection. There are no sidewalks along the project property frontage on Route 309
or Orefield Road, respectively, nor is there pedestrian connectivity proposed within the
project site. Given the proposed warehouse use of the project, LANTA anticipates
growing ridership at this location. LANTA recommends the property owner/developer to
provide pedestrian improvements from the main entrance of the facility to the main
corridors of the project site to access the existing bus stop location.

For follow up, please contact LANTA Planner/Land Use Specialist Molly Wood at
mwood@lantabus-pa.gov for continued early engagement and discussion.

Sustainable Energy

The LVPC encourages the developer to consider opportunities for incorporating
sustainable energy systems that reduce overhead operational costs and ‘minimize
environmental impacts of development’ (Policy 3.1), such as geothermal energy
systems, solar panels and greywater reuse for irrigation and plumbing. Incorporating
sustainable practices to help to ‘reduce climate change impacts’ (Policy 3.4).

Stormwater Review

The project site is located within the Jordan Creek watershed. This watershed has a
fully implemented Act 167 Stormwater Management Ordinance. Comments related 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 111§303, §304
& §306(a), Article VI§603(j)]. The LVPC review does not include an in-depth
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examination of plans relative to subdivision design standards or ordinance requirements
since these items are covered in the municipal review.

Representatives of adjacent municipalities have been copied on this letter to ‘coordinate
land use decisions across municipal boundaries’ (of Policy 1.4). Please feel free to
reach out with any questions.

Sincerely,

},&W

Joseph Dotta
Regional Planner

pA

Jill Seitz
Senior Community Planner

Brian Hite
Transportation Planner

cc:
Barry Henry, Applicant;

Fidel Gonzalez, Project Engineer/Surveyor;

Steve Gitch, North Whitehall Township Engineer,;

Dave Manhardt, South Whitehall Township Director of Community Development;

Lee Rackus, Whitehall Township Bureau Chief of Planning, Zoning and Development;
Kal Sostarecz, Upper Macungie Township Director of Community Development;

Jill Seymour, Lowhill Township Municipal Secretary;

Dawn Didra, Heidelberg Township Administrator/Secretary;

Wade Marlatt, Washington Township Manager
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ATTACHMENT 1
Act 167 Drainage Plan Review

May 28, 2024

Re: Nexus 78
Plans Dated April 29, 2024
North Whitehall Township
Lehigh County

The proposed storm drainage concept presented in the plans and storm drainage calculations dated April
29, 2024 has been reviewed for consistency with the Jordan Creek Watershed Act 167 Storm Water
Management Ordinance, May 1992. A checklist of the Act 167 review items is attached for your information.
As indicated on the checklist, each item of the Drainage Plan has been reviewed for consistency with the
Act 167 Ordinance. A brief narrative of the review findings is as follows:

The proposed development is located within drainage district 121 of the Jordan Creek Watershed
as delineated in the Act 167 Plan. As such, the runoff criteria for the site are a 30% Release Rate
for the 2-year storm and a 100% Release Rate for the 10-, 25- and 100-year return period storms.
Based on review of the plans and calculations, the following deficiencies are noted. The drainage
boundaries to each point of interest are not clearly shown on the drainage area maps. The overall
pre- and post-development drainage area acreages and boundaries should match.
Aboveground basins 2 and 3 create new concentrated discharge points at the outfall culverts for
which erosion protection should be provided. The orifice elevations on the outlet structure details
for aboveground basin 1 and underground basin 1 should be checked and revised. The detail for
underground Basin 2 shows a 48-inch rectangular weir that is not included in the calculations.
The outfall culvert lengths for underground basin 2, aboveground basin 2 and aboveground basin
3 should be checked and revised as necessary. Storm sewer calculations for the 100-year storm
should be provided to assure the full 100-year flows drain to the proposed basins. Infiltration
testing data should be provided to support the infiltration rates used by the spray irrigation
system. The winter program of the spray irrigation system needs to be addressed to ensure
release rates are met year-round. The spray irrigation system calculations and plans should be
provided. The plans should provide an easement for the tributary on the site sized per the
ordinance requirements. Therefore, the Drainage Plan has been found to be inconsistent with
the Act 167 requirements.

Note that only those details of the Drainage Plan included on the checklist have been covered by this review.
Therefore, notable portions of the Drainage Plan not reviewed include any aspect of the post-construction
storm water management plan concerning water quality, the details and design of any proposed water
quality BMPs, the Erosion and Sedimentation Control Plan and the details of the runoff collection system
(piping). These items are reviewed by the municipal engineer and/or others, as applicable.

Once the outlined issues have been addressed, the revised plans and calculations will need to be
resubmitted to our office. Please call if you have any questions regarding these comments.
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Nexus 78

North Whitehall Township
May 28, 2024

Page 2

Sincerely yours,

Loy AR

Geoffrey A. Reese, PE
Master Planner and Engineer

%(}}'ﬁ){ﬁ\"{k“'}ﬂ%
o~

Denjam Khadka
Senior Civil/Environmental Engineer

Attachment
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EXHIBIT F
(See attached)

[Insert Potential Conditions of Approval]
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Potential Conditions of Approval

A. From the KCE Traffic Review Letter and Supplement, both dated April 29, 2025.

1. TTs shall be precluded from making a left turn (southbound) from the 309 Driveway
onto 309. A note shall be added to the record plan to that effect, said note subject to review and
approval by the Township. KCE Traffic Letter 4.29.25, TIS Comments 1, 4.

2. The Developer shall specify and install adequate signage (in terms of size, message and
location) throughout the Premises in appropriate locations notifying warehouse occupants and
truck drivers of the prohibition identified in condition 1, above, and that exiting TTs must utilize
the OR Driveway for egress, the wording of such signage and location thereof to be depicted on
the Plan, subject to review and approval by the Township. KCE Traffic Letter 4.29.25, TIS
Comments 1, 4.

3. The Developer shall establish, provide notice to employees and TT drivers (including
signage) of, and enforce an operatlonal requirement which regulates the timing of TTs exiting from
the Premises on to OR in such a manner that prevents blocking or impeding, in whole or in part,
the flow of westbound traffic on OR. This shall include but not be limited to the “Interim” and
“Betterment Project” conditions.” “Blocking or impeding” includes but is not limited to the
spillover of TTs from the left turn lane into the through lane. The operational requirement shall be
enforced on site at an appropriate location by verbal and physical or mechanical means. This
operational requirement and the mechanism(s) of enforcement shall be subject to review and
approval by the Township. A note shall be added to the record plan detailing this condition, with
said note subject to Township review and approval. KCE Traffic Letter 4.29.25, TIS Comment 3.

4. The IP and any improvements or modifications included in the most recent version of
the TIS and any restrictions involving egress from the Premises via the OR Driveway to 309 shall
be submitted to both the PennDOT Permits and Signals departments, for review and approval.
Copies of all correspondence, communications, and submissions to and from PennDOT shall be
provided to the Township. KCE Traffic Letter 4.29.25, TIS Comment 2.b.

5 The TIS shall be submitted to both the PennDOT Permits and Signals departments for
review and approval, and copies of all correspondence, communications, and submissions to and
from PADOT shall be provided to the Township. KCE Traffic Letter 4.29.25, Comment 2.

6. Based upon condition 1, above, the TIS and HOP Plan shall be revised to address both
the “Interim” and the “Final” conditions, including the PennDOT Betterment Project
improvements, and both shall be submitted to PennDOT with copies to the Townshlp KCE Traffic
Letter 4.29.25, TIS Comment 2.

7. The information and revisions identified and requested by the KCE traffic engineers for
the “Interim” conditions shall be made and / or provided to the Township and to PennDOT, and
the Developer shall provide to the Township all communications to and from PennDOT regarding
the same. KCE Traffic Letter 4.29.25, Comment 2a., c., d., e., and f.

EXHIBIT
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8. The KCE traffic review letters and memoranda shall be supplied to PennDOT for review,
including the review letter and addendum, each dated 4.29.25, and the review letters dated 9.19.24
and 1. 23.25.

9. The following information / revisions should be made to the Langan Engineering Land
Development Plan, last revised April 10, 2025, KCE Traffic Letter, 4.29.25, Comment 4 (restriction
on left turn from low volume driveway on to 309, appropriate restriction signage on site (in
addition to proposed “wayfinding” signs), take steps necessary to ensure that restrictions are
enforceable, addition to plan internal signage. directing southbound trucks to OR exit and
northbound trucks to Route 309 exit, and specifically identify each sign on the Plan). Plan notes
to the satisfaction of the Township shall be added concerning tractor trailer egress from low
volume driveways.

10. Relocate proposed stop sign. KCE Traffic Letter 4.29.25, Comment 5.

11. Provide required and available sight distances based upon Township and PennDOT
requirements for the OR Driveway and for all internal intersections. KCE Traffic Letter 4.29.25,
Comment 6; KCE Supplemental Traffic Letter 4.29.25, Comment 1.

12. Provide updated information on Langan Plan Sheet CS-501 as stated. KCE Traffic
Letter 4.29.25, TIS Comment 7.

13. Update the plan to provide all non-standard sign details as stated. KCE Traffic Letter
4.29.25, Comment 8.

14. Provide required sight triangles for proposed low volume driveways on landscaping
plans as stated. KCE Traffic Letter 4.29.25, Comment 9.

15. Provide pedestrian crossing signs as stated. KCE Traffic Letter 4.29.25, Comment 10.

16. Provide detailed ADA ramp designs, meeting PennDOT requirements as stated. KCE
Traffic Letter 4.29.25, Comment 11.

17. Provide details for the Interim Condition Plan as stated. KCE Traffic Letter 4.29.25,
Comment 12.

From the Gilmore and Associates Review Letter, dated April 29, 2025.

18. Provide the additional information requested concerning the Intersection, i.e., that OR
can support the increase in TT created by the Plan for all turning movements. Section B.1.a.

19. Provide the most current timeline for the PennDOT Betterment Plan. Section B.1.a.
20. Demonstrate that there is adequate queueing for TTs entering the Premises, withno TTs

or other vehicles permitted to park, stand, or idle on 309 or the right-of-way thereof. Developer to
establish and enforce operational and enforcement requirements to avoid such activity with such
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requirements subject to review and approval by the Township. A note, subject to Township review
and approval, shall be added to the record plan detailing this condition. Section B.1b.

21. Environmental Protection (B.3) R

a. 440-46.B — compliance with federal and state wetlands regulations

b. 440-77 — identification of quantity and species of vegetation located in the proposed
conservation area to the satisfaction of the Township

c. 440-50 — sewage disposal shall meet the requirements of the Township Act 537 Plan and
the requirements of other government agencies.

. 22. Revise Plan to include the details and specifications for the visual screen wall between
the trailer spaces and basin 1. (C. 5).

From the KCE Review Letter (Non-Traffic), dated April 28, 2025.
23. Receipt of all outside agency approvals. (11.1)

24. Provision of potable water and fire service to the premises and compliance with all
requirements of LCA. (11.2)

25. Submission of waterline extension plans to Twp. for review and approval. (I1.2)

26. Identification and note on the plan regarding responsibility for design, construction,
approval, operation, and long-term maintenance of proposed stormwater facilities along Route 309
and Orefield Road to be constructed in accordance with the Plan. (11.4)

27. Disposition of orphaned parcels of ROW along 309 and OR. (11.5)

28. Revision of / addition to the Plan to depict spray irrigation distribution piping and all
potential conflicts involving other improvements and to depict the spray distribution system. (11.6).

29. Provision of sewage treatment for the Premises, including completion of all sewage
facilities planning, permitting, design, construction, and approval, with all transmittals and
correspondence to and from PADEP to be provided to the Township. (11.7)

From the Township Emergency Services Letters, dated 5.14.24, and 1.22 and 3.22.25.
30. Traffic signals shall be programmed to optimize the free flow of emergency vehicles

responding to emergency situations through the Intersection. NWT ESO Letters dated 5.14.24 and
1.22.25.
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31. Compliance with May 14, 2024, letter, Comment 1 and all subparts (fire hydrants et.
al.) and Comment 3 (emergency access using siren activated gate operator). NWT ESO Letter

5.14.24.

From the Aubrie Miller (Zoning Officer) Review Letter, dated 4.24.25.

32. Addition of a note on the record plan as set forth in the April 24, 2025, Zoning Officer
review letter appearing at the bottom pf page 3 of 5 and extending through the top of page 4 of 5
(said pages erroneously dated “April 23, 2025.”

Other general conditions.

33. Provision of a bus stop to serve Premises, to be designed, located, and constructed to
the satisfaction of LANTA and PennDOT.

34. Consultation in good faith consult with abutting property owner Hyrowich Estate and
continue to consult with abutting property owners, Samuel and Tammi Claudio to design and
install an effective buffer and screen along the Premises property line satisfactory to each party.
Unless otherwise agreed by the parties, the Township Engineer shall mediate any dispute.

35. The Developer shall execute and the Township shall record a land ‘development
improvements agreement for the construction of the required improvements to be secured by an
irrevocable stand-by letter of credit. Said agreement and security to the satisfaction of the
Township Solicitor.

36. The Developer shall execute and the Township shall record a stormwater construction,
operation and maintenance agreement to the satisfaction of the Township solicitor.

37. Prior to commencing work at the Premises, the Developer and its contractors shall
attend a pre-construction conference with Township staff and consultants.

38. The Developer shall pay all applicable fees to the Township prior to plan recording.

39. The Developer shall fully reimburse the Township for all review fees paid or incurred
during plan review prior to plan recording.

40. The Developer shall receive all necessary Plan approvals from SWT.

41. To the extent that any stormwater facilities required by the Plan are located in PennDOT
right-of-way, and PennDOT places liability for the same on the Township, Developer shall enter
into a stormwater facilities operation, maintenance, repair and indemnification agreement with the
Township whereby the Developer agrees to operate, maintain, and repair said facilities and
indemnify the Township against all claims, including but not limited to claims by PennDOT. Said
agreement to the satisfaction of the Township Solicitor. ]
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EXHIBIT G
(See attached)

[Insert North Whitehall Township Ordinance Excerpts]
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Township of North Whitehall, PA
Sunday, June 15, 2025

Chapter 375. Subdivision and Land Development

Article |. General Provisions

§ 375-1. Short title.

This chapter shall be known and may be cited as the "North Whitehall Township Subdivision and Land
Development Ordinance of 1999."

§ 375-2. Purpose.

This chapter is established to regulate and control the subdivision and development of land within the
Township so as to provide sites suitable for human habitation, commercial and industrial operations, and
other uses for which land may be developed. In so doing, to create conditions favorable to the health,
safety, morals, welfare of the community, and consistent with the goals of the Comprehensive Plan and
Chapter 440, Zoning, of North Whitehall Township and the Pennsylvania Municipalities Planning Code.

§ 375-3. Application of ordinance.

A. No subdivision or land development of any lot, tract, or parcel of land shall be made, and no street,
sanitary sewer, storm sewer or water main, gas, oil or utility transmission lines, or other
improvements in connection therewith, shall be constructed, initiated, or dedicated for public use or
for the common use of occupants of buildings abutting thereon except in accordance with this

chapter.

B. No lot in a subdivision or land development may be sold, and no permit to erect any building or
structure upon land in a subdivision or land development may be issued, unless and .until a final
plan has been approved and recorded and either the required improvements in connection
therewith have been constructed or the Township has been guaranteed by means of financial
security acceptable to the Supervisors that the improvements will subsequently be installed.

C. Any improvement to an individual lot, whether required by this chapter or not, shall comply with the
provisions of Article X, Design Standards and Required Improvements.

EXHIBIT

tabbies®
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Township of North Whitehall, PA
Sunday, June 15, 2025

Chapter 375. Subdivision and Land Development

Article Il. Terminology
§ 375-23. Definitions.

The following words and phrases, when used in this chapter, shall have the meanings given to them in
this section unless the context clearly indicates otherwise.

ADA
Americans with Disabilities Act.I]

ADMINISTRATOR
The person designated by the Supervisors who receives subdivision or land development plans or

otherwise acts for and on behalf of the Township; also referred to as the "Township Planning
Administrator.”
[Amended at time of adoption of Code (see Ch. 1, General Provisions, Art. )]

ADT (AVERAGE DAILY TRAFFIC)
The average number of motor vehicles per day that pass over a given point.

AGRICULTURE
The cultivation of the soil and the raising, harvesting, storage, and sale of tree and field crops; and
the raising and keeping of livestock, poultry and other animals (excluding household and farm pets)
that can be fed and primarily supported by the land on which such animals are raised.

ALLEY
A vehicle right-of-way having a maximum right-of-way width of 20 feet and that usually provides

secondary access to the side or rear on two or more lots.

APPLICANT
A subdivider, or his authorized agent, requesting the approval of a proposed subdivision or land

development under this chapter.

APPLICATION FOR DEVELOPMENT
A written form supplied by the Township for a Township approval, decision or permit, including any
accompanying site plan and additional information and materials that the Township requires the

applicant to submit.

ARCHITECT
A professional architect registered by the Commonwealth of Pennsylvania.

AUTHORIZED AGENT
Any person authorized to act for the applicant, who submits a subdivision or land development plan
to the Planning Commission for the purpose of obtaining review and approval thereof.

BERM
A mound or ridge of landscaped earth designed to act as a screen and buffer.

https://ecode360.com/print/NO35037guid=35644549
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impervious based upon future compaction by vebigles. Aregssef land;paved for the sole purpose of
noncommercial tennis courts, trails or basketball courts or closely similar active outdoor recreation
may be deleted from impervious coverage under Chapter 440, Zoning, of this Code, unless they
would also be used for nonrecreational uses (such as parking). However, those areas still count as
impervious coverage for the purposes of determining compliance with stormwater regulations.

IMPROVEMENT (BUILDING)

Any expansion of more than 2,000 square feet in the floor area of any nonresidential principal
building; conversion of a nonresidential principal building to a new nonresidential principal use but
not including routine changes between closely similar uses as determined by the Zoning Officer.
Any new or expanded paved area of greater than 10,000 square feet as determined by the Zoning
Officer or Township. The above 2,000 square feet shall be measured in aggregate over the entire
life of the existing building. All expansions of the building(s) that occurred since the inception of the
building shall count toward the above 2,000 square feet increase. Any increase beyond 2,000
square feet shall be considered a land development.

IMPROVEMENTS
Any and all physical additions, deletions, or alterations made to one or more parcels of land and/or

structures situate on such land, except those due to natural causes.

IMPROVEMENTS GUARANTEE
Any security which is accepted by the Township to guarantee that certain improvements will be
made within the subdivision or land development, including escrow agreements and any other
collateral or surety agreements.

IMPROVEMENTS SPECIFICATION
Regulations adopted or approved by the Township pursuant to this chapter imposing minimum
standards for the construction of the required improvements such as roads, curbs, sidewalks,

sewers, etc.

IMPROVEMENTS, REQUIRED
Any improvement that is required by any one or more of the following:

A. Any Township ordinance, specifically including but not limited to:
(1) This chapter, as amended;
(2) Chapter 440, Zoning, as amended;

(3) Any Township ordinance adopting and implementing a regional stormwater management
plan that is prepared and approved pursuant to Act 167 of 1978;[!

(4) Any building or construction code or ordinance, as subsequently adopted and amended by
the Township.

B. Any permit or required approval issued by any entity or agency (including successor agencies)
other than the Township, including but not limited to:

(1) Lehigh Valley Planning Commission;

(2) Lehigh County Conservation District;

(3) State Department of Labor and Industry;

(4) Pennsylvania Department of Transportation (PennDOT);

(5) Pennsylvania Department of Environmental Protection (DEP) (formerly "Department of
Environmental Resources"), for either water supply, sewage disposal, stormwater
management [including  National Pollutant Discharge Elimination System (NPDES)
permits], dams or stream or woodlands encroachments, and/or earth disturbance permits.

https://lecode360.com/print/NO3503?guid=35644549 6/17
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Vi
C. Conditions of approval, and/or waivers or m%%@%%ownszyfw@m nces, as imposed by
a final decision of either the Township's Zoning Hearing Board and/or the Township Planning

Commission, as approved and/or modified by the Township's Supervisors, as the case may be.

D. Voluntary agreements, commitments, covenants, and promises by either the applicant, the
developer, the owner, or a person acting for them or on their behalf.

E. Any other applicable law, ordinance, rule, regulation, permit, order or condition of a permit or
order, whether by or of the Township or any other governmental agency or entity having
jurisdiction.

LAKES AND PONDS
Natural or artificial bodies of water which retain water year-round. Artificial ponds created by dams,

or which result from excavation. The shoreline of such water bodies shall be measured from the
spillway crest elevation rather than the permanent pool if there is any difference. For the purpose of
this chapter, "lakes" are bodies of water two or more acres in area and "ponds" are any bodies of

water less than two acres in area.

LAND DEVELOPMENT
The definition in the Pennsylvania Municipalities Planning Code, as amended, shall apply, as may

be lawfully adjusted by this chapter , as amended.

LANDOWNER
The owner of a legal or equitable interest in land, including the holder of a written, signed and

active option or control to purchase or a person leasing the property (if authorized under the lease
to exercise the right of the landowner and if such lease is for a remaining period of at least 12
months) or authorized officers of a partnership or corporation that is a landowner.

LANDSCAPE ARCHITECT
A professional landscape architect registered by the Commonwealth of Pennsylvania.

LEHIGH COUNTY CONSERVATION DISTRICT (LCCD)
The Lehigh County Conservation District.

LEHIGH VALLEY PLANNING COMMISSION (LVPC)
The Lehigh Valley Planning Commission.

LOT
A contiguous separate parcel of land that is recorded or that will be recorded after Township final

subdivision approval in the office of the County Recorder of Deeds. A parcel under common
ownership that is completely separated into two parts by a public street shall be considered to be

one tract but two lots.

LOT AREA
The horizontal land area contained within the lot lines of a lot (measured in acres or square feet).

A. For the purposes of determining compliance with the minimum lot area, the following shall be
excluded:

(1) Areas within the designated "future” or "existing" legal rights-of-way of 1) any proposed or
existing public streets or alleys or 2) any proposed or existing commonly maintained
private streets that serve more than one lot (note: proposed streets are not required to be
excluded in determining density of apartments or townhouses under § 440-41 of this

Code); and

(2) Areas that are currently or will be required to be dedicated as common open space on a
separate lot (note: proposed common open spaces are not required to be excluded in
determining density of apartments or townhouses under § 440-41 of this Code).

https://ecode360.com/print/NO3503?guid=35644549 717
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B. Any building setbacks shall be measured froppive_toupggtion, extefipgywall or other component
of a structure that is closest to the right-of-way line or lot line from which the setback is being
measured. See exceptions for eaves and cornices in § 440-79B of Chapter 440, Zoning, of this

Code.
Unless otherwise stated, setback distances are for both accessory and principal structures.

Private streets: for a building setback measured from a private street, the setback shall be

measured from the existing right-of-way of such a street. .

SEWAGE ENFORCEMENT OFFICER
The official of the Township who issues and reviews permit applications and conducts such
investigations and inspections as are necessary to implement the Pennsylvania Sewage Facilities

Act.[®!

SIGHT DISTANCE
The length of roadway over which an object is continuously visible to the driver.

SIGHT DISTANCE (CORNER)

The length of highway along which a driver, stopped at an intersection or driveway, can
continuously see another vehicle approaching on another roadway or driveway. For purposes of
measuring the available corner sight distance, the height of both the driver's eye and the
approaching vehicle shall be assumed to be 3.50 feet above the road surface, and the driver's eye
shall be assumed to be 10 feet from the near edge of the intersecting roadway or driveway, or the
nearest edge of the closest travel lane if parking is permitted on the intersecting roadway or
driveway.

SIGHT DISTANCE (STOPPING)
The length of highway over which an object is continuously visible to the driver. For purposes of
measuring the available stopping sight distance, the driver's eye height is assumed to be 3.50 feet
above the roadway surface and the object is assumed to be six inches above the roadway surface.

NOTES:

6.0 feet sight object is used for s.u. design vehicle (industrial type development).

3.50 feet sight object is used for passenger car design vehicle.

Sight object should be on center line of driveway, 15 feet to 20 feet from edge of roadway.
SOURCE: PennDOT, Bureau of Traffic Engineering.

SIGHT DISTANCE TRIANGLE
An area required to be kept free of certain visual obstructions to traffic.

SITE
A parcel or parcels of land intended to have one or more buildings or intended to be subdivided into
one or more lots.

SITE AREA
All land area within the site as defined in the deed. Area shall be calculated from an actual site
survey rather than from a deed description.

SOIL PERCOLATION TEST
A field test conducted to determine the suitability of the soil for a sanitary sewage system by
measuring the absorptive capacity of the soil at a given location and depth.

SOIL PROBE

An excavation done to analyze the soil profile and to determine the presence or absence of a
limiting zone, in accordance with DEP regulations.

https://ecode360.com/print/NO3503?guid=35644549 13/17
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Service prior to occupancy by a water systggpthat gepsonot megt ke definition of a "central
water service" (i.e., individual well serving an individual lot).

ZONING ORDINANCE

(1
(2]
(3]
[4]
[5]
(6]
[7]

The North Whitehall Township Zoning Ordinance, as amended; see Chapter 440, Zoning, of this

Code.
[Amended at time of adoption of Code (see Ch. 1, General Provisions, Art. 1)]

Editor's Note: See 42 U.S.C. § 12101 et seq.

Editor's Note: See 68 Pa.C.S.A. § 3101 et seq.

Editor's Note: See 32 P.S. § 680.1 et seq.

Editor's Note: See 53 Pa.C.S.A. § 5601 et seq.

Editor's Note: See 35 P.S. § 750.1 et seq.

Editor's Note: See 53 P.S. § 10509.

Editor's Note: The Municipality Authorities Act of 1945 (53 P.S. § 301 et seq.) was repealed by Act 22 of
2001 (6-19-2001, P.L. 287, No. 22). See now the Municipality Authorities Act, 53 Pa.C.S.A. § 5601 et

seq.

https://ecode360.com/print/NO3503?guid=35644549
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Township of North Whitehall, PA
Sunday, June 15, 2025

Chapter 375. Subdivision and Land Development
Article X. Design Standards and Required Improvements
§ 375-54. Overall requirements.

Land shall be suitable for the purpose for which it is to be subdivided or developed.

B. Hazardous conditions. Subdivisions or land developments subject to hazardous conditions (such as
open quarries, hazardous or toxic site pollution, limestone solution channels, sinkholes,
unconsolidated fill, floods, excessive erosion or unsafe water supply) shall not be approved until the
developer has provided or has legally committed to provide adequate measures to overcome or
eliminate the hazards. Floodplain requirements are set forth in Chapter 242, Floodplain
Management, of this Code. However, the Township accepts no responsibility to identify hazards or
to guarantee their resolution. See § 375-15, Liability, in Article I.

C. Zoning. All aspects of a proposed subdivision or land development shall conform to Chapter 440,
Zoning, of this Code and all other Township ordinances and specifications.

D. Nearby development. A subdivision or land development and its street pattern shall be coordinated
with existing or approved nearby developments or neighborhoods to help develop the area
harmoniously and to help prevent conflicts between neighboring developments.

E. Safety. No subdivision or land development shall occur in such a way that would significantly
threaten the public health and safety, including but not limited to hazards of toxic substances, traffic
hazards, explosive hazards and fire hazards.

§ 375-57. Streets and roads.

A. General.

(1) All proposed subdivisions and land developments shall have adequate and safe access to the
public street system.

(2) Streets shall be logically related to topography so as to produce reasonable grades,
satisfactory drainage and suitable building sites.

(3) Residential streets shall be laid out so as to provide for continuation of existing or platted
streets and for proper access to adjoining undeveloped tracts suitable for future subdivision.

(4) If lots resulting from original subdivision are large enough to permit resubdivision, or if a portion
of the tract is not subdivided, adequate street rights-of-way to permit further subdivision shall
be provided.

(5) All stub streets of abutting subdivisions shall be incorporated into the street system of the plan
by extension or connection with proposed streets by means of a common center line. No lots
shall front on stub streets. Stub streets greater in length than one lot depth shall be provided
with a temporary turnaround to the standards required for culs-de-sac or shall be paved to the
full width of the right-of-way for the last 75 feet of their length.

https://ecode360.com/print/NO3503?guid=35645138,35645166
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(6) Streets that are extensions of or obviousl@(¥2BlQrpEHR with /exting streets shall bear the
names of the existing streets. Street names shall not be repeated within the Township, and all
street names shall be subject to the approval of the Supervisors.

(7) Widening. Where a subdivision or land development abuts or contains an existing street of
inadequate cartway or right-of-way width, additional right-of-way and/or cartway width shall be
required conforming with § 375-57E, Street standards.

(8) Additional rights-of-way and cartway widths may be required by the Supervisors, because of
unusual densities, unusual dwelling arrangements, increased usage of existing roadways or
topographical conditions. Separate left turn or right turn stacking lanes may be required at
intersections. A special study, which if mandated by the Supervisors shall be paid for by the
developer, may be necessary to determine whether or not the requirements of these standards
are applicable.

B. Intersections.
(1) The center lines of intersecting streets shall intersect at right angles.

(2) A seventy-five-foot leveling area shall be provided at all intersections, measured from the
intersecting center lines, with a maximum grade of 4% through the leveling area.

(3) Alignment of street intersections.

(a) Where a proposed street or nonresidential driveway intersects an existing cross street,
such proposed street or driveway shall be aligned with any street intersecting on the other
side of the cross street, unless the Supervisors or PennDOT determine that such
alignment is not reasonable or feasible.

(b) A minimum tangent of 75 feet, measured from point of intersecting center lines, is required
between a curve and an intersection for all approach roadways.

(c) If a proposed street cannot intersect at the same location as a street on the other side of
the cross street, then the proposed street shall be offset by the following minimum
distances from the nearest intersection of streets:

[11 One hundred fifty feet along a local street;
[2] Four hundred feet along a collector street; and
[3] One thousand feet along an arterial street.

[4] Measurement. The minimum distances of this subsection shall be measured between
the points where the center lines of the rights-of-way of the intersecting streets
intersect with the center line of the cross street. (See the following figures.)

N H b
7 ]

Street Intersection Street Intersection

~4

Unacceptable Design Acceptable Design

(d) Collector and local streets shall not intersect on the same side of an arterial street at an
interval less than 800 feet.

https://ecode360.com/print/NO3503?guid=35645138,35645166
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(4) At street mtersectnons lot lines shall be yyded_bysarcs wllgn\mg radii listed

¥) PA
elow. The

- Supervisors may require a larger radius than stated below, if recommended by the Township

Engineer.
' Minimum Radius of Arc at Intersection of Minimum Radius of Arc at Intersection of
r Cartway Edge or Curbline Right-of-Way
; Type of Street (in feet) (in feet)
i
i Arterial 40 30
{
! Collector 35 25

' Local 35 25
i

C. Arterial and collector street frontage. Where a subdivision or land development abuts or

contains an

existing or proposed arterial or collector street, the Supervisors shall require one or more of the
following methods of layout and site design if it determines one or more of these methods will be
reasonable, feasible and necessary to avoid increased traffic congestion and improve traffic safety.
The Supervisor's decision to use one or more of the following methods will be based on the
recommendations of the Planning Commission, the Township Engineer/consultant, any comments
from PennDOT and any professional traffic studies that have been submitted. The aforesaid

methods are as follows:

(1) The use of a marginal access or frontage street or access only onto side or interio

r streets, to

collect traffic from numerous driveways and direct it to a select few number of entrances to the

arterial or collector street; and/or

(2) The restriction of ingress and egress involving left-hand turns onto or off of the arterial or

collector street; and/or

(3) The prohibition of driveways from individual dwellings entering directly onto an arterial or

collector street.

D. Street access.

(1) Where a subdivision abuts or contains an existing or proposed major arterial or mi

inor arterial

street, the Supervisors may require marginal-access streets or reverse frontage lots or such

other treatment as will provide protection for abutting properties, reduction in the
intersections with the major street, and separation of local and through-traffic.

(2) Access to parking areas on commercial and industrial sites shall be controlled and
located as to provide a minimum of 80 feet between points of access.

number of

shall be so

(3) Private driveways, where provided, shall be located not less than that shown below from the
intersecting corner of corner lots and shall provide access to the street of lower classification
when a corner lot is bounded by streets of two different classifications as defined herein.

_(a) Local streets: 30 feet.

(b) All other streets: 50 feet.

(4) No private driveway shall take access to a major arterial street. Driveways shall be so located

and designed as to provide required sight distance as listed in § 375-57G.

(5) For setback distance for driveways from side property lines, see § 440-61D(9) in C
Zoning, of this Code.

hapter 440,

-E. Street standards. For street classification map and tabulation of street names see Chapter 440,

Zoning, of this Code.!"]

(1) Typical roadway cross sections:
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ROW Cartway
Adjacent Residential Lot Size (feet) (feet) Curbing Sidewalk
Larger than 1/2 acre 50 30 None None
1/2 acre or less 50 36 . Yes Both sides
ROW Cartway
Collector Streets (feet) (feet) Curbing Sidewalk
Minor: 5,000 ADT orless - 60 36 : Yes Both sides
Major: greater than 5,000 ADT 70 40 : Yes Both sides
ROW
Arterial Streets (feet) Cartway | Curbing Sidewalk
| Minor 80 | . . .
§ Major 100 | * N *
NOTES:
* Arterial streets shall be designed in accordance with PennDOT Design Manual 2 and Publication 70, "Guidelines for the

Design of Local Roads and Streets," latest edition and amendments thereto.

(2) Vertical curves shall be used at changes of grade exceeding 1%.

(a) The minimum vertical curve design shall be:

Stopping Sight Distance Design Speed
Street Classification (feet) (mph)
Local streets 200 30

. Collector streets 375 45

(b) Speed limit signs shall be installed along proposed roadways.
(3) Horizontal curves shall connect street lines that are deflected in excess of 2°.

(a) The minimum horizontal curve design shall be:

Minimum Curve Radius Design Speed
, Street Classification (feet) (mph)
} !
: Local streets 200 30
6ollector streets 400 45

(b) Speed limit signs shall be installed along proposed roadways.

(c) The minimum tangent distance between reverse curves shall be 200 feet for arterial and

100 feet for collector and local roads, measured along the road center line.
(4) Street grades.
(a) Center-line grades shall not be less than 1%.
(b) The maximum road grades shall be as follows:
[1] Local streets: 10%.

[2] Collector streets: 8%.
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[4] Cul-de-sac circle area: 3%.
[1] Editor's Note: Said map is an attachment to Ch. 440, Zoning, of this Code.

F. Clear sight triangle.

(1) At any intersection of a street with another street(s) or a driveway, clear sight triangle shall be
provided. Such triangle shall be graded, cleared and kept clear of sight obstructions (other than
official street sign posts) for a height between two feet and 10 feet above the ground level.

(2) Such clear sight triangle shall be protected by a permanent deed restriction, covenant stated
on the record plan, municipal easement or other legally binding method acceptable to the
Township.

(3) The minimum clear sight triangle shall be as follows:

(a) The two shorter legs of the triangle shall be measured from the intersecting point of the
street receiving the traffic and the entering street, accessway or driveway. The two shorter
legs shall then be connected by a third leg to form the triangle.

(b) The clear sight triangle shall be established by a distance along the center line of the
receiving street (established below) and a distance (measured along the center line of the
entering street, accessway or driveway) 50 feet back from the existing legal right-of-way
line of the receiving street. The following distances shall be used along the center line of
the receiving street in each direction from the intersection to establish the clear sight
triangle:

[1]1 One hundred fifty feet for any arterial or collector street.
[2] One hundred feet for any local street.

(c) For an individual driveway serving only one or two dwelling units, the point of
measurement shall be 10 feet rather than the 50 feet required in Subsection F(3)(b),
above.

(4) A clear sight triangle shall be applied for each direction of approach to an intersection.

G. Sight distance. Safe stopping sight distance (SSSD) for roads and driveways intersecting with
existing Township roads.

(1) The minimum acceptable sight distance values shall be computed from the following formula:

V2
SSSD = 1.47 Vit + T
30(f+g)
SSSD = Minimum safe stopping sight distance (feet).
\'% = Velocity of vehicle (miles per hour).
t = Perception time of motorist (average = 2.5 seconds).
f = Wet friction of pavement (average = 0.30).
g = Percent grade of roadway divided by 100.

(2) The Formula Sight Distance Table in Appendix C was produced from the above formula. See

also Formula Sight Distance Measurements, also located in Appendix C.1?]
[2] Editor's Note: Said appendix is included as an attachment to this chapter.

(3) If sight distance requirements cannot be met as specified in this chapter, the Township may:

(a) Prohibit left turns by an exiting vehicle;
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(c) Require installation of a right turn acceleration lane or deceleration lane;
(d) Require installation of a separate left turn standby lane;
(e) Alter the horizontal or vertical geometry of the roadway; or

() Deny access to the roadway.

(4) Shoulder upgrading shall be provided where the existing shoulder on either side of the
proposed roadway is not adequate to allow its use by turning vehicles.

H. Cul-de-sac streets.

(1) Cul-de-sac streets shall not be permitted unless the applicant or developer establishes to the
satisfaction of the Supervisors that no other street arrangement is feasible because of the
topography or other physical conditions of the land being subdivided or developed.

(2) Cul-de-sac streets shall have a minimum length of 250 feet and a maximum length of 1,000
feet.

(3) Culs-de-sac shall terminate with a turnaround circle having a radius of not less than 50 feet at
the right-of-way line and 40 feet at the edge of pavement.

(4) A temporary cul-de-sac shall terminate with the cartway paving widened to 50 feet for the last
75 feet.

(5) The maximum cross slope of the cul-de-sac shall not be more than 3%.

(6) A snow storage easement shall be established at the end of the cul-de-sac and shall provide
for proper drainage as the snow melts. The dimensions of the easement shall be determined

by the Supervisors.

(7) There shall be no more than 24 dwelling units fronting on a cul-de-sac street.

I. Private streets.

(1) Privately owned and private residential streets shall be approved only if they are designed and
constructed to meet public street standards as provided in this chapter.

(2) Private streets shall be indicated as such on the record plan and shall be subject to contract
and guaranty requirements outlined in Article VIII, Improvements Guarantees. The contract
shall indicate the corporation, association, condominium, individual or other legal entity
responsible for the maintenance of the private streets.

J. Street design and construction.

(1) Streets shall be graded and constructed to the grades and dimensions shown on the approved
plans, profiles and cross sections, as submitted by the developer. Plans shall be developed in
accordance with the Typical Street Cross Sections, Curb Details and Drainage Details in

Appendix C.F!

(a) The finished street surface shall be crowned in conformance with the typical street cross
sections.

(b) A proper super-elevation (banked curves) shall be provided on arterial and collector
streets when required by the Township Engineer/consultant.
[3] Editor's Note: Said appendix is included as an attachment to this chapter.

(2) Grading.
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3)

(4)

®)

(a) The entire right-of-way shall be gradegdodhe agroved crggdgection. All trees, stumps
and other material deemed unsuitable by the Township Engineer/consultant shall be
removed. The excavated area shall be graded and suitably compacted to the satisfaction

of the Township Engineer.

(b) The developer may be required to grade beyond the right-of-way line in order to provide
continuous slope from the right-of-way line to the proposed elevation of the abutting
property. Such grading beyond the right-of-way shall generally maintain the original
directions of slope except where stormwater runoff designs dictate changes.

(c) The portion of the approved plan, either preliminary or final, showing proposed grading,
shall constitute a covenant running with the land, unless waived by the Supervisors.

(d) In areas of earth excavation or earth fill, such grading shall be done to a slope not steeper
than four horizontal to one vertical. In areas of rock excavation, such grading shall be
done to a slope not steeper than two horizontal to one vertical, except as provided in
§ 440-44B of Chapter 440, Zoning, of this Code.

[Amended at time of adoption of Code (see Ch. 1, General Provisions, Art. 1)]

(e) In no case shall the required street grading extend onto an adjoining property or lot with a
different landowner than the developer, unless the other adjoining property owner gives a
written agreement to the developer to accomplish such work.

) The extent of all grading beyond the right-of-way line shall be shown on the plan and shall
be covered by a grading easement which shall run with the land.

Trench excavation. All trenches excavated within the cartway of an existing or proposed public
street or right-of-way shall be compacted with backfill material in accordance with Chapter 370,
Article I, Openings and Obstructions, of this Code.

Subgrade. All roadways shall be built upon a properly rolled and crowned subgrade. Unstable
subgrade shall be stabilized to the satisfaction of the Township Engineer/consultant before the
base course is placed. Areas deemed unsuitable may require undercutting and replacement
with suitable material. Subgrade drains or the use of geotextiles at the subgrade elevation may
be required to insure stable foundation for the roadway.

General. All work and materials involved in the construction of these streets shall be in
accordance with applicable sections of the Pennsylvania Department of Transportation Form
408 - Specifications, as last revised.

K. Required traffic improvements.

(M

(2)

3)

Purpose. In recognition of the provisions of the state traffic impact fee amendments to the PA

Municipalities Planning Code,[! this section is primarily intended to ensure that streets
bordering a subdivision or land development are coordinated and of such widths and grades
and in such locations as deemed necessary to accommodate anticipated traffic, to facilitate fire
protection and to ensure that the access into and out of subdivisions and land developments is
sufficiently safe.

[4] Editor's Note: See 53 F.S. § 10101 et seq.

Process. This subsection shall be carried out through determinations of the Supervisors, after
considering any recommendations of the Planning Commission, the Township
Engineer/consultant, the applicant, the applicant's professional representatives, any comments
from PennDOT that may be provided regarding a state road and any professional traffic studies

that may have been submitted. See Appendix E, Traffic Impact.[!
[5] Editor's Note: Said appendix is included as an attachment to this chapter.

Off-site/abutting traffic improvements. If, in the determination of the Supervisors, there is a
relationship between the need for an on-site improvement of a street and the traffic created by
a proposed subdivision or land development, then the applicant for such subdivision or land
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(4)

6)

(6)

development shall be required to complete 202 5e€d2dHnprovegitnior fund his/her fair share
of the cost of such traffic improvement and to dedicate sufficient street right-of-way for needed

improvements.

(a) Widening of abutting roads. An applicant for any land development or major subdivision
shall be required to pave any existing unpaved street and widen the cartway and any
shoulders of abutting streets to Township standards. '

(b) On-site improvements may include, but are not limited to, a new or upgraded traffic signal,
land dedication to improve an abutting intersection, realignment of an abutting curve in a
road or the widening of the abutting cartway and right-of-way.

Funding. In place of completing a required street improvement as a condition of final approval,
an applicant may enter into a legally binding improvements agreement with the Township for
the applicant to fund the improvement, or his/her fair share of such improvement, as

determined by the Supervisors.

Accounting. Any such funds may be placed in escrow until such time as sufficient funds are
available for a more comprehensive improvement, with interest being used towards the cost of
the improvement. Any such funds received under this subsection shall be accounted for

separately.

Staging. Any completion or funding of a required road improvement may occur in stages in
relationship to the stages of the development, if so stated in a legally binding development
agreement and/or as a condition of final plan approval.
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Township of North Whitehall, PA
Sunday, June 15, 2025

Chapter 375. Subdivision and Land Development
Article X. Design Standards and Required Improvements
§ 375-67. Access drives and driveways.

See Chapter 440, Zoning, of this Code (§ 440-61D).
Separation from intersection: see § 375-57D(3) in this chapter.

Clear sight triangle: see § 375-57F in this chapter.

S 0o w »

Emergency access: driveways shall be designed and constructed to be accessible to emergency
vehicles.

hitps://fecode360.com/print/NO35037guid=35645311
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SUBDIVISION AND LAND DEVELOPMENT

375 Attachment 10
Township of North Whitehall

Appendix E
Traffic Impact
[Amended 11-15-2000 by Ord. No. 2000-1]

E.01 TRAFFIC IMPACT REQUIREMENTS. All subdivision and land development
projects shall be evaluated to determine the impact of traffic which they generate on the
Township's overall highway system. This requirement shall apply to all new subdivisions or
land developments proposed and to any expansion of an existing land development which is
proposed after the effective date of this chapter. The level of traffic impact shall be determined
based on the estimated "trip ends" generated by the proposed uses in the subdivision or land
development. "Trip ends" shall be defined as the estimated total number of motor vehicle trips
entering and leaving a specific land use or uses located in subdivision or land development per
day These "trip ends" will be determined based on the estimated "trip generation rates" for
various types of land uses set forth in the latest edition of the publication entitled "Trip
Generation, An Informational Report," published by the Institute of Transportation Engineers.

Information in the above publication such as local similar development counts may be used to
estimate the ADT if the Township Engineer, or his designee, considers such information as
providing a more applicable estimate of the "trip ends per day" for the specific uses proposed.
In the event of disagreement between the Township Engineer and the developer, the
Supervisors shall make the final determination of the specific uses in the publication which are
more comparable to the proposed use or uses in the subdivision or land development for the
purpose of estimating the ADT.

E.02 DETERMINATION OF MAJOR/MINOR TRAFFIC IMPACT.

A. Major traffic impact. Any proposed subdivision which has an estimated ADT in excess of
500 (one single-family residence = 10 ADT) and all land developments and expansions of
land developments, regardless of estimated ADT, shall be considered to have a "major
traffic impact," and shall be treated hereafter as a "major traffic impact project." A major
traffic impact study (Section E.05) shall be prepared for every major traffic impact project,
unless the Supervisors determine that a study is not required. In lieu of the study, the
Supervisors shall request a monetary contribution to the township Traffic Impact Study
Account. The amount of the contribution will be determined by the Supervisors and will
approximate the cost of the study, had it been required.

B. Minor traffic impact. Any proposed subdivision which has estimated ADT of 500 or less
shall be considered to have a "minor traffic impact," in which event the owner/developer of
the proposed subdivision shall contribute $200 per newly created lot to be used or intended
to be used for a dwelling unit, to the Township Traffic Impact Study Account, prior to the
recording of a subdivision plan. The Supervisors shall have the discretion to require a
minor traffic impact project to comply with the requirements of a major traffic impact
project, in lieu of the said contribution, if the Supervisors determine that traffic generation
in the vicinity of the proposed subdivision warrants such a study.
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E.03 PHASED PROJECT. In the event that a subdivision or land development is to be
phased over a period of time, the total traffic impact for the entire subdivision or land
development shall be used in determining the traffic impact. Wherever possible, the developer
shall identify all subsequent phases of a subdivision or land development at the time of
submission of the initial phase. If the developer fails to identify all subsequent phases of
development, then the anticipated traffic impact will be based upon ADT estimated from the
highest density development permitted by Chapter 440, Zoning, for the zoning district(s) in
which the development is located.

E.04 REQUIREMENTS FOR PROJECTS HAVING A MAJOR TRAFFIC IMPACT. All
subdivisions, land developments and expansions of land developments which are determined to
have a major traffic impact shall comply with the following:

A. All such subdivisions and land developments, or expansions of land developments, shall
have direct access to an arterial road or to a collector road in the Township, as identified in
§ 375-57E of Article X of this chapter. In lieu of such access, the developer shall upgrade
the roads providing access to the subdivision or land development to the standards for a
collector road for the full distance from the subdivision or land development site to the
existing collector or arterial roads most likely to provide the primary means of access for
the subdivision or land development.

B. All subdivisions, which have an estimated ADT exceeding 500 vehicles per day, and all
land developments, or expansions of land developments, regardless of estimated ADT, shall
be required to submit a traffic impact study prepared by a professional engineer, duly
registered to do business in the Commonwealth of Pennsylvania, unless the Supervisors
deem otherwise.

E.05 MAJOR TRAFFIC IMPACT STUDY. A major traffic impact study shall include at
least the following:

A. Identification of all roads, intersections, and corridors serving and substantially impacted
by the subdivision or land development.

B. An analysis of the likelihood that the users or residents of the proposed subdivision, land
development or expansion of land development will use these major roads, intersections
and corridors.

C. Existing traffic conditions (without the proposed subdivision, land development or
expansion of land development) including traffic volumes (ADT) and peak-hour volumes
on the roadways identified as being impacted by the subdivision, land development, or
expansion of land development, based on PennDOT information, surveys and trip
generation rates. (In addition, land development project shall provide weekend traffic
volume data at peak hours if applicable to the development).

D. Projected traffic conditions (without the subdivision, land development or expansion of
land development) based on trends in growth of traffic for ADT and peak-hour volumes.
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(In addition, land development projects shall provide weekend traffic volume data at peak
hours if applicable to the development.)

E. Estimates of traffic volumes (ADT), weekday peak-hour volumes and weekend peak-hour
volumes after development of all stages of the subdivision, land development or expansion
of land development. -

F. Highway and intersection traffic capacities and levels of service for the roadways identified
in Subsection A above, taking into consideration the data generated pursuant to Subsections
B, C, D and E above. These levels of service shall be as defined in the Highway Capacity
Manual as utilized by the Pennsylvania Department of Transportation.

G. Identification of existing and projected traffic problems on roads serving the subdivision,
land development or expansion of land development, or substantially impacted by the
subdivision, land development or expansion of land development, including highway
capacity deficiencies for the various roads and intersections involved.

H. Solutions proposed by the developer to alleviate the projected problems and deficiencies
and the estimated cost of these solutions.

I. Identification and analysis of high accident areas located in proximity to the subdivision,
land development or expansion of land development, as identified by the Township
Engineer, and the affect which the proposed subdivision, land development or expansion of
land development will have on the high accident areas and locations. The study should
follow the most recent regulations of the Pennsylvania Department of Transportation if the
development fronts along a state highway.

J. The study shall also include the following certifications; sealed by a professional traffic
engineer or a competent professional engineer licensed in this commonwealth:

1. That, in preparation of the study, the Township Comprehensive Plan, this chapter, and
Chapter 440, Zoning, as amended, and any pertinent Township or other traffic or
transportation plan or study as identified by the Supervisors and Planning Commission
has been considered.

2. In the professional opinion of the preparer, the completed major traffic impact study
has given adequate consideration to all available information; including other projects
being developed simultaneously in the same corridor, includes reasonable projections
and analyses of the factors considered, and represents the best opinion of the preparer
of the likely traffic impact of the subdivision, land development or expansion of land
development.

3. That, if it has not been possible to fully analyze all relevant factors, then those factors
not analyzed have been identified by the study, together with the reasons for their
exclusion from the study.

E.06 MAJOR TRAFFIC IMPACT STUDY REVIEW. The major traffic impact study shall
be reviewed by the Supervisors, Planning Commission and Township Engineer in connection
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with the preliminary stage of the subdivision and land development review process. The
Supervisors, Planning Commission and Township Engineer may request additional data or
information to clarify the findings set forth in such a study. The Supervisors shall not approve
any proposed major or minor subdivision, land development or expansion of land development
if it determines that any traffic problem to be created by the proposed subdivision, land
development or expansion of land development cannot be adequately alleviated by the
developer.
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Traffic Impact Study
Checklist

1. Project information:
a. Applicant and project name;
b. Site location;
c. Identification of transportation study area, including relevant intersections and
corridors;
d. Identification of existing and proposed site use(s) including a description of intensity of
development (e.g., number of dwelling units, square footage of office space, etc.);

e. Identification of current and proposed land uses within the study area. This information
will be utilized to verify background traffic growth in the latter portion of the study.

2. Description of existing traffic conditions:
a. Peak-hour volumes for major corridors, including vehicle mix;
b. Turning movement counts at critical intersections;
c. Level of service (LOS) calculations, based on the Transportation Research Board
Highway Capacity Manual (latest edition);
d. Identification of any safety concerns.

3. Description of future traffic conditions (without development) (note: "future" is defined as
the year the development is completed):
a. Growth in "background" traffic ("background traffic" is that traffic passing through the

study area not resultant from the proposed project);

Peak-hour volumes for major corridors, including vehicle mix;

Projected turning movement counts at critical intersections;

LOS calculations;

Identification of any safety concemns.

o a0 T

4. Site traffic generation characteristics:

a. Proposed average daily trip generation and peak-hour conditions, including vehicle
mix, if applicable, based on ITE Trip Generation (latest edition);
Proposed trip distribution and destination patterns;

c. Proposed effect, if applicable, of mass transit, or other strategies to reduce personal
vehicle trips.

5. Description of future traffic conditions (with development):
a. Peak-hour volumes for major corridors, including vehicle mix;
Projected turning movement counts at critical intersections;
LOS calculations;
Identification of any safety concerns;
Analysis/identification of any resultant traffic problems: LOS D or worse.

o a0 o
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6. Recommendations and conclusions: :
a. Proposed recommended improvements: goal of LOS C or better; any proposed
improvements should include transportation management strategies, where appropriate;

b. LOS with proposed improvements;
c. Improvements financing: must be consistent with PA Act 209" impact fee legislation;

d. Prioritization and schedule of improvements.

NOTE: The TIS guidelines presented herewith should be utilized in conjunction with municipal
and state requirements.

' Editor's Note: See 53 P.S. § 10501-A et seq.
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Township of North Whitehall, PA
Sunday, June 15, 2025

Chapter 440. Zoning

Article I. General ProVisions; Administration

§ 440-1. Title.

A new ordinance:

A
B.

E.

§ 440-2. Short title.

Dividing North Whitehall Township into districts with varying regulations;

Permitting, prohibiting, regulating and determining the uses of land, watercourses and other bodies
of water, the size, height, bulk, location, erection, construction, repair, expansion, razing, removal
and use of structures, the areas and dimensions of land and bodies of water to be occupied by
uses and structures, as well as yards and other open areas to be left unoccupied;

Establishing the maximum density and intensity of uses;

Providing for the administration and enforcement of this chapter in accordance with the

Pennsylvania Municipalities Planning Code,I"! including provisions for special exceptions and
variances to be administered by a Zoning Hearing Board and conditional uses to be administered

by the Board of Supervisors; and
1] Editor's Note: See 53 P.S. § 10101 et seq.

Establishing provisions for the protection of certain natural features. EX@IT
>

tabbies*

This chapter shall be known and be cited as the "North Whitehall Township Zoning Ordinance" of 2002.

§ 440-24. Submission requirements for certain site plans.

The following information, as applicable, shall be submitted by the applicant for any conditional use or
any use required to submit a site plan under § 440-23 or 440-25 or 440-26 except for information

waived by the Zoning Officer as not applicable or necessary:
A.
B.

C.

A statement describing the proposed use.

Layout. A site layout, drawn to suitable scale (preferably one inch equals 50 feet), showing the
location, dimensions and area of each lot; the location, dimensions and height of proposed and any
existing structures; the required setback areas; the proposed density of residential uses; the
location and width of proposed or abutting streets; and the proposed areas to be used for different
purposes within the development, including outdoor storage or display areas. If the plan involves
one phase of what eventually may be a larger development, then the interrelationships of those
phases shall be shown.

Landscaping. The width of any buffer yard and the heights, spacing and general species of plants
to be used for screening. General numbers, locations and types of landscaping to be provided in
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*

off-street parking lots, along streets and in other a28.C-2652 /s/MN

Parking. The locations and numbers of parking spaces; the location and widths of aisles; the
location and sizes of off-street loading areas. The method of calculating the off-street parking
requirement, based upon § 440-59.*

Lighting and signs. The height, location and approximate intensity of exterior lighting. The sign
area, height, location and general method of lighting of signs.*

Sidewalks. The location of any proposed sidewalks (with width) and curbing.

Utilities. Note stéting general proposed method of providing wastewater treatment and water supply
(such as "on-lot well and on-lot septic services").

Nuisances and safety. A description of any proposed industrial or commercial operations or storage
in sufficient detail to indicate potential nuisances and hazards regarding noise, large trucks, glare,
air pollution, odors, dust, fire or toxic or explosive hazards or other hazards to the public health and
safety, together with a description of proposed methods to control such hazards and nuisances.

Grading and stormwater. Proposed and existing contours. Identification of any slopes between 15%
and 25% and greater than 25% proposed to be impacted. These slopes must be identified by
different shading on the site plan. Proposed method of managing stormwater runoff. See steep
slope provisions in § 440-48 and the Township's Act 167 Stormwater Ordinances.!"! Delineation of
any floodplains from the Official Federal Emergency Management Agency Floodplain Maps and any
wetlands must be shown on the site plan.”

[1]  Editor's Note: See Ch. 363, Stormwater Management.

Approximate lot lines of abutting lots within 50 feet of the project, with identification of abutting land
uses.

Zoning district and major applicable requirements.

Name and address of the person who prepared the site plan, the applicant and the owner of record
of the land.

Such other data or information as the Zoning Officer deems is reasonably necessary to determine
compliance with Township ordinances and/or that is listed on the official Township application form.

This information is not required on a zoning site plan if such information will be submitted on a sub-
division or land development plan for the proposed use.

https://ecode360.com/printyNO3503?guid=35645901,35645907,35646144
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§ 440-29 Word usage. |
For the purposes of this chapter, words and terms used herein shall be interpreted as follows:

A. Words in the present tense shall include the future tense.

B. “Used” or “occupied” as applied to any land or building include the words “intended, arranged, or
designed to be used or occupied.”

C. ”Should” means that it is strongly encouraged but is not mandatory. “Shall” is always mandatory.

D. The singular shall also regulate the plural and vice-versa, unless stated otherwise. The masculine
gender shall include the feminine and neuter, and vice-versa.

E. If a word is not defined in this chapter, but is defined in Chapter 375, Subdivision and Land
Development, as amended, the definition in that chapter shall apply. If a word is defined in both
this chapter and another Township ordinance, each definition shall apply to the provisions of
each applicable ordinance.

F. Any word or term not defined in this chapter or in Chapter 375, Subdivision and Land
Development, as amended, shall have its plain and ordinary meaning within the context of the
section. A standard reference dictionary should be consulted.

G. The words “such as,” “includes,” “including” and “specifically” shall provide examples. These
examples shall not, by themselves, limit a provision to the examples specifically mentioned if
other examples would otherwise comply with the provision.

H. The word “person” includes a firm, company, corporation, partnership, trust, organization or
association, as well as an individual.

§ 440-30 Definitions.
When used in this chapter, the following words, terms and phrases shall have the following meanings,
unless expressly stated otherwise or unless the context clearly indicates otherwise:

ABUT or ABUTTING
Areas of contiguous lots that share a common lot line, except not including lots entirely
separated by a street or a perennial waterway. See definition of “adjacent.”

ACCESS DRIVE or ACCESSWAY
A éype of driveway that serves two or more principal or accessory commercial, institutional or
industrial buildings, structures or uses.

ACCESS POINT
One combined entrance/exit point, or one clearly defined entrance point separated from
another clearly defined exit point. This term shall not include accessways or driveways that are
strictly and clearly limited to use by only emergency vehicles; such accesses are permitted by
right as needed.

ACCESSORY STRUCTURE (includes “accessory building”)
A structure serving a purpose customarily incidental to and subordinate to the use of the
principal use and located on the same lot as the principal use. Accessory structures include but
are not limited to a household garage, household storage shed, private playhouse, detached
carport, household greenhouse, a household swimming pool, or an accessory storage buildin
to a business use. An “accessory building” is any accessory structure that meets the definition o

https://ecode360.com/35646209#35646210 | 1/46
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(3) Is registered with the applicable state agency.”
D. Child day-care center. A type of day-care use that:

(1) Provides care for seven or more children at any one time who are not relatives of the
primary caregiver;

(2) Does not meet the definition of a “group day-care home”; and

(3) Is registered with the applicable state agency.* See § 440-41.

*  The Pennsylvania Department of Human Services, or its successor.

DAYS
Calendar days.

DENSITY .
The total number of dwelling units proposed on a lot divided by the lot area, unless otherwise

stated.

DEVELOPMENT
Construction, erection or expansion of a structure or mining, dredging, filling, grading, paving,
excavation or drilling operations. The term also includes any activities defined as “land
development” under the North Whitehall Township Subdivision and Land Development

Ordinance in Chapter 375 of this Code.ls!

DISTRIBUTION
The processing of materials so as to sort out which finished goods are to be transported to

different locations, and the loading and unloading of such goods. This use usually involves
inventory control, material handling, order administration and packaging. Slaecifically, a use that
primarily involves either loading materials from tractor trailers onto smaller trucks or loading
materials from smaller trucks onto tractor trailers shall be considered a distribution use. This
term shall not include a trucking company terminal.

DISTRICT (or ZONING DISTRICT)
A land area within the Township within which certain uniform regulations and requirements
apply under the provisions of this chapter.

DORMITORY
A principal or accessory building that is used primarily as living quarters and is occupied
exclusively by bona fide full-time faculty or students of an accredited college or university or
state-licensed teaching hospital or accredited public or private primary or secondary school.

DRIVE-THROUGH SERVICE
An establishment where at least a portion of patrons are served while the patrons remain in

their motor vehicles.

DRIVEWAY
A privately owned, constructed, and maintained vehicular access from a street to one or two

principal buildings, uses or structures, or accessory buildings, uses or structures, and which
does not meet the definition of a street or an alley.

DWELLING
A building used as nontransient living quarters, but not including a boardinghouse, hotel, motel,
hospital, nursing home or dormitory. A dwelling may include a use <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>