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c. Revise the Trip Generation Summary to eliminate apparent rounding
discrepancies. Modify the corresponding Figures, as necessary;

d. Revise the split timings and offset to match the existing condition diagram at
the Cetronia Road and St. Luke's Driveway / Tilghman Square intersection
during the AM and PM Peak hours, respectively;

e. Revise the peak hour factor for the Broadway and St. Luke's driveway
intersection during the PM Peak; and

f. Revise the heavy vehicle percentages to match the existing traffic count data.
Additionally, revise the heavy vehicle percentages to include buses.

2. Continue to provide copies of all correspondence with PENNDOT including the
updated Traffic Analysis, Traffic Signal Permit Plan, and ultimately the updated
Driveway HOP, SALDO §312-12(a)(l 1);

3. The following comments relate to the Truck Turning Templates:

a. Modify the Fire Truck Turning Template to utilize a wheelbase of 20.83 feet;

b. Expand the Turning Templates to include entrance/exit from the Broadway
driveway;

c. Expand the Turning Templates to include left turning entering and exiting
movements;

d. Confirm the largest delivery vehicle will be a SU-40 truck;

e. Revise the Delivery Vehicle Template to not encroach on parking spaces
(southeast corner of the existing building);

f. Depict the delivery vehicle leaving the existing building loading zone;

g. We note the delivery and trash vehicles depicted encroach on oncoming traffic
internal to the site. Scheduling of delivery and trash vehicles for off-peak
times should be considered; and

h. Expand the Trash Truck Templates to include exiting at the Cetronia Road
driveway (left and right turns), entering at the Broadway driveway (left and
right turns), and exiting at the Broadway driveway using a left turn.

4. Provide the required and available sight distances on the Record and Landscaping
Plans, SALDO §312-12(b)(36), §312-12(b)(24), and §312-35(a)(6)(F). The required
sight distances should be depicted on the Plans utilizing sightlines while the available
sight distances are labeled on the Plans, SALDO §312-35(a)(6)(F).

SOUTH WHITEHALL TOWNSHIP 
www.southwhitehall.com • (610) 398-0401 
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E. Policy and Information

I. We defer to the Township Geotechnical Consultant to review all geotechnical aspects

of the design including, but not limited to, the sinkhole mitigation details, bed areas,
infiltration period, loading ratios, dewatering time, setbacks to residential and
commercial structures, preliminary site investigation, etc.;

2. We defer to the Township Electrical Consultant to review the proposed site lighting.
The Design Engineer should confirm that the proposed light standard foundations will
be adequate to support the proposed light standards;

3. Provide copies (to the Township and our Office) of all correspondence, including all

data submitted to outside agencies regarding required permits and approvals
(e.g., Lehigh Valley Planning Commission (LVPC), PADEP/LCCD, PADEP Sewage

Facilities Planning Module, PENNDOT HOP, etc.);

4. Address any comments from the Public Safety Committee and the Shade Tree

Commission to their satisfaction, SALDO §312-40 and §3 l 2-l 2(b )(28);

5. Ultimately show the street address for the proposed facility, SALDO §312-14(b)(6);

6. Survey Note 7 on Sheet 2 indicates that the Survey and Plans were prepared without
the benefit of a Title Report and are therefore subject to any easements or other

pertinent facts which such might disclose. The Township Solicitor should review the
acceptability of this proposal;

7. Matters pertaining to the design of water distribution and sanitary sewerage systems

should be directed to the DPW. We have not reviewed these designs; and

8. Upon submission of plans for recording, all Statements and Certifications shall be

signed and sealed/notarized as applicable, SALDO §312-14(b)(2).

The comments noted above are the result of our engineering review. We have not reviewed items 
associated with legal, zoning, geotechnical, lighting, water/sanitary sewerage systems, 

environmental, frontage streetscape improvements, building code, public safety, and other 
non-engineering issues, which should be reviewed by the appropriate Township Staff and 
Consultants. 

SOUTH WHITEHALL TOWNSHIP 
www.southwhitehall.com • (610) 398-0401 



South Whitehall Township 

St. Luke's West End Medical Center 
Short Stay Facility 

Major Subdivision #2022-101 

Preliminary/Final Plan Review 

List of Plans and Supplemental Information 
Prepared by Keystone Consulting Engineers, Inc. and 

dated or last revised April 21, 2022 ( except as noted) 

1. Cover Sheet, Sheet 1 of 32;

2. Overall Record Plan, Sheet 2 of 32;

3. Site Development Plan 1 and 2, Sheets 3 and 4 of 32;

4. Overall Existing Features Plan, Sheet 5 of 32 (cursory review only);

5. Site Existing Features/Demolitions Plan 1 and 2), Sheets 6 and 7 of 32 (cursory

review only);

6. Overall Grading & Drainage Plan, Sheet 8 of 32;

7. Grading & Drainage Plan 1 and 2, Sheets 9 and 10 of 32;

8. Overall Utility Plan, Sheet 11 of 32;

9. Utility Plan 1 and 2, Sheets 12 and 13 of 32;

10. Site Lighting Plan 1 and 2, Sheets 14 and 15 of32 (cursory review only);

11. Storm Sewer Profiles, Sheet 16 of 32;

12. Sanitary Sewer Plan & Profile, Sheet 17 of 32 (not reviewed);

13. Construction Details 1 and 2 (2 sheets), Sheets 18 and 19 of 3 2;

14. Overall Landscape Plan, Sheet 20 of 32 (cursory review only);

15. Site Landscape Plan 1 and 2 (2 sheets), Sheets 21 and 22 of 32 (cursory review

only);

16. Overall Erosion & Sedimentation Control (E&S) Plan, Sheet 23 of 32 ( cursory

review only);

17. E&S Plan 1 and 2 (2 sheets), Sheets 24 and 25 of 32 (cursory review only);

18. E&S Details, Sheet 26 of 32;

19. Overall PCSM Plan, Sheet 27 of32;

20. PCSM Plan 1 and 2 (2 sheets), Sheets 28 and 29 of 32;

21. Pre-Development Stormwater Map, Sheet 30 of 32;

22. Post-Development Stormwater Map, Sheet 31 of 32;

23. PCSM Details, Sheet 32 of 32;

SOUTH WHITEHALL TOWNSHIP 
www.southwhitehall.com • (610) 398-0401 
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24. Lighting Base Details, dated April 5, 2018;

25. Stormwater Infiltration Report, dated January 31, 2022;

26. PCSM Plan Supporting Calculations, dated March 3 1, 2022;

27. Storm Water Summary Report and Storm Sewer Conveyance Calculations (Report);

28. Truck Turning Movement Plans (Fire, Delivery, and Trash), dated April 21, 2022; and

29. Traffic Operations Narrative.

In addition, we have received the following information in support of the Application: 

1. L VPC Consistency Letter, dated March 18, 2022;

2. Boundary Closure Report, dated April 12, 2022;

3. Land Use Operational Narrative;

4. Waiver Request Letter;

5. Transmittal from KCE to Township; and

6. Combined Response Letter.

SOUTH WHITEHALL TOWNSHIP 
www.southwhitehall.com • (610) 398-0401 



Spotts, Stevens and McCoy 

Roma Corporate Center, Suite 106 

1605 N. Cedar Crest Blvd. > Allentown PA 18104 

610.849.9700 > F. 610.621.2001> SSMGROUP.COM 

 

 

DATA + INFRASTRUCTURE + BUILDINGS + ENVIRONMENT 

May 12, 2022 

 

Gregg Adams, Planner 

South Whitehall Township 

4444 Walbert Avenue 

Allentown PA 18104 

 

Re: St. Luke’s West End Medical Center Short Stay Facility  

Land Development #2022-101 

 Review of Preliminary Plan 

 SSM File 103400.0078 

 

Dear Mr. Adams: 

 

This correspondence is provided as a review of the Preliminary Land Development Plan submitted for the above 

referenced project on 4/21/22. We have the following comments regarding the water and sanitary sewer utilities: 

  

General Comments: 

 

       Water Comments:  

1.  Utility Plan 1 sheet 12 of 32 – show a 12”x4” Tapping/sleeve and valve for the updated 4” domestic 

water line connection. 

2. Utility Plan 1 sheet 12 of 32 – show a 4” water meter pit at the Broadway connection located outside 

SWT ROW on private property. 

3. Utility Plan 1 sheet 12 of 32 – Your showing two 8” 45 blends on the 6” fire protection line? 

4. Construction Details 2 Sheet 19 of 32 – Add SWT Stand Construction Detail sheets – Fire hydrants 

SWT-W-1.  

5. Construction Details 2 Sheet 19 of 32 – Add detail sheet of the 4” water meter pit with Double check 

valve. 

6. Construction Details 2 Sheet 19 of 32 – Add SWT Stand Construction Detail sheets – Valve and Valve 

Box SWT-W-6.  

 

Sanitary Sewer Comments: 

1. No comment at this time. 

 

 

Please contact us should you have any questions, or require any additional information regarding our comments. 

 

Sincerely, 

Spotts, Stevens and McCoy 

 
Jason M. Newhard, CCM, LO 

Construction Manager 

Environmental Engineering 

jason.newhard@ssmgroup.com 

 

cc: Herb Bender, Mike Elias 
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TO: DAVE MANHARDT, DIRECTOR OF COMMUNITY DEVELOPMENT  

FROM: HERB BENDER, PUBLIC WORKS MANAGER  

DATE: MAY 4, 2022  

SUBJECT: ST. LUKE’S WEST END MEDICAL CENTER SHORT STAY FACILITY  
MAJOR PLAN 2022-101 
 

 

  

 
 
The Public Works Dept. reviewed the above project and has the following comments: 
 

1. Two separate domestic water feeds from separate sources are required. 
2. Meter pit is required out of right of way at both domestic sources. 
3. Check valve size at tap on Broadway. 
4. Prove out the existing fire flow meets demand requirements. 

INTEROFFICE MEMORANDUM 
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May 13, 2022 
 
Ms. Elizabeth Srock 
St. Luke’s Hospital of Bethlehem 
801 Ostrum Street 
Fountain Hill, PA 18105 
 

 
Re: St. Luke’s West End Medical Center Short Stay Facility 
 Major Plan #2022-101 

Preliminary/Final Land Development Plan Review 
 
Dear Ms. Srock: 

The purpose of this letter is to report zoning and non-engineering related comments that are to 
be addressed.  My comments follow: 

Zoning  

1. Clarification shall be provided for all the uses contained within the existing building to 
determine the establishment of a Coordinated Development.   

2. It should be noted that due to the revisions proposed for the existing driveway on 
Cetronia Road, when a Highway Occupancy Permit (HOP) is required as part of a project 
or an existing HOP is proposed to be altered, the UCC (Uniform Construction Code) does 
not allow for issuance of any building permits by the Township until the HOP has been 
satisfied, approved, and received by the Township.   

Fire Inspector 

1. The Fire Inspector reported that a single domestic main connected to the Township 
system does not comply with UCC requirements for separate domestic water services.  
The Fire Inspector reports that the Public Safety Commission in conjunction with the Fire 
Chief made no recommendations to the plan. 

Open Space and Recreation  

1. The Parks and Recreation Board reviewed the plan at their March 14, 2022 meeting and 
determined that the plan is acceptable. Since the plan is a non-residential plan, a fee of 
$0.25 per additional square foot of impervious surface proposed per SALDR Section 312-
36(d)(4) in lieu of parkland dedication would likely be recommended.  As the plan 
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proposes a net reduction in the amount of impervious surface on the tract, the resulting 
fee would be $0.00.  

Water & Sewer 

1. The applicant is to request allocations for water and sewer from the South Whitehall 
Township Board of Commissioners. Please be aware that the Board of Commissioners 
now charges both allocation fees and tapping (connection) fees. The applicant must 
address all water and sewer service issues, and obtain all approvals deemed necessary by 
the South Whitehall Township Board of Commissioners. You are advised to contact the 
Township Public Works Manager Herb Bender, as soon as practicable, to learn of, or 
confirm any or all of: 

a. The amount of any water and/or sewer allocation fees.  The application is available 
on the Township website under Water/Sewer Forms/FAQs/Links.  The fee for the 
allocation(s) will be due with the submission of the application; 

b. The amount of any water and/or sewer connection fees.  The fees are due at or 
before the building permit is to be issued.  Application is also available on the 
Township website under Water/Sewer Forms/FAQs/Links; 

2. The applicant is to contact the PA Department of Environmental Protection to determine 
what Sewage Facility Planning requirements are to be met for this development.  

3. An Erosion and Sediment Control Plan is required for any earth disturbance activity of 
more than 5,000 square feet pursuant to Section 296-11(B) of the South Whitehall 
Township Codified Ordinance (Stormwater Management Plan). 

Legal and Other 

1. Township policy with regard to the deferral of sidewalk and curbing has changed and 
deferrals shall no longer be granted.  The applicant should be prepared to discuss 
compliance with SALDO Section 312-35(b)(3)(A)(ii). 

2. The Township Solicitor and Township Engineer may want to comment upon the legal 
requirements of the MS4 program with regard to any private stormwater management 
facilities. 

3. The developer shall contact the United States Postal Service to review the accepted 
method of mail delivery within the proposed development.  Any proposed community 
mail collection and/or delivery structures shall be shown on the plan, with an identifying 
note describing the structure and number of postal customers to be served by the 
structure. 
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4. If a dumpster is to be used, the location shall be identified on the plan and screened and 
buffered in accordance with Section 350-42(b) of the Zoning Ordinance and Section 288-
4(c) of the Codified Ordinances.  A detail on one of the Construction Detail sheets is 
sufficient. 

5. Please consider the following in placement locations for street trees: 
a. Placement over inlets should be avoided; 
b. Provide ample clearance from streetlights and hydrants.  

6. That a note be added to the site plan stating that the applicant is responsible for joining 
the PA One Call system and is responsible for the marking of all underground utilities 
prior to the utilities being formally accepted by and dedicated to the Township. 

7. Confirmation of a plan submittal to PennDOT shall be provided. 

8. Signature Blocks and Certifications to appear on each plan sheet to be recorded. 

Waiver and Deferral Request Commentary 

1. Request to waive SALDO Section 312-12(b)(15), requirement to show existing contours 
within 400 feet of the tract.  Staff defers to the Township Engineer. Planning Commission 
supports. 

2. Request to waive SALDO Section 312-12(b)(19), requirement to show existing man-made 
features within 400 feet of the tract.   Staff defers to the Township Engineer.  Planning 
Commission supports. 

3. Request to waive SALDO Section 312-12(b)(20), requirement to show location, character 
and elevation of any building within 100 feet of the tract.  Staff defers to the Township 
Engineer.  Planning Commission supports. 

4. Request to waive SALDO section 312-12(b)(21), requirement to show courses of travel 
within 400 feet of the tract.  Staff defers to the Township Engineer.   Planning Commission 
supports. 

5. Request to defer SALDO Section 312-35(b)(3)(C), requirement for right-of-way dedication 
along Cetronia Road.  Staff does not support the request. 

6. Request to waive SALDO Section 312-35(b)(3)(C), requirement to locate the sidewalk one 
foot within the right-of-way line of Cetronia Road.  Staff supports to the extent shown on 
the plan. 

7. Request to defer SALDO Section 312-35(b)(3)(B), requirement for a 50-foot cartway along 
the frontage of Broadway.  Staff supports the request to the extent shown on the plan. 
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Official Map & Comprehensive Plan 

1. The Official Map depicts the subject parcel as underlain by karst geology and partially 
underlain by a groundwater recharge basin.  It is bounded by a Collector Road (Cetronia 
Road) to the west and a Minor Arterial Road (Broadway) to the north.  

2. The Comprehensive Plan envisions a D-2 Larger Format Commercial Character Area, 
which includes compact mixed-use areas, pedestrian connectivity, and transit-oriented 
development. 

Your plan is scheduled to be reviewed by the Planning Commission on Thursday, May 19, 2022, 
at 7:30 p.m. in the South Whitehall Township Municipal Building located at 4444 Walbert Avenue. 
The meeting will also be held electronically via GoToMeeting.  To access the meeting through 
your phone, dial 1-224-501-3412 and, when prompted, enter 757 430 189 to join the meeting.  
To access the meeting though your computer, go to 
https://global.gotomeeting.com/join/757430189. 

If you have any questions, please call. 

Sincerely, 

 
Gregg R. Adams 
Planner, Community Development Department 
South Whitehall Township 
610.398.0401 
adamsg@southwhitehall.com 
 
cc: R. Cope    D. Manhardt  L. Harrier H. Bender 
 M. Elias   J. Frantz   J. Alderfer, Esq. S. Pidcock  

A. Tallarida   s. Pasterski, KCE  File #2022-101 
 

https://global.gotomeeting.com/join/757430189
file://///Crimson/Subdivisions/2015-999%20New%20Subdivision/adamsg@southwhitehall.com
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Gregg R. Adams

From: John G. Frantz

Sent: Monday, April 25, 2022 11:32 AM

To: Gregg R. Adams

Subject: St. Luke's West End Medical Center Short Stay Facility - 2022-101

Gregg, 

 

My only comment to the plan has to do with the domestic water service, as BCO.  The single domestic main connected 

to the Township system does not comply with UCC requirements for separate domestic water services. 

 

John G. Frantz, CFEI, BCO 
Fire Marshal, Building Code Official 

South Whitehall Township 

4444 Walbert Avenue 

Allentown PA 18104-1699 

610-398-0401 (office) 

610-398-1068 (fax) 

www.southwhitehall.com 

 

 
This email message, including any attachments, is intended for the sole use of the individual(s) and entity(ies) to which it is addressed, and may 

contain information that is privileged, confidential and exempt from disclosure under applicable law.  If you are not the intended addressee, nor 

authorized to receive for the intended addressee, you are hereby notified that you may not use, copy, disclose or distribute to anyone this 

email message including any attachments, or any information contained in this email message.  If you have received this email message in error, 

please immediately notify the sender by reply email and delete the message.  Thank you. 
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Gregg R. Adams

From: John G. Frantz

Sent: Thursday, March 10, 2022 1:42 PM

To: Gregg R. Adams

Subject: St. Luke's West End Medical Center Short Stay Facility - 2022-101

Gregg, 

 

The PSC made no recommendations to the plan. 

 

John G. Frantz, CFEI, BCO 
Fire Marshal, Building Code Official 

South Whitehall Township 

4444 Walbert Avenue 

Allentown PA 18104-1699 

610-398-0401 (office) 

610-398-1068 (fax) 

www.southwhitehall.com 

 

 
This email message, including any attachments, is intended for the sole use of the individual(s) and entity(ies) to which it is addressed, and may 

contain information that is privileged, confidential and exempt from disclosure under applicable law.  If you are not the intended addressee, nor 

authorized to receive for the intended addressee, you are hereby notified that you may not use, copy, disclose or distribute to anyone this 

email message including any attachments, or any information contained in this email message.  If you have received this email message in error, 

please immediately notify the sender by reply email and delete the message.  Thank you. 
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TO: Planning Commission 
FROM: Gregg Adams, Planner 
DATE: March 2, 2022 
SUBJECT: Subdivision Plan Review 

St. Luke’s Short Stay Facility 
Major Plan 2022-101 
Plan dated February 17, 2022 

COPIES: Landscape and Shade Tree Commission, D. Manhardt, A. Tallarida,  
J. Alderfer, S. Pidcock, Applicant 

 

At their February 28, 2022, meeting, the Landscape and Shade Tree Commission reviewed the 
above-mentioned plan and recommended the following:  

On the Landscaping Plan sheets, the applicant shall label all existing street trees, identify the 
species of the existing street trees and proposed street trees along Cetronia Road, show existing 
and proposed street trees along Broadway, label and identify the species of all existing and 
proposed street trees along Broadway, and show a Street Tree Easement containing all existing 
and proposed street trees outside of the public rights-of-way of Broadway and Cetronia Road.   

Respectfully submitted, 

 
Gregg Adams, Planner 
 Community Development Department 

MEMORANDUM 
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TO: Planning Commission 

FROM: Gregg Adams, Planner 

DATE: March 15, 2022 

SUBJECT: Subdivision Plan Review 
St. Luke’s West End Medical Center Short Stay Facility 
Major Plan 2021-101 
Plan Dated February 17, 2022 

COPIES: Parks and Recreation Board, R. Cope, M. Kukitz, D. Manhardt,          
J. Alderfer, S. Pidcock, Applicant 

 

At their March 14, 2022, meeting, the Parks and Recreation Board reviewed the plan and 
determined the following: 

The plan is acceptable.  No additional impervious surface is proposed, therefore there is no 
requirement for additional Open Space or fees in lieu of Open Space dedication. 

Respectfully submitted, 

 
Gregg Adams, Planner 
Community Development Department 
 

MEMORANDUM 
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Gregg R. Adams

Subject: FW: South Whitehall Township Public Notice for the March 17, 2022 Planning 

Commission Meeting

From: Molly Wood <mwood@lantabus-pa.gov>  

Sent: Monday, February 28, 2022 2:39 PM 

To: Gregg R. Adams <adamsg@southwhitehall.com> 

Cc: David Manhardt <manhardtd@southwhitehall.com> 

Subject: RE: South Whitehall Township Public Notice for the March 17, 2022 Planning Commission Meeting 

 

Thanks Gregg for sharing the plan. The last I corresponded with Patricio Manzanares at St Lukes in August 2021 was that 

they were going to include additional concrete at the existing bus stop on Cetronia, where the proposed sidewalk meets 

up with Springview’s existing sidewalk. I actually reached out to Patricio last week to see the status, as well as Civitas 

Regio who was their engineer for that plan. Has there been any other update to the sidewalk call-ins for the existing 

deferrals for the Cetronia Rd properties? I’d like to inquire again to Patricio and Civitas about the status of the plan we 

discussed, but want to make sure I have all appropriate background information. Any other additional information you 

can share regarding St Lukes status of the sidewalk, please let me know. 

 

Thanks, 

molly 

 



 

 

 

 

 

March 18, 2022 
 
Mr. David Manhardt, Director  

Community Development Department 

South Whitehall Township 

4444 Walbert Avenue 

Allentown, Pennsylvania 18104 

 
RE: St. Luke’s West End Medical Center – Short Stay Facility – Land Development  
  South Whitehall Township 

Lehigh County 
 
Dear Mr. Manhardt:  
 
The subject application proposes to construct a 52,571-square-foot medical facility at 501 
Cetronia Road (parcel number 547673781428), replacing a portion of a parking lot 
adjacent to an existing medical facility. This proposal generally exhibits consistency with 
FutureLV: The Regional Plan because it supports reuse of land in a developed area (of 
Policy 1.1). The LVPC applauds the proposed pedestrian facilities, including sidewalks 
and crosswalks connecting both buildings and extending along the Cetronia Road property 
frontage, that increase walkability and improve connections to the existing LANTA bus 
stop (of Policy 2.3). 
 
Municipalities, when considering subdivision/land developments, should reasonably 
attempt to be consistent with FutureLV: The Regional Plan, as required by the 
Pennsylvania Municipalities Planning Code (MPC) [Article 1§105, Article III§303, §304 & 
§306(a), Article VI§603(j)]. The LVPC review does not include an in-depth examination of 
plans relative to subdivision design standards or ordinance requirements since these items 
are covered in the municipal review. 
 

Feel free to let me know if you have any questions about this review. 

 

Sincerely, 

 
Jillian Seitz 
Senior Community Planner 
 
cc: Randy Cope, Interim South Whitehall Township Manager; Gregg Adams, South Whitehall Township 

Planner; Scott Pidcock, PE, South Whitehall Township Engineer; Elizabeth Srock, St. Luke’s University 

Health Network, Applicant; Scott Pasterski, PE, Keystone Consulting Engineers, Inc. 
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April 21, 2022 

 

Gregg Adams – Planner 

South Whitehall Township 

4444 Walbert Avenue 

Allentown, PA 18104 

 

RE:   St. Luke’s West End Medical Center – Proposed Short Stay Medical Facility 

 501 Cetronia Road 

 Waiver Request Letter 

 

Dear Gregg: 

 

On behalf of our client, St. Luke’s University Health Network, we respectfully request waivers and 

deferrals to the following sections of South Whitehall Township's Subdivision and Land 

Development Ordinance: 

 

Chapter 312 – Subdivision and Land Development 

 

(d)(w) § 312-35B(3)(b) – Collector Road Requirements – Collector Road cross sections shall be 

in accordance with the Township standard construction documents (latest revision). 

 

 Cetronia Road is classified as a Collector Road. Per the Township standard construction 

documents, the below cross-section requirements are required, followed by a description 

of the existing/proposed conditions, and deferral justifications: 

 

a. Right-of Way Width (Deferral Request) 

 Required - 70-feet (35-foot Half-width) 

 Existing Condition - varies between 33 to 49-feet (half-width) from south to north 

along Cetronia Road frontage 

 Justification - The minimal increase in traffic to/from the existing driveway on 

Cetronia Road does not warrant roadway improvements or the need for 

additional right-of-way. 

 Deferred Until – Such time as right-of-way dedication is deemed appropriate by 

the Municipality. 

 

b. Sidewalk (Waiver Request) 

 Required - 5-foot Sidewalk located 1-foot within the required right-of-way 

 Proposed - 5-foot sidewalk located outside required right-of-way as depicted on 

the site development plans 
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 Justification - The proposed location of the sidewalk on St. Luke’s property avoids 

disturbing the existing steep embankment and established street trees along 

Cetronia Road. A sidewalk easement will be provided to allow pedestrian use of 

the sidewalk within school property. 

 

(d) § 312-35B(3)(b) – Arterial Street Requirements – Arterial street cross sections shall be in 

accordance with the Township standard construction documents (latest revision). 

 

 Broadway is classified as Minor Arterial Street. Per the Township standard construction 

documents, the below cross-section requirements are required, followed by a description 

of the existing/proposed conditions, and deferral justifications: 

 

a. Cartway Width (Deferral Request) 

 Required - 50-feet (25-foot Half-width)  

 Existing Condition – varies from ~29 to 45 feet from east to west along Broadway 

Frontage  

 Justification – The minimal increase in traffic to/from the existing driveway on 

Broadway does not warrant roadway improvements. 

 Deferred Until – Such time as cartway width improvements are deemed 

appropriate by the Municipality. 

 

b. Right-of Way Width (Deferral Request) 

 Required - 80-feet (40-foot Half-width) 

 Existing Condition – 70-feet 

 Justification - The minimal increase in traffic to/from the existing driveway on 

Broadway does not warrant roadway improvements or the need for additional 

right-of-way. 

 Deferred Until – Such time as right-of-way dedication is deemed appropriate by 

the Municipality. 

 

(w) § 312-12B(15) – Requirement to show existing contours within 400 feet of the tract – 

“Existing and proposed contours at vertical intervals of two feet or five feet, as required 

by the Township Engineer for the entire tract to be subdivided or developed; contours 

on adjacent land within 400 feet of the tract plotted from U.S.G.S. Quadrangle Maps and 

at contour intervals of 10 feet.” 

 

 Waiver Request Justification: The provided existing and proposed contour data 

sufficiently covers the proposed project area.  
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(w) § 312-12B(19) – Requirement to show certain Existing Features – “The location, size and 

owners of existing buildings, sewer mains, water mains, culverts, storm sewers, petroleum 

or petroleum products lines, gas lines, transmission lines including extent of right-of-

way, fire hydrants, underground tanks, wells, septic systems within 100 feet of the tract 

and other significant man-made features.” 

 

 Waiver Request Justification:  All existing utilities and buildings relevant to the project 

area are shown on the plan. 

 

(w) § 312-12B(20) – Requirement to show certain Existing Features – “The location, character 

and elevation of any building within 100 feet of the tract.” 

 

 Waiver Request Justification:  All existing buildings relevant to the project area are shown 

on the plan. 

 

(w) § 312-12B(21) – Requirement to show certain existing features within 400 feet of the tract 

– “The locations and widths of all sidewalks, trails, driveways, streets, easements, and 

rights-of-way platted or existing within the subdivision and within 400 feet of any part of 

the subdivision tract. If the tract is traversed or bisected by a municipal boundary, the 

boundary to be shown on the plans shall be as depicted on the tax maps unless another 

boundary has been accepted by both municipalities.” 

 

 Waiver Request Justification: All existing features proximate and pertaining to the project 

area have been shown on the plan.   

 

(d) § 312-12B(27) – Requirement to show the location of permanent monuments – “Location 

of permanent reference monuments in accordance with §312-36F of these regulations.” 

 

 Deferral Justification: KCE survey staff has reviewed this requirement and concluded that 

the existing monumentation (including concrete monuments found along Broadway) is 

sufficient to allow for the proposed building to be staked out accurately.   

  

 Deferred Until – Such time as additional monumentation is deemed necessary by the 

Municipality. 

 

Chapter 296 – Stormwater Management 

 

(w) § 296-9J – Requirement to provide liner for basins. 

 

 Waiver Request Justification: Infiltration is proposed to meet the water quality 

requirements of PADEP. The use of infiltration is considered to be acceptable for this site 
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based on the encountered subsurface conditions, geologic mapping, and site 

observations. 

 

(w) § 296-9K – Groundwater recharge not permitted in areas of limestone geology. 

 

 Waiver Request Justification: Infiltration is proposed to meet the water quality 

requirements of PADEP. The use of infiltration is considered to be acceptable for this site 

based on the encountered subsurface conditions, geologic mapping, and site 

observations. 

 

(w) § 296-12K – Requirement to perform soil auger testing. 

 

 Waiver Request Justification: Soil probes meeting and exceeding the requirements of 

Appendix G have been performed and are considered to provide adequate 

representations of the soils within the relatively small infiltration area. 

 

 

Thank you for your consideration of these items.  If you have any questions, please don’t 

hesitate to contact me. 

 

 

Sincerely, 

 

KEYSTONE CONSULTING ENGINEERS, INC. 

 

 
Scott T. Pasterski, P.E., PTOE 
 

W:\2021\CW21-143 St. Luke's West End Medical Center M.O.B., Land Development, 501 Cetronia Rd, Allentown, South Whitehall 

Twp\Sent items\22-04-21 Second Preliminary-Final LD Submission\22-04-21 Waiver and Deferral Request Letter.docx 
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St. Luke’s University Health Network 

West End Medical Center - Short Stay Facility 

 

Trip Generation Calculations and Comparison with 

Approved Driveway Trips 
 

April 11, 2022 

 

Project Background and Purpose: 

St. Luke’s University Health Network is proposing to construct a 55,248 square foot Short Stay 

Medical Facility at their West End Medical Campus located at 501 Cetronia Road (See 

accompanying Site Plan in Appendix A).  This narrative has been prepared for the purpose of 

demonstrating vehicular traffic trip generation associated with the proposed Short Stay Facility 

and to provide a comparison to previously approved driveway trip thresholds to demonstrate 

that the traffic associated with the proposed development is either less than previously 

approved driveway traffic volumes or will cause no adverse impact to the Cetronia Road and St. 

Luke’s/Tilghman Square signalized intersection. 

 

Prior Traffic Studies and Roadway Improvements: 

Traffic Planning and Design, Inc. completed a Traffic Impact Study for the “Cetronia Road 

Development” located immediately to the south of the St. Luke’s West End medical campus (see 

attached excerpts in Appendix B).  The conclusions of the Cetronia Road TIS indicated several 

significant improvements to Cetronia Road, now which are constructed, that collectively serve to 

alleviate the prior capacity concerns associated with the Cetronia Road corridor.  As part of this 

study, TPD included trip generation estimates to include the full build out of the West End 

Medical Center building, which included a 20,300 s.f. Health/Fitness Club, and a 11,700 s.f. fit out 

of medical office shell space.  While the health/fitness center is currently operational, 

approximately 19,000 s.f. of the existing medical office building remains as shell-space at the 

time of the preparation of this narrative and therefore it is expected that the trip estimates 
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previously allocated to this shell space will be available to offset or counteract any additional 

trips associated with the proposed Short Stay Facility.  The St. Luke’s driveway trips approved as 

part of the above referenced TIS (2023 Build Conditions) are summarized in TPD Figures 18 and 

19 which have been included in Appendix B. 

 

Driveway Traffic Counts: 

Video turning movement traffic counts were conducted at the Cetronia Road and St. 

Luke’s/Tilghman Square driveway access, while and ATR recordings were conducted at the 

driveway located at the northeast portion of the existing St. Luke’s parking lot that provides 

access to Broadway through lands now or formerly owned by Peter Cooper.  The counts were 

conducted on February 1, 2022 by Tri-State Traffic Data between the hours of 6 – 9 AM and 3 – 

6 PM.  While not adjusted in the accompanying trip generation/comparison, we expect that the 

counts may have been higher than typical due to the presence of on-site COVID-19 testing.  The 

raw traffic count data is included in Appendix A, and the AM and PM peak hour traffic volumes 

have been depicted on Figure 1. 

 

ITE Trip Generation, Distribution, and Assignment for the Proposed Short Stay Facility: 

Trip Generation:  The 11th Edition of the ITE Trip Generation Manual was used to estimate new 

traffic generated by the proposed Short Stay Facility using ITE Land Use Code 610 (Hospital).  

Beds were selected as the independent variable similar to past traffic analyses prepared for St. 

Luke’s in Bethlehem Township.  The trip generation analysis and results are depicted Table 1. 

Trip Distribution:  The Trips anticipated to be generated for the proposed Short Stay facility were 

distributed to the roadway network proportionally to the existing peak hour traffic count 

volumes.  The resulting distribution percentages per movement are depicted in Figure 2. 

Trip Assignment:  The Trips anticipated to be generated for the proposed Short Stay facility were 

assigned in accordance with the distribution percentages and are depicted in Figure 3. 

 

Total Anticipated Driveway Volumes and Comparison to Approved Volumes: 

The driveway traffic count volumes in Figure 1 were combined with the Short Stay trip 

assignments depicted in Figure 3 to arrive at the total anticipated driveway volumes for the 

West End Campus.  These total volumes, along with a side-by-side comparison of approved 

driveway volumes are depicted in Figure 4 and are also provided in the table below: 
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Total Proposed Driveway Trips Vs. Approved Driveway Trips 

Driveway Direction 
Proposed Trips Approved Trips 

AM PM Total AM PM Total 

Cetronia Road (High Volume) 
Entering  148 112 260 172 128 300 

Exiting 78 177 255 57 252 309 

Broadway 
Entering  57 36 93 --1 --1 --1 

Exiting 26 55 81 --1 --1 --1 

        

1.  Total approved driveway trips for the east driveway was not determined as part of the September 3, 2014 Transportation Impact Study prepared by 
Traffic Planning and Design. 

 

As indicated in the above table and on Figure 4, the total entering driveway trips during the AM 

and PM peak hours is less than the approved number of trips, and the total number of exiting 

trips during the PM peak period is less than the approved amount.  There is an increase of 21 

vehicles during the PM peak period for the exiting trips however, in addition to being de 

minimis, the provided Capacity Analysis demonstrates that the Cetronia Road and St. 

Luke’s/Tilghman Square Driveway operates at an overall intersection LOS of A for both the AM 

and PM peak hours, with all individual turning Movements LOS D or better (LOS D is considered 

to be an acceptable LOS for urban areas according to PennDOT’s TIS guidelines). 

 

Capacity Analysis 

The total Driveway trips depicted on Figure 4 were combined with the remaining AM and Peak 

hour movement volumes obtained from the raw traffic count data and has been summarized in 

Figure 5.  Using these total intersection volumes, a Capacity Analysis was performed for both 

the AM and PM peak periods to demonstrate that acceptable intersection operation.  Regarding 

the provided Capacity Analysis, please note the following: 

 Synchro V. 10 was used to perform the analysis. 

 

 HCM 6th Edition methodology was used to obtain LOS results. 

 

 Peak hour factors and truck percentages were obtained from the raw count data. 

 

 Signal cycle lengths, phasing, timings, etc. were obtained from the latest Signal 

Condition Diagram (included in Appendix A).  Signal timings were held consistent to the 

approved timings indicated on the Condition Diagram. 

 

 Lane widths, approach grades, etc. were based on the Signal Condition Diagram and 

Google Maps imagery, as appropriate. 
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 As indicated previously, the HCM 6th Edition results indicate an overall intersection grade 

of LOS A for the 2022 AM Peak Hour and LOS B for the 2022 PM peak hour.  All turning 

movements during the AM peak hour are reported to be LOS C or better, while all 

movements during the PM peak hour are reported to be LOS D or better (LOS D is 

considered to be an acceptable LOS for urban areas according to PennDOT’s TIS 

guidelines). 

 

Summary: 

As indicated above, the trips anticipated to be generated by the proposed Short Stay facility will 

not exceed the previously approved number of entering or existing vehicle trips during the PM 

Peak hour, and will not exceed the previously approved number of entering trips during the AM 

peak hour.  The number of exiting trips during the AM peak hour exceeds the previously 

approved number of trips by a de minimis 21 vehicles.  Further, the capacity analyses indicate 

that the Cetronia Road and St. Luke’s/Tilghman Square Driveway intersection will operate at an 

overall intersection LOS A for the AM peak hour and LOS B for the PM peak hour.  All turning 

movements will operate at LOS C or better during the AM peak period, and LOS D or better 

during the PM peak period.  It is further noted that no intersection timing changes are needed 

to achieve the above results. 

In light of the above, vehicular traffic trip generation associated with the proposed Short Stay 

Facility is either less than previously approved driveway traffic volumes or will cause no adverse 

impact to the Cetronia Road and St. Luke’s/Tilghman Square signalized intersection. 
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Table 1 - Trip Generation Summary - Proposed Short Stay Facility
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ITE Land Use and Code (ITE 11th 

Edition)
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Project Background and Purpose: 

St. Luke’s University Health Network is proposing to construct a 55,248 square foot, 20-bed, 

Short Stay Medical Facility at their West End Medical Campus located at 501 Cetronia Road (See 

accompanying Site Plan in Appendix A).  This narrative has been prepared for the purpose of 

demonstrating that the increased vehicular traffic associated with the proposed Short Stay 

Facility and 19,000 square feet of future Medical Office Building fit out (currently unoccupied 

shell space) will operate at acceptable Levels of Service and queues are contained within 

existing/proposed lane storage for all turning movements at both the Cetronia Road and 

Broadway site driveway intersections. 

 

Driveway Traffic Counts: 

Video turning movement traffic counts were conducted at the Cetronia Road and St. 

Luke’s/Tilghman Square driveway access, while and ATR recordings were conducted at the 

driveway located at the northeast portion of the existing St. Luke’s parking lot that provides 

access to Broadway through lands now or formerly owned by Peter Cooper.  The counts were 

conducted on February 1, 2022 by Tri-State Traffic Data between the hours of 6 – 9 AM and 3 – 

6 PM.  While not adjusted in the accompanying trip generation/comparison, we expect that the 

counts may have been higher than typical due to the presence of on-site COVID-19 testing.  

Further, per the Township’s request, the Broadway intersection with the secondary site driveway 

was counted on March 29, 2022 during the same time periods.  The raw traffic count data is 

included in Appendix A, and the AM and PM peak hour traffic volumes have been depicted on 

Figure 1. 
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ITE Trip Generation, Distribution, and Assignment for the Proposed Short Stay Facility: 

Trip Generation:  The 11th Edition of the ITE Trip Generation Manual was used to estimate new 

traffic generated by the proposed Short Stay Facility and future Medical Office space using ITE 

Land Use Codes 610 (Hospital) and 720 (Medical/Dental Office Building), respectively.  “Beds” 

was selected as the independent variable for LUC 610, and “1,000 GSF” was selected for LUC 720 

similar to past traffic analyses prepared for the St. Luke’s Anderson Campus in Bethlehem 

Township.  The trip generation analysis and results are depicted Table 1. 

Trip Distribution:  The Trips anticipated to be generated for both the proposed Short Stay facility 

and Medical Office fit out were distributed to the roadway network proportionally to the existing 

peak hour traffic count volumes.  The resulting distribution percentages per movement are 

depicted in Figure 2. 

Trip Assignment:  The Trips anticipated to be generated for the proposed Short Stay facility and 

Medical Office fit out were assigned in accordance with the distribution percentages and are 

depicted in Figures 3 and 4, respectively. 

 

Total Anticipated Driveway Volumes: 

The driveway traffic count volumes in Figure 1 were combined with the Short Stay and Medical 

Office trip assignments depicted in Figures 3 and 4 to arrive at the total anticipated driveway 

volumes for the West End Campus.  These total volumes are depicted in Figure 5. 

 

Capacity Analysis 

The total Driveway trips depicted on Figure 5 were combined with the remaining AM and Peak 

hour movement volumes obtained from the raw traffic count data and have been summarized in 

Figure 6.  Using these total intersection volumes, a Capacity Analysis was performed for both 

the AM and PM peak periods to demonstrate acceptable intersection operation at both site 

driveway intersections.  Regarding the provided Capacity Analysis, please note the following: 

 Synchro V. 10 was used to perform the analysis. 

 

 HCM 6th Edition methodology was used to obtain LOS results and 95th Percentile Back of 

Queue results. 

 

 Peak hour factors and truck percentages were obtained and conservatively held from the 

raw count data. 
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 Signal cycle lengths, phasing, timings, etc. were obtained from the latest Signal 

Condition Diagram (included in Appendix A).  Signal timings were held consistent to the 

approved timings indicated on the Condition Diagram. 

 

 Lane widths, approach grades, etc. were based on the Signal Condition Diagram and 

Google Maps imagery, as appropriate. 

 

 For the unsignalized two-way stop control analysis, critical gap and follow-up headways 

were calculated using the PA default values contained in PennDOT Publication 46, 

Chapter 10, and modified to adjust for truck percentages and approach grade 

accordingly (see calculations in Appendix B). 

 

 A summary of the Capacity Analysis Results is as follows (see LOS and Queue Summary 

Tables for complete results): 

 

o For the Cetronia Road / Site Driveway intersection, the HCM 6th Edition results 

indicate an overall intersection grade of LOS A for the 2022 AM Peak Hour and 

LOS B for the 2022 PM peak hour.  All turning movements during the AM peak 

hour are reported to be LOS C or better, while all movements during the PM peak 

hour are reported to be LOS D or better (LOS D is considered an acceptable LOS 

for urban areas according to PennDOT’s TIS guidelines). 

 

o For the Broadway / Site Driveway intersection, the HCM 6th Edition results 

indicate an overall intersection grade of LOS A for both the 2022 AM and PM 

Peak Hours, with all movements operating at LOS B or better. 

 

o 95th Percentile Back-of-Queue results for both intersections indicate that queues 

are contained within the existing/proposed lane storage capacity. 

 

Conclusion: 

As indicated above, the provided capacity analyses indicate that the Cetronia Road and St. 

Luke’s/Tilghman Square Driveway as well as the Broadway/Site driveway intersection will 

operate at acceptable levels of service, and 95th percentile back-of-queues will be contained 

within existing/proposed lane storage. 

In light of the above, vehicular traffic trip generation associated with the proposed Short Stay 

Facility and fit out the Medical Office Building is not expected to cause an adverse impact to 

traffic operations. 
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EB (App) C 34.4

L,T C 34.4

R A 0

WB (App) C 33.8

L,T C 33.8

R A 0

NB (App) A 4.1

L A 3.5

T A 4.1

R A 0

SB (App) A 3.3

L A 6.5

T A 2.7

R A 0

Overall A 5.5

EB (App) D 43.5

L,T D 43.5

R A 0

WB (App) D 38

L,T D 38

R A 0

NB (App) A 7.2

L A 7.8

T A 7.1

R A 0

SB (App) A 5.3

L B 11.2

T A 4.7

R A 0

Overall B 10.5

AM Peak

PM Peak

Level of Service Summary for:

Intersection 1 - SR 3008 (Cetronia Road) and Site Driveway

Analysis 

Period
Approach/Turning Movement

2022

With Short Stay & Medical Office Fit Out

LOS Delay (sec)



EB (App) A 0

T,R A 0

WB (App) A 1.5

L,T A 8.8

NB (App) B 10.5

L,R B 10.5

Overall A 1.1

EB (App) A 0

T,R A 0

WB (App) A 0.6

L,T A 9.2

NB (App) B 13.5

L,R B 13.5

Overall A 1.1

AM Peak

PM Peak

Level of Service Summary for:

Intersection 2 - Broadway and Broadway Driveway

Analysis 

Period
Approach/Turning Movement

2022

With Short Stay & Medical Office Fit Out

LOS Delay (sec)



2022

With Short Stay & Medical Office Fit Out

L,T 200 50

R -- 0

L,T -- 27.5

R -- 0

L 150 5

T -- 72.5

R 215 0

L 250 32.5

T -- 27.5

R 230 0

L,T 200 172.5

R -- 0

L,T -- 92.5

R -- 0

L 150 35

T -- 212.5

R 215 0

L 250 35

T -- 92.5

R 230 0

Note:  HCM queue results were converted to feet using 1 veh/25'.
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Intersection 1 - SR 3008 (Cetronia Road) and Site Driveway
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A
M
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K
95th % Back-of-Queue Summary for:

Approach/Lane
Existing/Proposed 

Storage (ft)
HCM 95th % Back-of-Queue

EB

WB

NB



2022

With Short Stay & Medical Office Fit Out

EB L,T -- --

WB L,T -- 5

NB L,R -- 2.5

EB L,T -- --

WB L,T -- 2.5

NB L,R -- 12.5

Note:  HCM queue results were converted to feet using 1 veh/25'.

P
M
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K
A

M
 P
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K

95th % Back-of-Queue Summary for:

Intersection 2 - Broadway & Broadway Driveway

Approach/Lane
Existing/Proposed 

Storage (ft)
HCM 95th % Back-of-Queue
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  stays, decreasing the need for visitor parking.

 The Majority of the surgeries scheduled with be “Same Day Surgery” without overnight

  an Emergency Department.

  therefore will not experience the public and ambulance traffic normally associated with

 The proposed short stay facility does not include an Emergency Department and

  to a more acute facility.

 Ambulance traffic will only be present in the event of an emergent transfer of a patient

Monday-Friday (no weekend/holidays).

 Approximately 30 daily surgeries are anticipated during normal operations from    

characteristics of the proposed use:

Short Stay facility is anticipated to be less than a standard hospital use based on the following 
St. Luke’s Staff has indicated that the proposed traffic generation associated with the Proposed 

Operational Analysis:

proposed use.

Use Code 610 (Hospital) is representative of traffic generation characteristics associated with the 
Luke’s University Health Network for the purpose of demonstrating that the selected ITE Land 
This Land Use Operational narrative has been prepared based on information provided by St. 

Purpose:

April 21, 2022

Land Use Operational Narrative

West End Medical Center - Short Stay Facility

  St. Luke’s University Health Network
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 All patients will have to be either dropped off and picked up or have a support person 

wait for them.  This will result in roughly 30 cars throughout a 10-hour day. 

 Procedures/Surgeries are anticipated to run from 6 am until 4 pm daily. 

 The facility is expected to have 13 inpatient beds in use upon opening with the potential 

to grow to 20-beds in the future. 

 Deliveries to the facility are anticipated of about 1-2 trucks daily (panel trucks). 

 

Conclusion: 

The above noted characteristics support the claim that the proposed Short Stay is expected to 

generate less traffic that a standard Hospital use.  In light of this, the selected ITE Land Use of 

610 (Hospital) appears to be appropriate and conservative. 
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February 17, 2022 

 

Project Background: 

St. Luke’s University Health Network is proposing to construct a 52,571 square foot Short Stay 

Medical Facility at their West End Medical Campus located at 501 Cetronia Road. 

The Application for Preliminary/Final Land Development Review was previously provided to the 

Township and the submission materials are provided for review and consideration at the March 

17th Township Planning Commission meeting.  It is understood that the 90-day clock for the 

Township to act on the submitted plan per the Municipalities Planning Code will commence on 

February 17th and not when the application was originally submitted. 

Development Type: 

The proposed Short Stay Facility expansion is considered a re-development.  This development 

will result in a net decrease in impervious surfaces (decrease of 33,023 square feet) and will 

make use of an existing under-utilized parking field to provide an attractive and needed medical 

facility to serve the community. 

Site Access and Circulation: 

Access to/from the proposed facility expansion is provided via the existing signalized high 

volume driveway access at its intersection with Cetronia Road.  A secondary site access is 

provided via an existing driveway with access to Broadway over lands now or formerly owned by 

Peter Cooper.  The internal site access aisles and curb islands have been reoriented to provide 

distinct parking areas for the existing and proposed buildings, as well as to provide opportunity 

for attractive landscaping and wayfinding signage.  The alignment of the existing high volume 

driveway will be dramatically improved with this proposal and includes a realignment to be 

perpendicular to Cetronia Road.   
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Emergency Services Access: 

Access to emergency service vehicles is provided on all sides of the proposed facility and 

International Fire Code requirements for an aerial access have been exceeded. 

Parking: 

Required vs. Proposed:  The West End Medical Center site was previously a “Builder’s Square” 

development and therefore an excess of parking is present on the site to serve the existing 

medical office building.  Required parking for this development has been determined for the 

entire site (existing MOB and proposed short stay) and the tabulation on Sheet 2 of 30 indicates 

that 545 parking spaces are required, whereas 605 have been provided (including loading areas 

and handicap parking meeting zoning and IBC requirements, respectively).   

Orientation/Location of Parking:  Parking fields in the vicinity of the proposed Short Stay facility 

and existing medical office have been apportioned to be generally commensurate to the 

demand for each building.  The parking for the existing medical office building was based on the 

entire build out to 108,167 square feet (19,000 is currently to remain as shell space) with the 

fitness center being considered ancillary to the medical office use.  Parking around the existing 

medical office building has been reoriented to provide parking closer to the building and 

provide an attractive renovation.   

Traffic: 

As summarized in the Trip Generation Calculations and Comparison report that accompanies 

this submission, the proposed Short Stay facility is anticipated to generate 36 AM peak hour 

trips, 34 PM peak hour trips, and 446 Weekday trips.  As the report indicates, the Trips 

anticipated to be generated by the proposed Short Stay facility will not exceed the previously 

approved number of entering or existing vehicle trips during the PM Peak hour and will not 

exceed the previously approved number of entering trips during the AM peak hour.  The 

number of exiting trips during the AM peak hour exceeds the previously approved number of 

trips by a de minimis 13 vehicles, however, the accompanying capacity analyses indicate that the 

Cetronia Road and St. Luke’s/Tilghman Square Driveway intersection will operate at an overall 

intersection LOS A for both the AM and PM peak periods.  All individual turning movements will 

operate at LOS C or better during the AM peak period, and LOS D or better during the PM peak 

period.  It is further noted that no intersection timing changes are needed to achieve the above 

results. 

In light of the above, vehicular traffic trip generation associated with the proposed Short Stay 

Facility is either less than previously approved driveway traffic volumes or will cause no adverse 

impact to the Cetronia Road and St. Luke’s/Tilghman Square signalized intersection. 
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Stormwater Management: 

Detention (Rate) Control:  As mentioned above, this development will result in a net decrease in 

impervious surfaces of 33,023 square feet.  In light of this, no additional detention facilities are 

required/proposed. 

Quantity (Volume) and Quality Control:  While the site results in less impervious surfaces, the 

site involves more than 1-acre of disturbance and therefore will require an Individual NPDES 

permit (submission to the Lehigh County Conservation District was made on February 10th, 

2022).  The PADEP requires that 20% of existing impervious surfaces within the disturbance area 

be counted as “pervious” and as such an underground infiltration facility is proposed to infiltrate 

approximately 3,352 cubic feet of stormwater runoff during a 2 year / 24 hour storm even.  As 

the Land Development Plans depict, this facility will be subsurface and situated in a large island 

north of the main site access driveway. 

Conveyance:  Modifications to the existing storm sewer network were necessary since the 

proposed Short Stay facility conflicted with the existing storm sewer lines as depicted on the 

Land Development plans.  Hydraulic storm sewer calculations have been provided 

demonstrating the adequacy of the modified system to convey the design flow to the existing 

detention pond without system surcharging.  This analysis includes stormwater that passes 

through the St. Luke’s system from the KRE development to the southeast of the stie. 

 

Site Landscaping/Lighting: 

Attractive sight lighting and landscaping will be provided in accordance with Township 

ordinance requirements, as depicted on the Land Development Plans. 

 

Sanitary Sewer Service: 

Sewage Flow Estimate:  Based upon a facility deemed comparable to the proposed Short Stay 

facility, the maximum sewage flows for the new facility are estimated at 1,719 gallons per day 

(see Estimated Sewage Flow Calculations).   

Sewage Allocation/Planning:  Based upon 3-years of flow data records, the existing medical 

office building utilizes an average of 2,316 gallons per day.  Based on discussion with the 

Township’s Utilities and MS4 coordinator, the site currently possesses a sewage allocation of 

11,172 gallons per day which is far in excess of the total demand from both the existing MOB 

and proposed Short stay facility.  Further, it is our understanding that since the existing site 

allocation is sufficient cover the total project sewage flows, additional sewage facilities planning 

will not be required at this time. 
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Proosed Sewer Service:  A six (6) inch PVC sanitary sewer lateral is proposed to tie into the South 

Whitehall sewer main located south of the Cetronia Road site access via a drop connection to a 

new PVC Tee-wye fitting as depicted on the Land Development Plans.    

 

Water Service: 

Water Demand Estimate:  In accordance with the Estimated Sewage Flow Calculations, the 

maximum water demand for the proposed Short Stay facility is estimated to be 1,719 gallons 

per day. 

Proposed Water Services: A two (2) inch Pex-a water service is proposed to serve the facilities 

domestic water needs as depicted on the Land Development plan.  This line will connect to the 

existing South Whitehall Township water main located in Broadway across lands now or formerly 

owned by Peter Cooper via a proposed easement.  A proposed 6” DIP fire protection service line 

is proposed to provide water service to a proposed fire hydrant as well as the building’s internal 

fire-suppression system. 

 

Electric/Gas Services: 

Electric:  3-Phase electric service to a proposed transformer is proposed to be provided via 

existing PPL services located near the northeast corner of the existing parking lot as depicted on 

the Land Development Plans.   A portion of the service is proposed to be provided in an 

underground duct bank.  Final design of the electric service is subject to review and design by 

PPL. 

Gas Service:  Gas Service to the proposed facility is anticipated to be provided from the existing 

UGI gas main located in Broadway, across lands now or formerly owned by Peter Cooper in aa 

proposed easement.  Final design of the gas service is subject to review and design by UGI. 

Other Required Agency Approvals: 

LVPC – The plans will be submitted to the Lehigh Valley Planning Commission to Subdivision 

and Land Development review (no stormwater review is required due to the net decrease in 

impervious surfaces).  Proof of submission to the LVPC has been provided with this Land 

Development application. 

PADEP/LCCD – An Individual NPDES permit will be required for this project.  The Full NPDES 

application (including the Erosion and Sedimentation Control Plan) was submitted to the Lehgih 

County Conservation District on February 10, 2022. 

PennDOT – A utility HOP permit will be required to tie in the proposed sanitary sewer service to 

the main in Cetronia Road.  Electronic submission to the Department will be made after we 
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receive preliminary review comments on the sewer service design (the Township will be copied 

on the application). 



1

Gregg R. Adams

From: Scott Pasterski <spasterski@kceinc.com>

Sent: Thursday, May 12, 2022 3:00 PM

To: Herb Bender

Cc: Gregg R. Adams; Srock, Elizabeth; Jonathan Rogers

Subject: St. Luke's West End Medical Center

Good Afternoon Herb, 

 

As discussed earlier today, we understand that you had two significant comments regarding our latest land development 

submission as follows: 

 

1. Provision of a double tap for the domestic water service; and 

 

2. Provision of a water meter pit 

 

SLUHN will comply with both of these items and will include the relevant plan details in the next clean-up submission of 

the LD plans.  We will provide a side by side domestic tap to Broadway (with a valve between the taps for isolation) and 

a meter pit adjacent to the Broadway taps.  In order to do this, St. Luke’s will need to secure an easement for the meter 

pit from the Kadiwala (car wash) property. 

 

Seeing that St. Luke’s agrees to comply with both requirements, would you be able to offer your support of the plan and 

communicate the same to Gregg Adams as soon as possible so that the plan can be considered favorably at the 

upcoming May 19th PC meeting?  If you need any further information/details to be able to do so, or have further 

questions/concerns, please don’t hesitate to call me on my cell phone at 484-239-8160 to discuss. 

 

Scott T. Pasterski, P.E., PTOE 

Senior Engineer 
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