
 

 
 
 

 
  

SLATE BELT MULTI-MUNICIPAL COMPREHENSIVE PLAN 
VIRTUAL STEERING COMMITTEE MEETING 

 
Wednesday, January 4, 2023, 7:00 PM 

 
AGENDA 

 
Open Meeting 
 

• Roll Call 
• Minutes 

• December 7, 2022 Meeting Minutes 
 

Old Business 

1. Status of municipal public meetings 
• Plainfield – To be scheduled 

2. Comments/questions received to date 
 
New Business 

1. Project Schedule Update 
2. Meeting Schedule 

Next Steps 

Courtesy of the Floor (For items not covered on the rest of the agenda) 

1. General Issues and Opportunities Discussion 
a. Known “Plan Activity” in Slate Belt Communities 

i. December 2022  
2. Municipal Update 

 Adjourn 

 

Next Meeting: TBD – East Bangor Fire Hall, 30 East Central Avenue, Bangor, PA 

 

 



The Multi-Municipal Comprehensive Plan for the 

SLATE BELT 

December 7, 2022 – 7 PM, Virtual Steering Committee Meeting 

Steering Committee Attendees: 

Bangor:    Steve Reider, Marissa Donnelly 
East Bangor:    Jason Huggan 
Lower Mount Bethel:  Jen Smethers, Susan Disidore, Sandra Newman 
Pen Argyl:   Robin Zmoda 
Plainfield:   Terry Kleintop, Jane Mellert, Don Moore 
Portland:   Lance Prator, Heather Fischer 
Roseto:    
Upper Mount Bethel:  David Friedman 
Washington:    
Wind Gap:   Louise Firestone 
 
Members of the Public in Attendance: 

Millie Beahn – Plainfield 
 
Planning Partners in Attendance: 

Dean Severson – Lehigh Valley Planning Commission 
Sue Rockwell – Lehigh Valley Planning Commission 
Marek Tomanek – Northampton County 
 

Roll Call  

Ms. Rockwell called roll. All municipalities, except Roseto and Washington, were in attendance. 
 
Minutes from the October 5, 2022 and November 2, 2022 Meetings 

Ms. Zmoda called for a motion to approve the minutes from the October 5, 2022 and November 
2, 2022 meetings. Ms. Mellert made the motion, and Ms. Smethers seconded the motion. The 
motion passed unanimously. 
 
Old Business 

 

1. Status of Municipal Meetings 

Mr. Severson said public meetings have been held at six communities so far to present the draft 
plan. Three additional meetings have been scheduled: Washington and Lower Mt. Bethel on 
December 20, 2022 and East Bangor on January 3, 2023. A meeting with Plainfield is yet to be 
scheduled. 

 
2. Comments/questions received to date 

Mr. Severson said most of the questions received were procedural, such as where we go from 
here. There were some questions related to the draft Lower Mt. Bethel comprehensive plan. Ms. 
Rockwell said there was one question that came out of the two meetings held on December 5, 
2022, which was related to the concerns raised during the public engagement process. 
 
Ms. Zmoda asked what happened with the Plainfield Township review of the draft plan. Mr. 
Moore said additional materials were provided to the consultant for review and comments have  
 



Slate Belt Comprehensive Plan Steering Committee Meeting Minutes 

December 7, 2022 

2 

 

 
been received. The Board is scheduled to meet December 14, 2022 to discuss the review. The 
Township will meet with the LVPC privately after that. 
 

New Business 

 

1. Steering Committee Meetings – 2023 

Mr. Severson asked how the committee wanted to proceed with meetings in 2023, to meet 
virtually or in person. He said that January could probably be a virtual meeting since a meeting to 
discuss the draft plan with Plainfield has not been scheduled yet and may not be possible until 
January. With the February meeting, there will likely be more issues and next steps to discuss 
and could be an in-person meeting. Mr. Friedman and Mr. Huggan agreed that more would be 
accomplished with in-person meetings. Ms. Mellert said she would need to inquire with the Fire 
Company whether the meetings could still be held at their facility. Ms. Zmoda asked if there were 
any other locations to hold the meetings. Mr. Huggan thought the East Bangor Firehouse could 
potentially be available for the February meeting. He will check into it. Ms. Smethers said the 
Lower Mt. Bethel Community Room or Visitors Center could be a potential back-up location. 

 

Next Steps 
 
Mr. Severson said if all the communities are happy with the plan, they could vote at the February 
meeting to move the plan toward adoption. 
 
Courtesy of the Floor 
 
Mr. Kleintop asked about how many municipalities might want copies of the reports from Plainfield. 
Mr. Severson said the Township could just email them to everyone or send to the LVPC for 
distribution. 
 
1. General Issues and Opportunities Discussion 

• Known Plan Activity in Slate Belt Communities (October-November 2022) 
 
No discussion. 
 

2. Municipal Update 

Mr. Moore raised concerns about the proposed timing of the implementation agreement, saying 
that adopting the plan first would be a leap of faith. He reiterated previous concerns about Wind 
Gap taking a position on land use in Plainfield that he thought would be worked on during the 
period after plan adoption. He thinks that is problematic regarding this current planning effort and 
could be a deal breaker for the Township. Ms. Firestone disagreed that the Borough is trying to 
undermine the Township. She said Wind Gap has infrastructure deficiencies and the Borough 
does not have the financial resources to correct them. The revenue received from the landfill will 
be used to benefit many municipalities. If the landfill goes out of business, Wind Gap will get 
nothing. Ms. Zmoda said she does not believe Wind Gap is being difficult. She does not 
understand how this has anything to do with the multi-municipal plan. Each community has its 
own autonomy regarding planning and zoning. 
 
Mr. Moore said he knows about the struggles and stress on communities. He said the land use 
plan is most important. It is not the vision of where Plainfield wants to go. He said we have to be  
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careful of what we put in the intergovernmental agreement. If a community does not live up to it, 
they could be expelled. Mr. Kleintop said CRG impacts the three communities at least. If we are 
going to make an issue of traffic, Plainfield has to carry the weight and be point person, but they 
need the support from surrounding communities. PennDOT will not listen to surrounding 
communities, only Plainfield. Ms. Zmoda said they have attended all the meetings. The Township 
has kept them involved. 
 
Mr. Huggan said East Bangor Borough rededicated the pavilion at Blaine Reimel Memorial Park 
in honor of Leslie Couch. About 100 people attended the ceremony. 

 
Adjourn 
Ms. Zmoda called for a motion to adjourn the meeting. Mr. Reider made a motion to adjourn. Mr. 
Friedman seconded the motion. The meeting was adjourned. 
 

Attachments 

• October 5, 2022 and November 2, 2022 Steering Committee Minutes 
• Slate Belt Public Meetings – Comments/Questions Received through November 2022 
• Slate Belt Communities’ Activity Log (October-November 2022) 

 

 
Minutes prepared and respectfully transmitted by the LVPC.       
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Slate Belt Public Meetings – Comments/Questions through November 2022  
 
 Bangor Borough: November 9, 2022 
 Upper Mount Bethel Township: November 16, 2022 
 Pen Argyl Borough: November 17, 2022 
 Portland Borough: November 21, 2022 
 

• What happens if not everyone adopts the plan? Do they revert back to their current 
comprehensive plan? 

Those municipalities would then be responsible for providing for all land uses within their 
municipality. Their current plan would remain in place. 

• Didn't Lower Mount Bethel just revise its Comprehensive Plan? Are they still participating 
in this multi-municipal plan? 

Yes, Lower Mount Bethel Township remains an integral part of the Slate Belt Multi-
Municipal Plan. However, the municipality is adopting a new Official Map, a process that 
state law requires it to update its existing comprehensive plan. Adoption of the map is a 
positive step that fits in well with the Slate Belt Multi-Municipal Plan. 

• Will there be a multi-municipal authority created to enforce the plan? 

There will be no formal multi-municipal authority. While the Multi-Municipal Plan will give 
each municipality new tools that will enable them to work together, each municipality 
maintains its own autonomy regarding planning and zoning approvals.  The communities 
will need to develop an Intermunicipal Implementation Agreement that outlines how they 
intend to work together.  The Implementation Agreement is put together at the end of the 
plan development process.   

• Will this impact the flow of municipal revenue? In other words, will municipalities have to 
share revenue regarding development projects? 

While municipalities will coordinate their zoning to better control development, they do 
not share revenues that are generated by future development projects. The host 
municipality of each project can expect to garner whatever tax revenues or fees the 
development generates.   

• How does RPL fit in the plan? 

The RPL site is zoned for industrial use and is shown for development.  

• Is there anyone on the steering committee that seems like they will not adopt the plan? 

No one has indicated they will not adopt the plan. We are currently holding public 
meetings with all the municipalities to obtain comments on the plan per the Pennsylvania 
Municipalities Planning Code. These public meetings will help to further refine the plan 
and move to a final draft. 

• Should the zones be more vague or more specific? 
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The Future Land Use Plan is a guide for where you want to grow. The map provides 
more flexibility for municipalities to decide the types of uses they want. Zoning is 
regulatory and provides more specific uses. 

• Are there any examples of similar multi-municipal plans that have already been 
implemented? 

The Nazareth Area and Northern Lehigh Multi-Municipal Plans are similar. All 
municipalities in both groups have adopted their plan and are working toward 
intermunicipal cooperative agreements.  

• What happens if someone identifies an area to be developed but cites the plan as 
“prioritizing preservation”? How is the plan reconciled with zoning? 

While the site may be zoned for development, the Natural Resources Plan can be used 
to identify there are significant natural resources on the site, and they should work to 
preserve those areas as much as possible. 

• There is concern about not having the resources to implement the plan. 

The Northern Lehigh municipalities are planning on joining together to hire one 
consultant to update their individual zoning ordinances and official maps at the same 
time. Some of the Nazareth Area municipalities are considering that option as well. 

Wind Gap and Roseto Borough December 5, 2022 Public Meetings - 
Comments/Questions 

• Where can we find some of the concerns raised during public engagement process? 

Feedback regarding community concerns is included on the planslatebelt.org website: 
on the homepage in the visual preference survey results and in the Issues and 
Opportunities report. 

Lower Mount Bethel and Washington Township December 20, 2022 Public 
Meetings - Comments/Questions 

• What are the 10 communities in the plan? 
 
Bangor, East Bangor, Lower Mount Bethel, Pen Argyl, Plainfield, Portland, Roseto, 
Upper Mount Bethel, Washington and Wind Gap.   
 

• Town centers are historic places, not really “real” places – Richmond Village was a 
booming City/Metro, but now compared to larger developments has become very 
diminished. Those areas have zoning that allows for minimal uses.  
 
Different types of these “mini boroughs” require different approaches – they also have 
the oldest infrastructure that should be planned for.  Often there as sewage issues or 
transportation needs unique to those places that were developed earlier and therefore 
have older infrastructure or sometimes undersized or missing facilities (on lot septic in a 
dense area v. public sewer).  
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• Washington’s “little centers” are not anything, they may have 12 families. They wouldn’t 
extend sewer or expand much investment in those areas. 
 

• General questions about the coordinated zoning process and how it works 

Keep their autonomy but share uses and have similar zoning districts among the 
communities. 

• How will the communities determine who has to provide for what uses - how they share? 
 
General discussion about what uses the municipality can provide versus what other 
communities can provide. 

  
• How much money have they contributed to the plan and what more do they have to pay 

for? 

The Township has paid most of their contribution already. 

• How will the Slate Belt plan have consistency with Lower Mt. Bethel’s newly adopted 
official map and comprehensive plan? 

LVPC checked for consistency with the hard copy map, and we will overlay any GIS files 
if they are available and make sure their official map matches the maps in the Plan. 

• Lower Mt. Bethel just updated their whole zoning ordinance; will they have to do another 
full update? 

They can possibly make amendments rather than a whole new ordinance, if any 
changes need to be made at all.   

• Questions about the price to complete their own zoning as opposed to updated zoning 
with the whole group. 

It is cheaper to complete the zoning as a group than individually.  LVPC can follow-up 
with some recent prices from other efforts. 

• Broadband access and availability is ever present will that be covered in the Plan? 

Yes. 

 

Plainfield December 21, 2022 Township Sub-Committee Discussion 

• Discussion of Municipal Authorities’ capacity, how is that addressed with the Future Land 
Use Plan. 

LVPC will check language in the plan and see if anything further could be added. 
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• Suggestion to track changes for upcoming edits to draft. 

LVPC agreed.    

• Discussion of Issues & Opportunities as an appendix to the plan. 

Because the Issues and Opportunities Report was issued already and because the 
Pennsylvania Department of Community and Economic Development is asking for 
“Implementable Comprehensive Plans” that are more streamlined detailed community 
information will remain as a data companion on the website and printed with the final plan.  
LVPC will review the current draft and see where some more detail can be added. 

• Discussion of the Southwest Lehigh Multimunicipal Comprehensive Plan content and 
design and how that can be incorporated into the Slate Belt draft to add some more context 
overall.   

LVPC will compare and see where more context can be incorporated along the lines of 
the Southwest Lehigh Multimunicipal Comprehensive Plan especially adding additional 
detail to the Future Land Use Plan and be prepared to discuss with the Steering 
Committee in January.      

• Washington Township’s and Roseto Borough’s current comprehensive plans could not be 
found on the Plan Slate website. 

LVPC will check the project website.  

• Discussion of Act 537 plan updates and understanding if there are any that need to be 
updated.  Also, understanding local capacity and what resources may be available to help 
communities implement capital improvements. 

LVPC will look into. 

• Discussion of solid waste planning and land use regulation and what goes into a 
comprehensive plan. 

 

• Discussion of when to start to working on the plan implementation agreement.  Also, 
when the communities should adopt. 
 
Implementation Agreements are required by the PA Municipalities Planning Code to 
collectively work towards the implementation of the Plan.  They are started once the final 
draft of the plan is agreed upon and can be adopted simultaneously (recommended) with 
the Plan adoption or immediately afterwards.    
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• Discussion of joint zoning vs coordinated zoning. 

The Steering Committee received training early in 2022 on the issue and the group 
discussed that coordinated zoning is the best after action approach.  Coordinated zoning 
allows each municipality to maintain individual rights and codes but, that discussions 
among the group to implement the plan will influence any zoning changes.  Joint zoning 
requires all communities to adopt a single ordinance and establish a single zoning 
hearing board.  Joint zoning is not recommended as too complicated for a first time 
planning effort among ten communities.         

• Discussion of increasing truck traffic. 

LVPC noted the traffic counting program, recent Eastern Pennsylvania Freight 
Infrastructure Plan kick-off and potential of the guidance in the Northampton County 
Freight Land Use Guide to support municipal governments.      

East Bangor Borough January 3, 2023 Public Meeting – Comments/Questions 

• Any idea when we might see realization of the plan? 
 
There are some actions that can be addressed quickly, such as revitalization efforts. 
Some communities are already looking into funding opportunities.  
 

• How do they establish representation on the intergovernmental committee? 
 
Each community would decide who would be on the committee, but there should be 
equal representation. The committee would only provide recommendations to the 
communities. 
 

• Do they have to update their zoning? 
 
No. Zoning ordinances must be generally consistent with the multi-municipal plan. The 
communities in the Northern Lehigh multi-municipal planning effort are working with one 
consultant to update zoning to provide consistency among the ordinances and to save 
money. Several municipalities participating in the Nazareth Area effort are proposing to 
work together as well.  
 

• Discussion about the difficulty with obtaining funding. 

Grant programs may be more favorable toward communities that are part of a multi-
municipal plan. 

 
 

 

 

 





















   Plan Slate Belt Multi-Municipal Comprehensive Plan 
MOVING TOWARDS ADOPTION 
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Within 2 Years of Plan Adoption  

First Full Plan 
Draft  

Edits to First Draft + 
Requests for 
Infrastructure 
Coordination  

Second Draft  
Public Meetings in 
each Community to 

Further Refine Second 
Draft  

Intermunicipal Agreement 
for how Municipalities will 
Manage + Implement Plan  

Municipal Public 
Hearings + 
Adoption  

45 Day Public 
Review + 

Comment Period  

Final Draft 
Plan  

Amend Local Zoning, Subdivision + Land Development 
Ordinances, Official Maps to Align with Plan  

• Required by Municipalities   
Planning Code 

• Held in each community  
• Adoption is by municipal resolution  

 

• Required by Municipalities  
Planning Code 

• Essentially an operating  
Agreement 

• Adopted by each community  

 

• Required by Municipalities  
Planning Code 

• Neighboring communities, school districts, 
LVPC + Slate Belt provide comments 

• Final edits to plan are made after 
comment period closes   

 

• Required by Municipalities Planning Code 
• Each Community amends its own laws 

 

 

•Required by PA Municipalities Planning Code 
•Held with Municipal Planning Commission,                      

elected leadership often attends 
•Support local dialogue around plan prior to a final 

draft plan 



MUNICIPALITY PROJECT NAME DESCRIPTION TYPE
DATE 

ACCEPTED
DATE 

MAILED

Plainfield Township BH Paving
Lot consolidation of two adjacent parcels to create a 1.23 
acre parcel for the construction of a 3,000 SF commercial 

building at SR 512 & Glass Street.

Land 
Development/ 

Lot 
Consolidation

12/21/22 12/27/22

Pen Argyl Borough
Revised Stormwater 

Ordinance
Revisions to the Borough's stormwater ordinance.

SALDO 
Amendment

12/20/22

Plainfield Township
Grand Central Landfill 

(Material Recycling 
Facility)

Subdivision of a 190 acre parcel to create a 22.8 acre 
parcel for the construction of a 92,000 SF material 

recycling facility at 910 W Pennsylvania Ave.
LURS 12/19/22

Slate Belt Communities' Activity Log
Subdivision, Land Development, Municipal Ordinances, Plans & Maps Sent to LVPC for Review 

December 2022
*Acronyms List: SALDO = Subdivision and Land Development Ordinance, MPC = Pennsylvania Municipalities Planning Code, 

LLA = Lot Line Adjustment, LURS = Land Use of Regional Significance


