




Meredith Keller 
Historic Preservation Planner 
Bureau of Planning & Zoning 

(610) 437-7630 
meredith.keller@allentownpa.gov

Planning & Zoning Staff Report
to the Allentown City Planning Commission 

January 10, 2023 

Proposed Fast Food Restaurant with Drive-Thru 

Project Title (Number): Popeyes (LMA-2022-00009)

Project Location:  701 N. 19th Street Type: Major Land Dev’t: Final Plan

Owner:  CAL4 Associates, LLC Engineer: Site Design Concepts, Inc. 
                Adam W. Anderson, P.E. 

Project Overview:  
Demolition and removal of the restaurant building and on-site amenities (Nostos Restaurant).
Construction of a new one-story, 2,640 SF commercial fast-food restaurant with drive-thru. 

Staff Comments 

Staff offers the following comments in response to the December 12, 2022 revised application of the 
proposed new construction at 701 N. 19th Street, as well as the letter submitted by Robert M. Tucker, 
Esq., dated December 13, 2022. 

1. At its October 11, 2022 meeting, the Planning Commission reviewed a final plan for the 
proposed fast-food restaurant. At the conclusion of its review, the Commission tabled the 
application and requested that the applicant revise the plans to address several issues, which 
were communicated to the applicant in writing following the meeting (see attached letter from 
Mark Hartney dated October 18, 2022). 

In response to the Planning Commission’s comments summarized in the letter, the applicant 
rejected the following requests for revision:

a. Request to install bus shelter. The Planning Commission recommended the installation 
of a bus shelter at the intersection of 19th and Tilghman Streets to increase pedestrian 
amenities. In its report, Staff also recommended the installation of a bus shelter at this 
location to improve pedestrian comfort and transit access. Staff noted that Allentown 
Vision 2030 identifies the intersection as a proposed location for streetscape 
improvements (p. 216-17, 222). Staff views the installation of a bus shelter as an 
achievable and impactful streetscape improvement to be implemented as part of a land 
development at the proposed property.  Such installation may be done in coordination 
with LANTA, which has an ongoing program of this type.

b. Provide bicycle parking. Allentown Vision 2030 advocates throughout for multimodal 
transportation planning and encourages the implementation of bicycle infrastructure, 
recognizing that residents rely on various modes of transportation and should be 
accommodated. The comprehensive plan suggests incorporating bicycle infrastructure 
in new development as part of its goal for alternative, affordable and efficient 
transportation options and better transportation access (p. 130). Staff refutes the 
applicants claim that providing bicycle parking is not their responsibility and contends 
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that it should be included in the redevelopment plans.  This can be installed on-site or 
in conjunction with the bus shelter.

c. Provide a turning radius at 19th Street. On the other hand, the applicant provided a 
turning radius at 19th Street, which is illustrated on Sheet C-10, Delivery Truck Turning 
Exhibit. Staff finds the turning radius provided in the revised application satisfies the 
Planning Commission’s request. 

d. Consider converting Buffalo Street to a one-way street. The Planning Commission asked 
that the applicant consider making a formal request to the City to convert Buffalo Street 
to a one-way street to make traffic movement predictable and safer in anticipation of 
increased traffic flow generated by the proposed restaurant. It is the applicant’s 
discretion to pursue this suggestion. However, Staff requests clarification on the flow 
of delivery trucks and other vehicles. At the previous review, a representative of the 
application stated that trucks would enter on Buffalo Street and exit onto 19th Street; 
the revised plans show trucks entering from 19th Street and exiting onto Buffalo Street. 
Staff asks that the applicant confirm the anticipated entry and exit route of delivery 
trucks.

e. Consider the creation of outdoor seating along Tilghman or 19th Street. While not a 
direct goal of the comprehensive plan, the creation of outdoor seating along Tilghman 
or 19th street would increase public activity and safety and promote community 
interaction, which are goals of the plan. Staff notes that while the Planning Commission 
and Staff recommended outdoor seating, the comment was for the applicant’s 
consideration only. 

2. The applicant contends that the Traditional Neighborhood Development Overlay District 
provides optional design guidelines that an applicant may choose to disregard in the design of 
new construction within the overlay district. However, Section 660-51.D of the zoning code 
states: “The following design guidelines shall be considered in the design of new construction, 
additions and exterior alterations in the TND Overlay District” (emphasis added). Staff 
understands this section of the code as a mandate to the municipality to consider the guidelines 
in reviewing new construction. As written in the code (Section 660-31.U), the TNDO serves 
four purposes: 

i. To protect the character of Allentown's traditional neighborhoods and promote 
development that is consistent with the physical form and characteristics of 
those neighborhoods. 

ii. To encourage the continued use, appropriate rehabilitation and adaptive reuse 
of historic buildings. 

iii. To promote nonresidential development that is designed to promote walkability 
and is of a scale and design that is compatible with adjoining residential 
neighborhoods. 

iv. To carry out the recommendations of the City's Comprehensive Plan, including 
recommendations to preserve neighborhoods and community character. 

Staff comments that the goals of the TND Overlay align with those of Allentown Vision 2030 
and that the Planning Commission is charged with ensuring applications for major land 
development within the TND Overlay support the comprehensive plan and comply with codified 
ordinances, such as the zoning code. Staff also notes that the TNDO Design Guidelines provide 
part of the Commission’s basis for reviewing the appropriateness of proposed major land 
developments that fall within the Traditional Neighborhood Development Overlay District. Non-
observance of the TNDO Design Guidelines requires a variance by the Zoning Hearing Board 
(Section 660-51.D). 
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3. The previous application included elevation drawings and renderings that showed conflicting 
design elements and materials. The current application includes revised renderings that closely 
mirror the previous renderings. It must be understood that Staff is not recommending what 
designs should be pursued. Rather, Staff would like to encourage more creativity from 
architects and developers while observing the TNDO design guidelines. For instance, to address 
the foregoing observations Staff would like to advance the following ideas regarding the design 
guidelines:

a. Modern additions and features should be placed toward the rear of a building. 
i. The proposed project is new construction, and this guideline does not apply. 

b. New construction should have rooflines that are similar to adjacent buildings. Flat roofs 
should be avoided, unless they include a decorative cornice in the front. Where a 
pitched roof is not practical, then the roof should at least appear to have angles and a 
pitch when viewed from the street. 

i. The proposed design shows that the building would have a flat roof and no 
cornice. The design does not satisfy this guideline of the TNDO. Staff suggests 
that, given the proposed form of the structure, the detailing may reference the 
historic Art Deco commercial architecture of the nearby Arts District, which 
largely has flat roofs with parapets. Or, the applicant may wish to consider 
adding a decorative cornice to satisfy the guideline. 

c. On sides visible from a street, new construction should use building materials that are 
similar in appearance to similar, older buildings in close proximity, including brick and 
stone. 

i. The renderings submitted are visible from the streets, with primary facades 
along Tilghman and 19th Streets. The proposed design incorporates stucco and 
brick into the primary facades in a modern rather than traditional approach. 
Wood siding is also included. Staff recommends simplifying the materials by 
eliminating the wood siding and suggests that the building be clad entirely in a 
buff-colored brick to reference historic buildings in the 19th Street Theatre 
District. 

d. Where adjacent buildings have a certain horizontal or vertical orientation, that 
orientation should be continued in new construction. Where adjacent buildings have a 
certain spacing of windows and doors, similar spacing (and similar sizes of windows 
and doors) should be continued in new construction. Blank walls without door and 
window openings should be avoided along a street. 

i. The structures in the immediate vicinity consists of two-and-a-half-story 
residential buildings with one- and two-story commercial buildings. The 
proposed building is a tall one-story structure but maintains significant 
horizontality. Staff recommends introducing vertical elements into the design, 
such as pilasters and Art Deco detailing.  

ii. The proposed restaurant features a wrap-around glass storefront that spans 
part of the Tilghman and 19th Street frontages. This feature relates well to the 
district’s large glass commercial storefronts.  

iii. The building’s Buffalo Street façade features two small drive-thru windows, with 
a single access door at the rear façade. Much of the building consists of blank 
walls. While the Buffalo Street and rear facades do not front directly onto 
streets, they are highly visible from the public right-of-way. Staff suggests 
increasing the number of openings at these locations to reduce the amount of 
blank space.  

e. Buildings should include at least two stories. Where a two-story building is not possible, 
it should have the appearance of a two-story building when viewed from the street 
(such as using decorative dormers). 
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i. As proposed, the building is one story in height with the appearance of two 
stories. Staff recommends introducing more decorative elements, such as 
pilasters and cornices to increase verticality. 

Summary and Recommendation 

1. While staff considers the proposed project an appropriate activity at this location, it raises the 
following concerns: 

a. The applicant is unwilling to revise the design of the building to comply with Section 
660-51.D TNDO Design Guidelines.  

b. The applicant is unwilling to provide pedestrian and transportation amenities that have 
been requested by the Planning Commission and Staff as a means to support the goals 
of the comprehensive plan. 

2. Staff is not inclined to recommend approval of the proposed development unless the applicant 
agrees to revise the application to satisfy the recommendations of the Planning Commission 
and Staff.  











                                                                                                                                                                January 3, 2023 

The Lehigh and Northampton Transportation Authority (LANTA) has reviewed the submitted Site Layout 
Plan for the “Proposed Restaurant with Drive-Thru” located at 701 North 19th Street in the City of 
Allentown and offer the following comments.  

LANTA provides public transportation directly to the project site, with a westbound bus stop on 
Tilghman Street, immediately farside of North Buffalo Street. It is not an ideal bus stop location due to 
the current access to the parking layout along the side of the existing building on the property.  LANTA 
appreciates all efforts made in the proposed plan to improve the sidewalk and curb along this property 
frontage on Tilghman Street in between North Buffalo Street and North 19th Street which will allow for a 
better bus stop location closer to the Tilghman Street and N 19th Street signalized intersection, nd will 
significantly establish a safer boarding/alighting location for both passengers and operators.  

For any questions or follow up, please contact me at mwood@lantabus-pa.gov

Molly 

Molly S. Wood, AICP 
Planner/Land Use Specialist 
Lehigh and Northampton Transportation Authority 
1060 Lehigh Street, Allentown, PA 18103
PH: 610-439-1376 
mwood@lantabus-pa.gov
www.lantabus.com   



December 12, 2022

David Petrik, P.E., City Engineer
Department of Public Works
City of Allentown
435 Hamilton Street
Allentown, PA 18101-1699

RE: Allentown PA Development, LLC
Proposed Popeyes Restaurant with Drive-Thru
Final Land Development Plan 
Comment Response Letter #2
701 North 19th Street and Tilghman Street
City of Allentown, Lehigh County, PA
SDC #897.10

Dear David,

On behalf of Allentown PA Development, LLC, please find enclosed seven (7) copies of the revised Final 
Plan for the above referenced project.

We offer the following responses to comment Letter from the Department of Planning and Zoning, 
dated October 10, 2022 regarding this project:

ENGINEERING:
1. Four (4) copies of a written response letter addressing all comments has been included with this 

resubmission. A copy of the above referenced comment letter has also been included in the 
packet.

2. A PA DEP Sewage Facilities Planning Module Exemption request will be completed and included 
with a future resubmission.  SDC has also contacted the LCA and are working through their 
approval process for additional sewer capacity and the proposed sanitary sewer lateral design.

3. An approval letter from the Lehigh County Authority for water and sewage will be provided prior 
to final plan approval.

4. A PennDOT HOP will be provided prior to final plan approval.  A signal permit is not needed.

5. Surveyors Certification has been revised to match the SALDO.

6. Details for sidewalk, curb and crossover have been added to the plans Sht. C-8.

7. Detectable warning surfaces have been removed from driveway crossing.
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8. Operations and maintenance Agreement and Stormwater License Agreement processing is 
noted prior to recording of plans.

9. Limits of Disturbance (LOD) have been revised and concrete washout added to the Erosion and 
sediment Control Plans.

10. Waiver requested as noted and the location revised to Northern.

11. Waivers and variances requested and/or approved are noted on Sheet C-1. 

12. Curb grade and elevations for the proposed curb on N. Buffalo Street is being prepared for r 
review and will be submitted upon completion.

13. The existing OH Elec. Line has been added as well as the billboard to the plans.

14. We have searched all documents, deeds, etc. for an existing easement width associated with the 
electric line and have not found any documents referencing an easement width.  We believe 
that it is an assumed blanket easement.

15. Shade Tree Commission approval to be provided when received.

16. A cost estimate for public improvements will be prepared and a colored plan submitted once we 
have the land development plans closer to final approvals.

17. Three complete sets of signed and sealed land development plan shall be stamped “FOR 
CONSTRUCTION” for the Engineering Department’s use. Sheets C-5 and C-9 (formerly C-8) shall 
be provided on mylar after final approval.

TRAFFIC:
1. All existing geometry, signals, ramps, signage and pavement markings on N. 19th St. and 

Tilghman St. have been added to the plans

2. Signal and pedestrian improvements are not required.  A PennDOT HOP will be applied for 
improvements made within the State roadways.

3. Lighting information is shown on Sheet LP-1.

4. Noted.

ZONING:
1. The Zoning Application will be submitted at the Building Permit application process.

2. Angle parking has been removed from the project site.  Proposed parking space count has been 
revised and now proposes 11 parking spaces.
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SHADE TREE COMMISION:
1. Street tree requirements have been revised and updated on plan for requirements.

2. The northern most tree has been retained and all proposed street trees are located within the 
requested grass strip between the curb and sidewalk.

3. We have added the required total 13 street trees as required however due to the proposed 
driveways, sight lines and existing utilities, we have placed three (3) trees within the project site.  
If this is not acceptable, we will provide a fee in lieu of for the three (3) trees.

We offer the following responses to the Planning and Zoning Staff Report, dated October 11, 2022 
regarding this project:

Staff Recommendations:

a. Acknowledged 

b. Further revisions requested:
i. Revised color renderings have been included with this resubmission which are 

consistent with the Building Plans previously submitted.
ii. Per the Planning Commission members’ feedback, the renderings have been updated to 

be consistent with the building plans previously submitted which included additional 
glass façade treatments rather than stucco.

iii. The proposed building signage will utilize gooseneck lights rather than internal 
illumination of the signage.

iv. The landscaping plan has been updated to specify that the intertior of the drive-thru 
area will be landscaped as lawn and trees. Additional, landscape features have been 
included per the Planning Commission’s feedback.

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

Respectfully,
SITE DESIGN CONCEPTS, INC.

Adam W. Anderson, P.E.

CC: File
Mr. Ed Baksh, Allentown PA Development, LLC



Robert M. Tucker 
Direct Dial: (610) 941-2484 
Direct Fax: (610) 684-2006 

Email: rtucker@kaplaw.com 
www.kaplaw.com 

December 12, 2022 

David Petrik, P.E., City Engineer 
City of Allentown 
435 Hamilton Street 
Allentown, PA 18101-1699 

RE: Proposed Popeye's Restaurant w/ Drive-Thru – 701 North 19th Street

Dear Mr. Petrik: 

I represent Allentown PA Development, LLC (“Applicant”) in connection with the above-
referenced- project concerning the property located at 701 North 19th Street in the City of 
Allentown (“Property”).  On May 16, 2022, Applicant filed a final land development application, 
including plans, and related materials for the redevelopment of the Property. The Applicant 
proposes to demolish the existing 4,525 square foot restaurant located at the Property and to 
construct a 2,475 square foot drive-thru restaurant (“Project”). Revisions were submitted on 
September 9, 2022 in response to comments received from City staff.  Subsequently, Applicant 
received further comments on the resubmission, including comments from the Allentown City 
Planning Commission on October 11, 2022. In response to these additional comments, Applicant 
is submitting revised materials and supplemental information in connection with its application.  

I. SUBMISSION. 

I hereby submit the following materials. 

1. Seven (7) copies of the revised plan set entitled “Final Land Development Plan 
Proposed Restaurant with Drive-Thru for Allentown Development, LLC,” last revised 
December 12, 2022.  

2. Four (4) copies of a response letter to the review letter from the Department of Planning 
and Zoning dated October 10, 2022, compiled by Site Design Concepts.  

3. Revised Building Renderings per Planning Commission feedback. 

4. An electronic copy of the submission materials in PDF format.  
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II. GENERAL PLAN COMMENTS/OPEN ISSUES.  

There are a few open issues that need to be resolved.    

A. Comments from Planning Commission.  

In a letter dated 10/18/22, Mark Hartney, Deputy Director of Community and 
Economic Development for the City, summarized comments that were made by the 
Planning Commission at its meeting on 10/11/22. Specifically, Comment No. 3 
provides the following requests that were made to the Applicant:  

Rebuild 19th Street sidewalk.  Applicant will comply. 

Redesign façade to create height and verticality.  Applicant has  

Install crosswalk marking   

Install bus shelter 

Provide bicycle parking 

Provide a turning radius at 19th street. 

Consider converting Buffalo Street to a one-way street 

Consider the creation of outdoor seating along Tilgham or 19th Street.  

The Applicant will rebuild the 19th Street Sidewalk. Further, Applicant has redesigned 
the façade in a manner that aligns with the Planning Commission’s comments to 
include more glass façade rather than stucco, in accordance with City Code §660-
51(D)(5).  

However, the Applicant does not believe it is required to agree to the remainder of the 
requests (crosswalk marking, bus shelter, , convert Buffalo Street to a two-way street, 
and create outdoor seating) made by the Planning Commission and it does not intend 
to do so.  Applicant requests that the City provide documentation regarding any 
justification for the requests noted above.  

B. Design Guidelines – TNDO Overlay District.  

There have been numerous comments in the City’s reviews concerning the “design 
guidelines” for new construction in the Traditional Neighborhood Development 
Overlay District (“TNDO District”). See §660-51(D) of the Code. These “design 
guidelines” are exactly that -- guidelines.  The “design guidelines” are not 
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requirements, and the Applicant disagrees with the City to the extent the City believes 
the guidelines impose mandatory requirements on this Project.   

However, the latest plans do show a redesigned façade which includes more glass along 
the ‘store-front’, consistent with the “design guidelines.”  

C. Traffic Signal and Pedestrian Improvements. 

“Traffic” Comment No. 2 in the City’s October 10, 2022 review letter requests that the 
Applicant provide the following improvements: 

1. Change overhead signals to 12” lenses with reflective backplates; 

2. Add hand/Man sign with countdown and push button actuation, 5’ push 
button pole and pedestrian pole;  

3. Provide McCain controller with GridSmart video detection to accommodate 
pedestrian actuation and update signal detection; 

4. After the intersection construction, repaint pertinent pavement markings as 
per the signal permit;  

5. Revise the signal permit plan with all the above improvements; and 

6. Traffic signal revisions and HOP must be approved by the city and PennDOT.  

Applicant does not agree to provide the above-mentioned signal and pedestrian 
improvements and the City lacks any basis/justification to require Applicant to do so. 
The Project does not impact the existing signalized intersection at Tilgham Street and 
19th Street. PennDOT provided comments in response to Applicant’s Transportation 
Impact Study Determination and Scoping Meeting Application and PennDOT did not 
indicate that the extraordinary improvements requested by the City would be necessary.  
As previously stated, the Applicant will obtain a HOP and signal permit from PennDOT 
prior to final plan approval.    

Applicant requests additional information/documentation from the City which would 
support its request for these improvements.  

III. REVIEW. 

Please submit the revised plans, the additional materials and these responses to the 
appropriate City staff, consultants and bodies for review, prior to the scheduled public 
meetings and the public hearing for the application.  Please provide us with copies of all 
reviews, correspondence, notices and other documentation relating to this Project as soon 
as they are generated and/or received.  Please contact us immediately if you have any 
questions or require any further information to process this application.  
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Sincerely, 

Robert M. Tucker 

RMT 
Enclosure 

cc: Adam Anderson, P.E.  
Ed Baksh, Allentown PA Development, LLC 




































