


Planning Staff Report
to the Allentown City Planning Commission

January 10, 2023

Proposed Dental Office

Project Title (Number): ChildSmiles Dental Land Development (LMA-2022-00022)

Project Location: 1802 and 1814 Tilghman Street Type: Major LD/Prelim-Final Plan

Owner:  Michael Skolnick, MD Engineer:  Ruether Bowen Eng’g (Laura Eberly, PE)

Project Overview: The project site is in the southwest corner of Tilghman and S. 18th Streets, 
in West Allentown.  The project includes:

Demolition /removal of the former restaurant structure (completed)
Consolidation of two parcels to aggregate to some 7.2 acres.
Retention, repair and repurposing of the existing buildings.
Construction of a 1-story, 40’ by 55’ structure (2,200 sf)
Parking (44 spaces + 4 ADAs = 48)
Landscaping (new trees and shrubbery); Erosion control

FINDINGS and COMMENTS

Zoning and Land Uses in the Vicinity (refer to Figure 1)

1. The project site and all lands around it are zoned for commercial uses (B3 and B5), which 
allows the dental office use being proposed.  Except for the residential parcels on the 
northwest corner of the site, across Tilghman, all uses in the immediate vicinity host

Fig-1. Aerial view of the project site showing abutting land uses and surrounding roadways.



commercially oriented land uses, such as: food service, printing, general retailing, auto 
repair/sales, financial services, and warehousing.

2. While there are different land use-types in the immediate vicinity (residential and non-
residential) Staff is not concerned about potential conflicts that may arise between uses. The 
ample separation between uses – either via the yard setbacks or roadway width – prevents 
or minimizes the occurrence of such conflicts.

General /Specific Comments

3. The project site is within the strategic planning area of West Allentown as identified in 
Allentown Vision 2030 (Figure 2). The stretch of Tilghman Street between Ott and 13th

Streets has been identified for streetscape improvements which includes enhanced pedestrian 
infrastructure treatment such as sidewalk repair /rehab, crosswalk enhancements and 
improved signalized intersections. 

4. Moreover, Vision2030 expects enhanced walkability in the area connecting existing assets in 
the arts, education, and medical communities to emerging commercial districts. This includes 
increasing access between the Theater District and the Fairgrounds via 19th Street. This 
strategy points to the importance of art/cultural resources (such as street murals at 
intersections, neighborhood parks /parkettes, etc) and emphasizes the important role that 
corner properties (like the project site) play in establishing and maintaining the identity of the 
district. 

5. Primarily due to the proximity of the Theater District, the Fairgrounds, the hospital and the 
schools, the comprehensive plan idealizes this part of West Allentown – in general – to remain 
as a host for safe, walkable and bikeable connections, with healthy and complementary 
interplay among residential, institutional and commercial land uses. Even with the change in 

Fig-2. West Allentown and the proposed projects in the strategic planning area as envisioned by Vision2030.



use – from restaurant /retail to dental office – the proposed activity is deemed consistent with 
the vision of the comprehensive plan.

6. TND Overlay Design Guidelines – the project site is within the TNDO.  However, Staff was 
unable to review the project under the TNDO design guidelines, since there were no 
renderings submitted of the new building and the existing damaged building in its envisioned 
repaired condition.  For purposes of complying with the design requirements of the TND 
Overlay, the ACPC may wish to refer the developer to Item D of the TND Overlay (see 
Appendix A).

7. As regards access and siting, the plan is to install five (5) ingress-egress points: two on 
Tilghman Street and three on Utica Street (as denoted by the red arrows in Fig-3). And, to 
construct the new building in the interior of the lot, attached to the east side of the existing 
long building.  To achieve a safer pedestrian and vehicular flow and better street appeal, staff 
suggests the following changes:

a. Eliminate the access point labelled A.  This will achieve the following scenarios:
Eliminate the need for vehicular traffic to stop twice as the traffic reaches the 
SE corner of Tilghman and 18th.  Taking out this access point, traffic will only 
have to stop once at the 4-way-Stop intersection.
Afford the pedestrian a continuous and safe path to walk on without the need to 
watch and stop for vehicles entering and/or existing the development.

b. Move the proposed building to location A to line up with the existing building line. This 
is expected to:

Result in a continuous building line of well-maintained facades rather than a 
parking lot, which makes for better street appeal.

Fig-3. Aerial project vicinity showing features of the site plan (existing and new buildings, access points, parking).



 Hide the parking lot from the primary thoroughfare and instead showcase the 
new building, which is proper. 

 
8. While the lighting plan calls for the installation of at least 9 lighting fixtures on the site, the 

plan is not clear where these fixtures will be installed/located.  Staff believes this is important 
for the ACPC to see in order to appreciate the adequacy of on-site lighting as this relates to 
engendering a sense of safety and security for both patrons and pedestrians. 

a. The ACPC may wish to request the applicant to resubmit its lighting plan, mindful of 
visibly showing the locations of the fixtures. 

 
9. Finally, the applicant proposes to integrate the two parcels comprising the site.  Staff deems 

this action as most ideal and recommends approval of the lot consolidation.  
 

 
Conclusion 
 
10. While the Staff considers the proposed project a desirable land use at this location, we would 

like to consider this prospect further and requests the Commission to ask the applicant to 
submit the following: 

a. A new site plan that shows the new building being located on Tilghman (as in Item 7). 
b. Colored perspective renderings for the new and repaired buildings as may be seen along 

Tilghman and N. 18th Streets, with due regard to observing the TNDO design guidelines 
(as in Item 6). 

 
 
 
 

Contact Staff: 
 

Jesus Sadiua 
Sr Planner 
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Luminaire Schedule

Symbol Qty Label Arrangement MANUFACTURER/Description LLF Luminaire

Lumens

Luminaire

Watts

Arrangement

Watts

Total

Watts

2 WM-3 Single HUBBELL / RWL1-48L-20-4K7-3 0.850 2709 19.9 19.9 39.8

5 WM-4W Single HUBBELL / RWL1-48L-45-4K7-4W 0.850 5704 46.5 46.5 232.5

2 T2 Single HUBBELL / RAR1-80L-50-4K7-T2 0.850 6264 49.7 49.7 99.4

Luminaire Schedule

Symbol Qty Label Arrangement MANUFACTURER/Description LLF Luminaire

Lumens

Luminaire

Watts

Arrangement

Watts

Total

Watts

2 WM-3 Single HUBBELL / RWL1-48L-20-4K7-3 0.850 2709 19.9 19.9 39.8

5 WM-4W Single HUBBELL / RWL1-48L-45-4K7-4W 0.850 5704 46.5 46.5 232.5

2 T2 Single HUBBELL / RAR1-80L-50-4K7-T2 0.850 6264 49.7 49.7 99.4
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2" x 2" WOODEN STAKES
PLACED 10' ON CENTER

COMPOST FILTER SOCK

BROWN / PLACED FILTER MEDIA

EXISTING
CONTOURS

2" x 2" WOODEN STAKES
PLACED 10' ON CENTERCOMPOST

FILTER SOCK

ORGANIC MATTER CONTENT

TABLE 4.2
COMPOST STANDARDS

25% - 100% (DRY WEIGHT BASIS)
ORGANIC PORTION FIBROUS AND ELONGATED

pH 5.5 - 8.5
MOISTURE CONTENT 30% - 60%

PARTICLE SIZE 30%-50% PASS THROUGH 3/8" SCREEN
SOLUBLE SALT CONCENTRATION 5.0 dS/m (mmhos/cm) MAXIMUM

MATERIAL TYPE 3 mil HDPE 5 mil HDPE 5 mil HDPE
MULTI-FILAMENT
POLYPROPYLENE

(MFPP)

HEAVY DUTY
MULTI-FILAMENT
POLYPROPLENE

(HDMFPP)
MATERIAL

CHARACTERISTICS

SOCK
DIAMETERS

MESH OPENING

TENSILE
STRENGTH

ULTRAVIOLET
STABILITY %

ORIGINAL
STRENGTH

(ASTM G-155)

MINIMUM
FUNCTIONAL
LONGEVITY

12"
18"

12"
18"
24"
32"

12"
18"
24"
32"

12"
18"
24"
32"

12"
18"
24"
32"

1/8"3/8"3/8"3/8"3/8"

TWO-PLY SYSTEMS

INNER CONTAINMENT NETTING

OUTER FILTRATION MESH

SOCK FABRICS COMPOSED OF BURLAP MAY BE USED ON PROJECTS LASTING 6 MONTHS OR LESS
Filtrexx & JMD

TABLE 4.1
COMPOST SOCK FABRIC MINIMUM SPECIFICATIONS

PROPERTY TEST METHOD MINIMUM STANDARD
AVG. WIDE WIDTH STRENGTH ASTM D-4884 60 LB/IN

GRAB TENSILE ASTM D-4632 205 LB
PUNCTURE ASTM D-4833 110 LB

MULLEN BURST ASTM D-3786 350 PSI
UV RESISTANCE ASTM D-4355 70%
AOS % RETAINED ASTM D-4751 80 SIEVE

DISCHARGE
HOSE

INTAKE HOSE

PUMP
CLAMPS

DISCHARGE
HOSE

CLAMPS

INTAKE HOSE
PUMP

HEAVY DUTY LIFTING STRAPS
(RECOMMENDED)
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