MEETING MINUTES OF THE
BOROUGH PLANNING COMMISSION
BOROUGH GF WIND GAP
NORTHAMPTON COUNTY, PA
February 19, 2026

I/11. Opening/Pledge

The meeting was called to order and opened at 7:00 p.m. by Borough Pianning
Commissioner Vice-Chair G. Hinton and the Pledge of Allegiance was recited.

i Roll Call

Commissioners George Hinton, David Manzo and Patrick Webber were present.
Commissioner Chair Linda Paynter and Commissioner Michael McNamara was absent.

Also present were the Borough Planning Administrator, D. Harbison; Borough and
Planning Commission Solicitor, Ronold J. Karasek, Esquire; and, the Borough EIT, Brian
Pysher.

This meeting was held at the Borough Municipal Building, 545 East West Strest, Wind
Gap, PA 18091.

V. Approval of the Minutes of January 15, 2026

The Minutes were not approved as only two (2) Commissioners who were present at the
January meeting were present at this meeting. The matter was tabled to March 19, 2026

V. Public Comment - None
VI, Plans to be Discussed
A. Owner: Naper Development, Inc.
Applicant: The Cubes at the Gap, LLC
Address: 905 Pennsylvania Avenue
Project: 10.54 acres in Wind Gap for Removal of Alpha Road,

Install Water Line and Construct Private Driveway

No one was present, no action was taken and the Plan was tabled on motion by D.
Manzo, seconded by G. Hinton and on a vote of 3-0. The fime to act expires on May 21, 2026.

B. Owner : Peter Albanese and Christine Albanese
Applicant : Same as Owner
Address : 32 East Fourth Street
Project : 43’ x 50’ (w/ 5’ Porch) Addition to Existing
Residence

Present at the meeting were the Applicants, Mr. Peter Albanese and Christine Albanese,
his wife. Also present was their Planning Professional, Gregory Noll of Valley Land Services of
Bethlehem, PA.
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Initially, the Solicitor inguired as to whether or not the plan that was filed on February 12,
2026 was a land development plan for review or simply an extension of the earlier filed Sketch
Plan. The Borough EIT indicated that he presumed that it was a Plot Plan to confirm that the
project has complied with zoning ordinance requirements. In any event, the matter was before
the Planning Commission for a request by the Albaneses for a waiver of land development.

Mr. Knoll stated that the SALDO definition of land development would exempt the instant
project. Under the SALDQO-Definitions, the following is not considered a land development i.e.
“...the conversion of an existing single family detached dwelling or single family semi-detached
dwelling into not more than three residential units, unless such units are intended to be a
condominium...” Based upon this definition, both the Borough Solicitor and the Borough EIT
agree that the Albanese project would fall within this exemption. Mr. Noll also confirmed that ali
corners of the Plan were marked and boundaries set.

Nevertheless, there was concern that the project would need some regulation in order to
confirm that it meets water, sanitary sewer, storm water, traffic, lighting, parking, landscaping,
driveway permits and utility permit requirements. The response was that these will be regulated
through the Borough Zoning Ordinance.

Mr, Albanese stated that he did meet with the Borough Zoning Officer who advised him
that the project did comply with the zoning ordinance requirements. However, he also said that
the Zoning Officer stated that the Plot Plan would need a “cursory review” by the Borough
Planning Commission; and, if approved, the Plan would then go to Keycodes for building permit
purposes.

There was some confusion regarding this procedure in as much as the Commissioners
did not understand why they would be required to review the Plan for zoning purposes.
However, the Borough EIT stated that the zoning ordinance recites that the Zoning Officer can
refer a Plan to the Planning Commission for a “review and comment™see Section 802, A.3.d.

Commissioner Hinton was concerned with off-street parking encroaching into the
adjoining alley. Mr. Manzo asked for a description of the breezeway; and, he was told by Mr.
Albanese that it was simply a porch roof with a sidewalk to the parking area. Mr. Hinton
indicated that he did not like that the design of the breezeway was the reasocn for the “attached”
structures. He did not have a comment on whether or not land development should be waived.

A motion was made by Manzo and seconded by Hinton (and on a vote of 3-0) that the
waiver request be submitted to Borough Council for determination. This is to be placed on
Borough Council meeting of Monday, March 2, 2026.

Vill.  Old Business: None
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IX. New Business:

Kemmerer Land Development Plan
42-54 West Second Street
Six (6} Unit Building
Discussion on Request for Waiver of Land Development

Mr. and Mrs. Kemmerer were present to discuss their plan as per instructions
from the Borough Zoning Officer.

The project is to combine the two lots (52-54 West Second Street) and construct a six
(6) residential unit building thereon. Produced as part of the package was a Zoning Review
Letter dated July 11, 2025 (by Mr. Pysher when he was the Interim Borough Zoning Officer) and
a letter dated February 13, 2026 from Darlene Plank, the present Borough Zoning Officer.

While the letter from Ms. Plank stated that the Kemmerers should not re-apply for a
zoning permit until a waiver of land development is sought, both the Borough EIT and Borough
Solicitor respectfully disagreed with that suggestion. The consensus was that the Kemmerers
should apply for a zoning permit, requests of variances that still are needed and then proceed
with land development and/or a waiver thereof.

The Solicitor suggested that the Applicants contact their own attorney to discuss this
course of action; and, further, it could also be argued that Ms. Plank’s markups of the Pysher
letter (on February 17, 2026) could very well constitute a Zoning Officer Determination that
would be subject to Zoning Hearing Board appeal. '

As to the request for a waiver of land development, Mr. Kemmerer asked the Solicitor
whether or not the lot would be nonconforming. The Solicitor was unable to provide an answer
inasmuch as he had not reviewed the project on that issue nor was he even provided a plan to
review. However, he did suggest that the Applicants address Section 407 of the Zoning
Ordinance to determine if, in fact, the lots and/or buildings were nonconforming; and, if so, what
changes or alterations the zoning ordinance would permit.

initially Commissioner Manzo was unwilling to decide on the request for waiver of land
development. However and after further discussion, he did make a motion to grant a waiver of
land development on condition that the plan would meet all zoning requirements. This motion
was seconded by Commissioner Webber and approved on a unanimous vote of 3-0. This is to
be placed on Borough Councilt Meeting of Monday, March 2, 2026.

X. Referral from the ZHB: None

Xl Adjournment —-8:15 p.m. on a Motion to Adjourn made by Commissioner D. Manzo, duly
seconded by G. Hinton and carried with unanimous vote of 3-0, the meeting was adjourned.
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