CHAPTER

2

THE VISION

Chapter Two – The Vision

Introduction
This chapter features all elements of the vision for the future of the two-county area.
Collectively, these interrelated plan elements serve as a guide for public and private
sector actions regarding future growth, development, and preservation in Lackawanna
and Luzerne Counties. These plan elements also incorporate a comprehensive set of
goals, objectives, and actions developed to embody the needs and aspirations of the
people of both counties.
As the principal expression of the future direction for the region and the interrelationships
among plan elements, the Land Use Plan ties together all the other components that
make up this Regional Plan. In the Land Use Plan, the recommended distribution and
desired character of future land uses are described. In particular, the Land Use Plan
proposes that development and redevelopment be largely directed to specific locations
in the form of relatively-concentrated mixed-use settings, providing opportunities for
people to live, work, and play in close proximity. The actions recommended in this
chapter build on strengths while addressing weaknesses apparent in the two-county
area. In doing so, the Plan provides opportunities for each county’s places to prosper.
The Land Use Plan’s Priority Areas are intended to provide a density of population
sufficient to support new retail uses and community facilities, and attract employment.
Concentrating jobs and residences in identified Priority Areas will increase transit
ridership potential. As the demand for transit emerges, local transit authorities can offer
new routes or extend existing ones.
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2.1 Land Use Plan
Goal
The goal of the Land Use Plan is to achieve an overall future pattern of development that
is responsive to existing and future economic, social, and cultural needs of Lackawanna
and Luzerne Counties, promoting revitalization in the area’s urban centers while
conserving and preserving natural and agricultural resources.

Objectives
The objectives to be achieved by the Land Use Plan are as follows:
A.)

Maintain existing population centers, districts and neighborhoods to ensure their
continuing suitability for residential, commercial, industrial, recreational, and
institutional use and their attractiveness for compatible development;

B.)

Designate areas for growth that are adequate and appropriate to accommodate
expected development and support an expanded transit service and can be
served over the planning period mostly by existing central water and sewer
systems and by an upgraded existing network of roads, as well as other public
services;

C.)

Accommodate non-residential development and redevelopment in areas where
this kind of use is already established and where it supports other goals of the
plan;

D.)

Encourage mixed-use development at selected locations where it will support
existing concentrations of people and jobs;

E.)

Preserve and enhance commercial concentrations that are key elements in
municipalities’ tax base and that serve residents of the two counties;

F.)

Recognize how a strengthened residential presence may provide markets for
local businesses in mixed-use districts;

G.)

Identify locations for non-polluting light industrial, assembly, and technology
industries that provide jobs with the opportunity for advancement;

H.)

Identify locations for new, redeveloped, or expanded office centers or business
parks;

I.)

Provide locations for new and revitalized retail and other commercial uses to
meet the needs of residents for goods and services;

J.)

Utilize mine-scarred land for development.
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The intent of the Land Use Plan (Figure 2.1) is to provide an efficient and economical
way to allow for both new growth and revitalization, meet a diversity of needs, support
transit, reduce consumption of open space, and protect environmentally-sensitive
resources. The Land Use Plan is a guide for development and redevelopment in
Lackawanna and Luzerne Counties through the year 2035. It is based on the moderate
rate of growth projected to occur over the planning period, including an additional
increase in population of approximately 35,000 people (568,000 total) and a net gain of
24,000 housing units. Recognizing current development trends and the importance of
reinvestment along the Lackawanna and Luzerne County valleys and in urban centers,
the Land Use Plan is built around ‘smart growth’ principles, such as those embodied in
the Commonwealth of Pennsylvania’s Keystone Principles.

The Keystone Principles & Criteria for Growth, Investment & Resource Conservation
were designed by the Commonwealth of Pennsylvania as a coordinated interagency
approach to fostering sustainable economic development and conservation of
resources through the state’s investments in Pennsylvania’s diverse places. These 10
principles were developed by the Interagency Land Use Team, a working group of the
Economic Development Cabinet, and were adopted on May 31, 2005.
The Principles lay out general goals and objectives for economic development and
resource conservation agreed upon among the agencies and programs that
participated in their development. The Criteria are designed to help measure the
extent to which particular projects accomplish these goals.
These are the Keystone Principles:
1. Redevelop First;
2. Provide Efficient Infrastructure;
3. Concentrate Development;
4. Increase Job Opportunities;
5. Foster Sustainable Businesses;
6. Restore and Enhance the Environment;
7. Enhance Recreational and Heritage Resources;
8. Expand Housing Opportunities;
9. Plan Regionally; Implement Locally; and
10. Be Fair.

The Land Use Plan was derived from the exploration of alternatives undertaken
in Phase B, Visioning and Land Use Framework, as part of the overall Regional
Plan preparation process. Allocation of future population to prospective locations
in the two-county area in the exploration of alternatives allowed a convergence of
a set of land use ideas that were then fleshed-out and refined in Phase C,
Preparation of a Draft Regional Plan. (For further discussion of this process, see
Chapter One.)
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Major Planning Concepts
The Land Use Plan is structured on a framework of Priority Areas for targeted growth
and revitalization, Infill Areas for additional growth, and Conservation Areas for
agricultural, recreation, and open space uses. It is through this framework that both
counties may support their existing centers, minimize sprawl, and promote the
conservation of natural resources.
The Land Use Plan builds upon
Planning Concepts
existing infrastructure such as roads,
water, and sewer systems, and adds
missing features to ensure
Priority
Infill Areas
Conservation
appropriate access and servicing in
Areas
Areas
all parts of Lackawanna and Luzerne
Mixed
Counties.
Density
City
Public Parks &
Centers

The Land Use Plan also contains a
network of rapid transit routes to
promote accessibility throughout the
region. A strong component of this
Plan, multimodal accessibility offers
many advantages to residents and
business operators and provides
solid support for mobility in a highfuel-cost future.

Selected
Borough &
Township
Centers
Transit
Villages

Low
Density

Conserved
Lands
Game Lands
2004 Open
Space Plan
Conservation
Areas
Additional
Conservation
Areas

When combined together and
targeted to Priority Areas, public and
private initiatives will be able to provide new housing, employment, and recreation
opportunities in an efficient and economical way. These initiatives will lay the foundation
for a transportation system that will give residents real choices in how they commute,
shop, or get to school and other destinations.
Priority Areas, Infill Areas, and Conservation Areas are distributed throughout the two
counties. Examples of each are shown below.

Priority Areas:
A. City Centers, such as downtown Scranton, Wilkes-Barre, Hazleton, and
Carbondale;
B. Selected Borough and Township Centers, such as Kingston, Archbald, or
Clarks Summit; and
C. Transit Villages, including the vicinity of the Viewmont Mall in Dickson City
Borough and Scranton, or Shavertown Station in Kingston Township.
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Infill Areas:
A. Mixed Density Infill Areas are located along the valleys of the Susquehanna
and Lackawanna River basins between Conyngham Township and the City of
Carbondale, as well as in adjacent lands outside of the valleys surrounding
Priority Areas.
B. Low Density Infill Areas include existing residential development in many
townships as well as smaller boroughs outside of proposed rapid transit service
areas. Such areas may also abut Mixed Density Infill Areas, such as is the case
of Lehman or Fell Townships.

Conservation Areas:
A. Public Parks and Conserved Lands identifies all State and County Parks as
well as public and private conservation areas.
B. Game Lands, including all hunting and fishing areas under the Pennsylvania
State Game Commission’s jurisdiction.
C. 2004 Open Space Plan Conservation Areas, determined based on
conservation area attributes and the projected ability to create a connected
network of open spaces and greenways as recommended in the 2004 Open
Space, Greenways & Outdoor Recreation Master Plan for Lackawanna and
Luzerne Counties.
D. Additional Conservation Areas include agricultural and wooded areas
where development is generally discouraged, particularly in a future context
where incentives are in place to develop within designated areas for urban and
suburban activity.
Growth and revitalization are directed to a limited number of locations in response to a
number of factors, as follows:
1. Recognition that expected population increases across the two counties over the
next 20+ years will be relatively modest;
2. Public funding to support the creation of new infrastructure will need to be applied
strategically to maximize benefits to the area;
3. Greater economies will be possible for public service providers by focusing the
building of new infrastructure and the supply of public services in a limited number of
locations;
4. Focused development allows for the conservation of sensitive environmental areas,
farmland, woodlands, and open space that are highly valued by residents of the two
counties; and
5. Targeted growth is a logical response to the anticipated higher energy costs of the
coming two decades.
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Concept 1 – Priority Areas
Priority Areas include the existing settings of City Centers as well as selected Borough
and Township Centers and proposed Transit Villages. Within each of the 30 identified
Priority Areas, the Land Use Plan proposes a combination of housing, shopping,
employment, community facilities, and public open space by incorporating existing
buildings, adaptively reused structures, and new construction. Priority Areas are
intended to be mixed-use areas. Priority Areas, shown on the Land Use Plan figure, will
provide for the housing and activity needs of those entering the work force and older
residents interested in downsizing their residences. Priority areas will also provide small
shops and offices and larger employment centers.
Although the components cited above are shared by each of the three types of Priority
Areas, there is a clear difference in the scale, density, and approach that needs to be
taken in downtown Hazleton versus Dallas Borough or the Viewmont Mall, for example.
Each mixed-use environment should develop in a manner that fits within the
characteristics of each setting. In some Priority Areas, there will be an emphasis on
vertical mixing of uses, with buildings including ground floor retail shops, restaurants,
and services with offices and/or residences above. Other Priority Areas will emphasize
horizontal mixing of uses, with residential uses predominantly next to commercial uses.
All Priority Areas will provide expanded opportunities for pedestrian activity, including
adequate sidewalks, on-street parking, landscaping, and pedestrian linkages to adjacent
areas. Priority areas will be served by public water and sewer.
Priority Areas are categorized into three types:
City Center Priority Areas consist of the following six urban areas. From largest
to smallest, the cities of Scranton, Wilkes-Barre, Hazleton, Pittston, Carbondale,
and Nanticoke. Within the three largest cities, Priority Areas are expanded
beyond their traditional commercial centers to also include adjacent
neighborhoods.
City Center Priority Areas allow for the highest concentrations of residential uses
and employment and provide a high level of transit service. Some City Centers
include several intermodal stations and core zones. Serving as a hub of transit
activity, core zones are where initial new higher-density mixed-use development
and redevelopment will occur, with ground floor retail shops, restaurants, and
services, and offices and/or residences on the floors above.
Adaptive reuse of existing buildings and “infill” of new buildings into the existing
block structure are strongly encouraged. In the larger cities, former industrial and
warehousing buildings will be converted to medium-to-high-density residential
development, as well as retail and office uses. This combination of uses will often
be structured as ground floor retail shops, restaurants, and services, with offices
or residences above. Former industrial areas may also offer live-work structures,
attractive to artisans for the co-location of residences, studios, and galleries, and
to other individuals and families as well. Adaptively-reused buildings and new
infill structures will be completed with sensitivity toward the historic context.
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Selected Borough and Township Center Priority Areas are community focal
points and hubs of mixed-use activity promoting downtown revitalization through
the support of new residential, retail, and office uses. These areas will also
attract residents from more distant locations for shopping and dining. Although
they also contain traditional building forms and uses, Borough and Township
Centers are smaller in scale than City Centers and are not always centers of
employment. Throughout Lackawanna and Luzerne Counties, 12 Borough and
two Township Center Priority Areas are located in the following municipalities:
Borough & Township Center Priority Areas
z Archbald Borough
zClarks Summit Borough
zDallas Borough
zDalton Borough
zDickson City Borough
zGlenburn Township
zJermyn Borough

zJessup Borough
zKingston/Pringle/Luzerne Boroughs
zMayfield Borough
zMoosic Borough
zOlyphant Borough
zSouth Abington Township
zWest Pittston Borough

Concentrations of development and redevelopment are typically residential and
retail mixed use. In Priority Areas such as West Pittston or Moosic Boroughs,
where light rail transit service might become available, concentrations of people
are necessary to justify the public transportation investment, and so residential
densities will resemble those in City Centers.
New and infill development should also be compatible with the existing character
of each community with sensitivity to the historical context. In many locations,
different uses will be mostly next to one another — shops will be down the street
from residences, for example. Selected Borough and Township Centers
incorporate pedestrian amenities, civic open space, street trees, pocket parks,
and pedestrian links to adjacent areas. This concentration of activity is a
prerequisite for an improved level of public transportation service, especially in
the case of Bus Rapid Transit-served centers and light rail-served centers.
Transit Village Priority Areas, like City Centers and Borough and Township
Centers, have concentrations of mixed-use activities. Here, however, the
emphasis is not on revitalization, but on transit-oriented development supportive
of multimodal mobility and new residential options appropriate for the planning
period. In Transit Village Priority Areas residents can get services close at hand
and commuters have choices concerning how to get to and from work. The ten
Transit Villages also offer future intercept park-and-ride opportunities, where
commuters from areas beyond Priority Areas can drive and catch transit vehicles
to other destinations.
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Proposed Transit Village Priority Areas
zCleveland Street Station, Plains Township
zCovington Station, Covington Township
zShavertown Station, Kingston Township
zHumboldt Center Station, Hazle Township
zMontage Mountain Station, Moosic Borough
zNuangola-Rice Station, Rice Township
zPenn State-Valmont Industrial Park-Valmont Plaza Stations,
 West Hazleton Borough
zWyomings Station, West Wyoming Borough
zTrucksville Station, Kingston Township
zViewmont Mall Station, Scranton and Dickson City Borough

Transit Village Priority Areas will play a variety of roles across Lackawanna and
Luzerne Counties. Four such locations will involve transformations of existing
settings that already attract people for education, employment, shopping, or
entertainment. Over the planning period, potential for multimodal transit hubs
with expanded opportunities for pedestrian activity and linkages to adjacent
areas will be realized. These locations are the following:
1.
2.
3.
4.

Hazle Township’s Humboldt Center (Industrial Park);
Scranton and Dickson City Borough’s Viewmont Mall;
Moosic Borough’s Montage Mountain; and
West Hazleton’s conglomeration of three proposed transit stations: Penn
State Hazleton, Valmont Industrial Park, and Valmont Plaza.

In other locations, four neighborhood centers will emerge around transit stations
at currently-vacant or -underutilized sites. These areas include the following new
transit villages:
1. Plains Township’s Cleveland Street Station at S. Oak Street;
2. West Wyoming Borough’s Wyomings Station northwest of the Wyoming
Avenue intersection;
3. Kingston Township’s Shavertown Station around Main Road and Memorial
Highway;
4. Kingston Township’s Trucksville Station at S. Pioneer Avenue and Memorial
Highway.
Two Transit Village Priority Areas develop from highway access and with transit
service. Rice Township’s Nuangola-Rice Park & Ride Station is proposed along
the south side of Church Road and abutting the west side of the I-81 interchange.
Covington Township’s Covington Station is near Route 307 and Main Street.
Although they include a potential mix of residential and commercial uses, in each
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area the intercept park-and-ride facility is a key component. Residents and
commuters who live outside of Priority Areas or transit station catchment areas,
but are a reasonable driving distance away, could travel to one of these lots,
park, and board a transit vehicle to their destination.

Priority Areas Recommended/Not Recommended
Uses and Characteristics
Recommended

 Mixed-use, multi-story buildings, with retail shops at ground level, and






offices or apartments above;
Commercial buildings interspersed with community uses such as
library, post office, educational centers, museums, galleries;
Residential uses within walking distance of community uses and
commercial services;
Pedestrian-oriented buildings, directly accessible from sidewalks;
Pedestrian-oriented lighting, benches, and landscaping; and,
Parking structures or lots to meet the needs of those who live, work and
shop in this area.

Not Recommended

 “Big-box” retail, office, or other business uses that require large
single-floor selling or working spaces;

 Single-floor, free-standing, single-use retail buildings;
 Large surface parking lots; and
 Sparse or non-existent landscaping.

Core Zones and Catchment Areas
The Priority Areas on the Land Use Plan also show themselves to be generally located
in the valleys, and aligned along important routes like Route 309, Routes 6/11, and I380. The linear pattern means that road connectivity will be good. It also suggests that
transit service can be provided along these multiple spines to link priority areas together.
The Plan proposes a system of rapid transit routes consisting of 49 proposed stops
supporting different modes of transit that will link each Priority Area with one another.
Although every Priority Area includes at least one station stop or transportation hub, not
every transit station is within a Priority Area. Every station or stop however, has a core
zone of lands right around the station. (Note that the International Airport station is an
exception.) The farthest limit of station-related territory is referred to in this Plan as a
catchment area and includes lands that are roughly within ½-mile of the transportation
hub (see also Section 2.2, Transportation Plan). Throughout every core zone and

2-11

Lackawanna-Luzerne Regional Plan
catchment area, pedestrian accessibility, safety and other amenities are emphasized,
with traffic calming, landscaping, lighting, and appropriate street furniture. Civic squares,
parks, and urban green spaces are incorporated into development and redevelopment
projects to provide public spaces for meeting, socializing, and recreation.
Core zones have been looked at with respect to available land for development and/or
redevelopment for all 49 proposed transit hubs. Some stations are close enough to one
another that they may also share the same core zone. These delineations have
development and/or redevelopment potential that may range from substantial to
moderate, but also provide for base acreage for new construction. These core zones
are also locations where development or redevelopment efforts should first occur. The
following pages show aerial photos of the 45 core zones, which encompass 49 proposed
transit stations, and their core zones and catchment areas. (Figure 2.2)
Catchment areas may be largely built-up already, as in the case of some existing
centers, or still largely open and available for development. This ½-mile distance
corresponds to the approximate distance that transit users may be expected to walk to
reach the hub. Additional redeveloped sites outside of a Priority Area’s core zone should
next occur within the ½-mile catchment area surrounding the respective transit stations.
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Figure 2.2: Identified Core Zones and Catchment Areas
A total of 45 core zones (shown in pink) and catchment areas (white circles) encompass 49
proposed transit stations1:

Wilkes-Barre/Scranton Light Rail
Wilkes-Barre City,
Wilkes-Barre Intermodal
Transportation Center/
Market Street Square Station;
North Street Station;
Brewery (Pennsylvania Avenue)
Station
164.7 acres
This expansive core zone includes three
transit stops between Pennsylvania Avenue
and Wilkes-Barre Boulevard, spanning
between the vicinities of the Chestnut Street
intersection to the north and South Street
to the south. This area is a combination of
commercial ofﬁce and retail, formerly vacant
industrial lands, and active industrial uses.

1 Detailed transit route and station descriptions are provided in Section 2.2 Transportation Plan later in
this chapter.
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Wilkes-Barre/Scranton Light Rail
Plains Township,
Cleveland Street Station
7.5 acres
.PIFHBO4VO$BTJOP

Mostly vacant land at northeast corner of S.
Oak and Cleveland Streets.

Plains Township,
Mohegan Sun Casino Station
12.0 acres
Available lands west of the race track
abutting the east side of a new rail extension.

Pittston Township,
International Airport Station
Located at the Wilkes-Barre Scranton
International Airport, transit connections
with the Wyoming Valley Light Rail line are
provided at this station.
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Wilkes-Barre/Scranton Light Rail
Moosic Borough,
Montage Mountain Station
36.0 acres
Reconﬁguration of the Montage Mountain
area parking to allow for rail access to
entertainment attractions and may include
potential for intercept park-and- ride service.

Scranton City,
Scranton Intermodal Transportation
Center
80.0 acres
Includes portions of Steamtown and lands
north of existing rail as far west as 8th
Street and as far north as Linden Street on
the west side of the Lackawanna River and
Lackawanna Avenue on the east side.
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Wyoming Valley Light Rail
Forty-Fort Borough,
Rutter Avenue-Welles Street Station
40.0 acres
Abutting the northeast corner of the Rutter
Avenue and Route 309 interchange,
including a large property on the immediate
east side of Welles Avenue, are several
industrial sites with a small number of singlefamily detached dwelling units along Welles
Ave. This site also includes an abandoned
rail right- of-way that parallels Route 309.

Forty-Fort Borough,
Murray Street Station
29.0 acres
South of Chapel/Church Street, north of
Murray Street, and between Miller and
Slocum Streets, this site presently consists of
vacant parcels and light industrial uses.

West Wyoming Borough,
Wyomings Station
28.0 acres
8ZPNJOHT
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and West Wyoming Boroughs, west of 8th
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Wyoming Valley Light Rail
West Pittston Borough,
West Pittston Station
6.5 acres
Between Netter and Ash Streets and abutting
a freight line, this site is currently in light
industrial use.

Moosic Borough,
Moosic Station
16.0 acres
Includes both sides of US-11 between the
Lackawanna River to the south and Main
Street – 4th Street – Springbook Avenue to
the north. Present land uses include light
manufacturing (custom boxes) as well as
auto-oriented businesses and dealerships.

Pittston Township,
International Airport Station
See page 2-14.
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Scranton/Carbondale Light Rail
Scranton City,
Scranton Intermodal Transportation
Center
See page 2-15.

Scranton City,
Olive Street Station
13.0 acres
Includes vacant land west of Capouse
Avenue between Green Place and Olive
Street along the east side of the Lackawanna
River.

Dickson City Borough,
Dickson City Station
10.7 acres
Land to the northwest of the Bank Street/
Route 6 intersection. This site is mostly
undeveloped, with several single-family
detached dwelling units along the western
edge.

Olyphant Borough,
Olyphant Station
138.0 acres
Located between North Valley and Garﬁeld
Avenues near the intersection with Lynch
Street. Potential for new transit-oriented
development exists immediately east of
Garﬁeld Avenue.
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Scranton/Carbondale Light Rail
Jessup Borough,
Jessup Station
135.0 acres
Vacant site located along Breaker Street,
north of Lena Lane and Hill Street and to
the east of the rail line. This site is adjacent
to mixed residential/commercial areas and
less than 1/2 mile from US Route 6. Potential
exists for residential mixed use development
to occur surrounding the proposed passenger
rail station.

Archbald Borough,
Salem Street Station
15.0 acres
Sloping terrain, predominantly vacant land
north of Salem Street, southeast of Hill Street
and along the east side of the tracks.

Jermyn Borough,
Jermyn Station
12.5 acres
Vacant land northwest of the Delaware and
Chestnut Streets intersection.

2-19

Lackawanna-Luzerne Regional Plan

Scranton/Carbondale Light Rail
Mayfield Borough,
Mayfield Station
192.0 acres
Former coal mining site located south of
Meredith Street, between Lackawanna
Avenue and the Casey Highway (Route
6). Potential exists for residential mixed
use development to occur surrounding the
proposed passenger rail station.

Carbondale City,
Carbondale Station
11.5 acres
Retail and industrial site adjacent to the
Lackawanna River and 8th Avenue.

2-20

Chapter Two – The Vision

Covington/Keystone College BRT
Covington Township,
Covington Station
1.2 acres
Vacant parcel at the northwest corner
of Dorantown Road and Route 307.
Surrounding land uses currently support
single-family detached housing.

Covington Township,
RT 307 Park & Ride
15.6 acres
Vacant land to the southwest of the Route
307 and Interstate 380 interchange.

Dunmore Borough,
Dunmore Park & Ride
14.5 acres
Integrating the Holiday Inn and several
businesses on the north side of Tigue Street
to provide an intercept park-and-ride.
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Covington/Keystone College BRT
Scranton City,
Cedar Avenue Station
1.5 acres
Bound by existing rail to the north and
east, Scranton Expressway (US-6) and
Lackawanna River to its south and the
Steamtown National Historic Site to the west.

Scranton City,
Scranton Intermodal Transportation
Center
See page 2-15.

Scranton City and
Dickson City Borough,
Viewmont Mall Station
68.3 acres
Regional retail center located at the Route
6 and Interstate 81 interchange. May
include higher densities of residential and
commercial mixed uses with improved
access to the Covington-Keystone College
BRT line.

South Abington Township,
South Abington Station
4.0 acres
Available lands to the south of the Abington
Road intersection and north of the I-476 and
I-81 Interchanges to the south along Routes
6 and 11.
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Covington/Keystone College BRT
Clarks Summit Borough,
Clarks Summit Station
4.0 acres
North of Winola Road and west of North
State Street, the site includes retail uses
along State Street as well as light industrial
use in back.

Glenburn Township,
Glenburn Station
35.0 acres
Includes land north of the Old State Road
intersection along both sides of Route 6/11.
Intermittent commercial businesses are
currently present.

Dalton Borough,
Dalton Station
3.5 acres
This site is mostly undeveloped, with several
single-family detached dwelling units
along the western edge. Includes lands to
the northwest of the Bank Street/Route 6
intersection.
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Covington/Keystone College BRT
La Plume Township,
Keystone College Station
17.0 acres
At the southwest corner of the intersection
of US Route 6 and S. Overbrook Road and
adjacent to the Keystone College campus.

Hazleton/Wilkes-Barre BRT
Hazleton City,
Church Street Station Intermodal
Center
app. 62.0 acres
A transportation center, open since
November 2009, stretches from Church
Street to Laurel Street, just one block south
of Hazleton’s Broad Street (Route 93). It
provides residents of Greater Hazleton a
central hub for local, regional and longdistance bus transportation.

Hazleton City,
Cranberry Ridge Station
15.0 acres
At Cranberry Road and PA Route 924, this
bow-tie-shaped site includes commercial
businesses in the southeast corner as well as
light industry in the northwest corner.
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Hazleton/Wilkes-Barre BRT
Rice Township,
Nuangola-Rice Park & Ride Station
10.75 acres
BRT station hub and park-and- ride lot
located along the south side of Church
Street to the immediate west of Interstate 81
interchange.

Wilkes-Barre City,
Brewery (Pennsylvania Avenue)
Station
See page 2-13.

Hazleton Area BRT
Hazle Township,
Humboldt Center Station
15.0 acres
Open parcel in rear of active industries near
the intersection of Maplewood Drive and PA
Route 924.
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Hazleton Area BRT
Hazleton City,
Cranberry Ridge Station
See page 2-24.

Hazleton Area
(West Hazleton Borough),
Valmont Plaza Station
65.5 acres
Commercial retail center located at Irving
Street and Susquehanna Boulevard (PA
Route 93).
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Hazleton Area BRT
West Hazleton Borough,
Valmont Industrial Park Station
12.0 acres
Open lot on north side of Dessen Drive;
supports Hazleton Area BRT service to the
Valmont Industrial Park.

Sugarloaf Township,
Penn State Hazleton Station
17.5 acres
Proposed terminus for the Hazleton
Area BRT service line. Station site is the
northeast corner of the PA Route 93 and
I-81 interchange, between Route 93 and
University Drive.

Nanticoke/Dallas BRT
Nanticoke City,
Nanticoke Station
2.0 acres
Triangular site comprised of redeveloped
parcels bound by Railroad Street to the south
and west and an active freight rail line along
the north and east.

2-27

Lackawanna-Luzerne Regional Plan

Nanticoke/Dallas BRT
Hanover Township,
Dundee Plaza Park & Ride
4.0 acres
5IF$SPTTSPBET

A reconﬁgured parking area at Dundee Plaza
at the southeast corner of the Route 309 and
Sans Souci Parkway interchange.

Hanover Township,
Buttonwood Station
2.0 acres
Across from the Hanover Area Junior Senior
High School on the south side of Sans Souci
Parkway. This site is currently vacant and
bounded by Newman and Pine Streets.

Hanover Township,
The Crossroads Station
2.5 acres
At the northeast corner of the Fellows
Avenue and Sans Souci Parkway
intersection. This portion is vacant right-ofway land abutting the intersection.
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Nanticoke/Dallas BRT
Wilkes-Barre City,
Wilkes-Barre Intermodal
Transportation Center/
Market Street Square Station;
Brewery (Pennsylvania Avenue)
Station
164.7 acres
This expansive core zone includes three
transit stops between Pennsylvania Avenue
and Wilkes-Barre Boulevard, spanning
between the vicinities of the Chestnut Street
intersection to the north and South Street
to the south. This area is a combination of
commercial ofﬁce and retail, formerly vacant
industrial lands, and active industrial uses.
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Nanticoke/Dallas BRT
Forty-Fort Borough,
Rutter Avenue-Welles Street Station
See page 2-16.

Luzerne Borough,
Luzerne Shopping Center Station
23.0 acres
Adaptive reuse of Luzerne Shopping Center
includes the reconﬁguration of its parking
area adjacent to Union Street, north of the
Evans Avenue entrance to Route 309.

2-30

Chapter Two – The Vision

Nanticoke/Dallas BRT
Kingston Township,
Trucksville Station
17.5 acres
4IBWFSUPXO

Highway commercial businesses adjacent to
the west side of the Memorial Highway, to the
immediate north of the Route 309/Pioneer
Avenue intersection.

Kingston Township,
Shavertown Station
11.5 acres
Shavertown’s business center, loosely
bordered by Ferguson Avenue, W. Center
Street, N. Main Street, and W. Franklin
Street.

Dallas Borough,
Dallas Station
5.5 acres
Proposed reconﬁguration of retail shopping
areas (Dallas Village Shopping Center).
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Mountaintop BRT
Rice Township,
Nuangola-Rice Park & Ride Station
See page 2-25.

Wright Township,
Saint Jude’s Station
1.3 acres
At the northeast corner of Church Street
and S. Mountain Boulevard (PA Route 309).
A transit station for the Mountain Top BRT
line is proposed for the immediate vicinity of
this intersection, at or adjacent to St. Jude’s
School.

Fairview Township,
Triangle Station
5.5 acres
This site proposes a reconﬁguration of this
commercial center to include improved
access to the Mountain Top BRT line. The
site location is at Main Road and Route 309.

Wilkes-Barre City,
Brewery (Pennsylvania Avenue)
Station
See page 2-29.
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Concept 2 – Infill Areas
Infill Areas occur at various locations in Lackawanna and Luzerne Counties, and provide
opportunities for new development and redevelopment on properties that are vacant or
underutilized. The Land Use Plan identifies two classifications of Infill Areas, Mixed
Density Infill Areas and Low Density Infill Areas. While these are not expected to be
targeted locations for public investment, they will continue to be locations where people
live, work, and play. For most of these areas, life will proceed through the next 20 years
much as it has over the recent past. New residences will be built, others will be
upgraded, new shops will be opened and existing businesses will be enlarged. New
employment and educational opportunities may also occur in Infill Areas where more
land may be available for redevelopment.
An important aspect of Infill Areas is their proximity to Priority Areas. Future growth and
development in Infill Areas will support multimodal linkages to nearby Priority Areas,
including bicycle and pedestrian access (see Section 2.2, Transportation). Where these
linkages include freight service, opportunities for industrial uses will occur, such as
Newport Township’s Whitney Point Industrial Park (formerly Daniel Flood Industrial
Park).
The two types of Infill Areas are distinguished by the following characteristics:
Mixed Density Infill Areas include river valley settings between Newport
Township and the City of Carbondale and in the Greater Hazleton Area and may
overlap with catchment areas of nearby transit hubs. Shown in an ochre color on
the Land Use Plan map, areas for Mixed Density Infill development also include
lands that are adjacent to Priority Areas such as Dallas or Clarks Summit
Boroughs.
The proximity of Priority Areas and public transit service to lands designated as
Mixed Density Infill Areas is significant. The intensity of infill residential,
commercial, and even industrial uses varies through the Mixed Density Infill
Areas, with greater densities closer to Priority Areas and public transit.
Low Density Infill Areas are either on the periphery of Mixed Density Infill Areas
or at other locations within the boundary of the two counties. Shown in a cream
color on the Land Use Plan map, these areas include small boroughs such as
Freeland, small townships such as Elmhurst, or are in municipalities such as
Hunlock or Scott Townships. These latter areas are where development has
historically occurred in patterns of relatively low density in municipalities that are
otherwise largely open. The extent of these Low Density Infill Areas is not
expected to increase appreciably over the planning period. Instead, significant
new development will be directed to Priority Areas and, to a lesser extent, Mixed
Density Infill Areas.

Concept 3 – Conservation Areas
Conservation Areas include sensitive environmental features, scenic landscapes,
agricultural lands, as well as recreational sites and other cultural resources. Four
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classifications of Conservation Areas are identified on the Land Use Plan map: Public
Parks and Conservation Lands, Game Lands, 2004 Open Space Plan Conservation
Areas, and Additional Conservation Areas. Development is directed to Priority Areas and
Infill Areas with the intent of limiting development in Conservation Areas.
Except for agricultural, recreational, and resource-based enterprises, there should be no
new commercial or industrial uses in these areas. Maintaining agriculture in Lackawanna
and Luzerne Counties is linked to the economic sustainability and quality of life of the
entire population. Agricultural areas will provide opportunities for growing and marketing
produce and value-added products that can be sold locally and regionally.
The four types of Conservation Areas are identified by the following characteristics:
Public Parks and Conserved Lands account for all state, county, and
municipally-owned recreational and open space parcels as well as privately held
open space (see also Section 2.5).
Game Lands include all lands managed by the Pennsylvania Game Commission
(PGC) for wildlife and for hunting, trapping, and fishing. These lands do not
permit farming or development and are either donated to or purchased by the
PGC.
2004 Open Space Plan Conservation Areas have been designated by the
Open Space, Greenways & Outdoor Recreation Master Plan for Lackawanna
and Luzerne Counties. Determination was based on conservation attributes and
the ability to create a connected network of open spaces and greenways. The
2004 Open Space Plan Conservation Areas are categorized into five groupings:
Highlands, Natural Areas, Agrarian Lands, Greenways, and Trails. (See also
Section 2.5). Highlands, Natural Areas, and Agrarian Lands are described
below:
1. Highlands are found mostly along ridges and undeveloped mountainous
areas such as the Moosic Mountain Highlands in Jefferson Township, the
Penobscot Mountain highlands in Conyngham and Slocum Townships or the
Bald Mountain highlands in Ransom Township. Many of these areas contain
well-known mountain ridges and forested areas that contribute to the scenic
quality of the area;
2. Natural Areas contain unique ecological communities or critical watersheds
and are found throughout the study area. These areas are important for
protecting water quality and providing habitat such as are found in the
Harveys Creek and Lake Scranton natural areas.
3. Agrarian Lands are associated with prime farmland. These areas have large
tracts of land suitable for farming based on state level data.
Additional Conservation Areas include agricultural and wooded areas
throughout both counties where only scattered, very low density residential areas
may exist. Over the planning period, development within such areas will be
strongly discouraged. Instead, strong incentives will be provided to develop
within areas designated for urban and suburban activity.
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Various plan implementation techniques will be applied to bring about the desired
result. Discouragement of development in rural areas may be achieved through
the acquisition of agricultural conservation easements, the adoption of
agricultural zoning, and the Transfer of Development Rights (TDR) to Priority
Areas and Mixed Density Infill Areas.
Each county currently has a farmland preservation program and there are
several organizations active in the two counties, including Countryside
Conservancy, Delaware Highlands Conservancy, Lackawanna Valley
Conservancy, Natural Lands Trust, North Branch Land Trust, The Nature
Conservancy, The Pocono Heritage Land Trust, Wildlands Conservancy, and
other regional and national conservation groups.
The Land Use Plan recognizes the importance of an extensive, interconnected natural
and open space network throughout Lackawanna and Luzerne Counties. It is important
to remember that the Plan promotes the following natural, agricultural, and open space
network components:
•
•
•
•
•
•

•

Environmental resource protection and natural areas retention and conservation,
including surface water, floodplains, wetlands, steep slopes, and woodlands;
Agricultural lands, including preserved agricultural lands;
Recreational lands, including playing fields, parks, public and civic space, and
golf courses;
Deed-restricted permanently undeveloped lands secured as part of land
development approvals;
Recreational trails, including local and regional facilities that are easily reached
and that are highly interconnected;
A pedestrian/bicycle system, consisting of pathways, trails, and sidewalks within
or just adjacent to roadway rights-of-way, that links the different parts of each
county and provides non-motorized access to open space and recreational sites
as well as to schools, shopping, and cultural facilities; and
Buffers between incompatible land uses where feasible.

General Disposition of Residential, Commercial, and
Industrial Land Uses
Residential
The housing element of the Lackawanna-Luzerne Regional Plan (see Section 2.3 of this
chapter) explains in detail the intended locations for residential use, incorporating a
gradation of densities from very low to high. Distinctions among residential categories are
made according to gross density limits rather than by specific housing types to increase
flexibility in responding to natural site conditions, public recreational needs, and market
demands for a range of housing types and site sizes. On newly developing tracts, it is
intended that this flexibility should lead toward open space conservation, as well as the
opportunity for development of a range of housing types to meet the needs and desires of
the present and future residents of the county.
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Commercial
The Land Use Plan directs most new commercial development into multi-story, mixed-use
buildings, typically 3 to 5 stories and sometimes greater in height, within each Priority Area.
("Commercial" refers primarily to consumer-oriented retail activity, but also most office uses
as well.) In Mixed Density Infill Areas, single-use commercial buildings will occur, but the
multi-story, vertical mixed-use model described for Priority Areas is strongly encouraged. A
major goal of the plan is to reinforce borough and city business districts while
simultaneously conserving rural landscapes and reducing transportation demands; an
emphasis on existing centers and selected new ones for both retail and office activities in
conjunction with residential, institutional, and civic open space uses supports these goals.
Large amounts of strip and highway-oriented retail development occurred over the past
few decades along Route 6309, Mundy Street, and Highland Park Boulevard in WilkesBarre Township; Route 6 through the Borough of Dickson City; O’Neill Highway in
Dunmore Borough; and along the Route 93 corridor in West Hazleton Borough and PA
309 Corridor in the Back Mountain. These retail areas include several malls and large
“box” retail businesses (see also Section 4.1). Infilling to transform such locations to a
character similar to that described in the previous paragraph is encouraged, but further
linear expansion is not.
Throughout Lackawanna and Luzerne Counties, over 15 office parks are currently
located in areas close to Interstate 81 between Hanover Township in Luzerne County
and Scott Township in Lackawanna County. Commercial office parks are also found
along the Route 6 Casey Highway corridor from Scranton north to Carbondale and in
Butler Township east of the I-80 and I-81 interchange (see also Section 4.1). Similar to
the direction for strip and highway-oriented retail development, above, a transition
toward the mixed-use model is encouraged and further spreading into undeveloped
“greenfields” strongly discouraged.
Additional commercial uses in existing centers ensure their long-term economic viability,
which is the critical component toward maintaining community functions and character. If
carefully planned and designed, new uses in older communities can enhance their
traditional historical style. The combination of new and existing residential areas, focused
on traditional centers, allows for home-work and home-shopping connections that are
physically close and present the opportunity for short-distance and -duration trips by
automobile or alternate means, such as bicycle or on foot.

Industrial
Industrial growth will focus on development near or redevelopment of the other industrial
parks and other industrial areas in the county. Some of these areas, including the
Humboldt and Crestwood Industrial Parks, have Keystone Opportunity Zones (KOZ) and
Keystone Opportunity Expansion Zones (KOEZ) designations in order to stimulate
economic development in these locations. The type of uses projected for these locations
will be, for the most part, light industrial. Within the region as a whole, traditional heavy or
"smokestack" industry has generally given way to enclosed manufacturing, assembly, and
warehousing facilities which are not noxious and present similar appearances to office or
commercial structures.
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2.2 Transportation Plan
Goal
The Transportation Plan is intended to achieve a safe and efficient transportation system
that is compatible with the natural, agricultural, and developed areas of Lackawanna and
Luzerne Counties and that provides viable transportation alternatives, including driving,
biking, walking, and public transportation.
The following goals incorporate the SAFETEA-LU planning factors and take into account
the statewide emphasis on asset management that addresses the condition of existing
infrastructure, such as the accelerated bridge program currently underway within the
Pennsylvania Department of Transportation (PennDOT):
1. Support the economic vitality of the region, especially by enabling global
competitiveness, productivity, and efficiency by increasing the accessibility and
mobility options available to people and goods;
2. Increase the safety and security of the transportation system for motorized and nonmotorized users;
3. Protect and enhance the environment, promote energy conservation, improve quality
of life, and promote consistency between transportation improvements and state and
two-county area planned growth and economic development patterns;
4. Enhance integration and connectivity of the transportation system across and
between modes, for people and freight, in an effort to promote efficiency in system
management and operation;
5. Emphasize preservation and connectivity of the existing transportation system (all
modes);
6. Ensure consistency with the fundamental principles of Title VI and Environmental
Justice.

Objectives
The objectives of the Transportation Plan are as follows:
A.)

Provide access to and interconnectivity between Priority Areas through a variety
of modes, including public transit;

B.)

Promote the establishment of internal circulation systems for Priority Areas that
are walkable, bikable, and transit-friendly;

C.)

Encourage the development and expansion of the public transportation system
that serves Lackawanna and Luzerne Counties and opportunities for multimodal
integration allowing for easy switching from one mode of transportation

2-37

Lackawanna-Luzerne Regional Plan
(pedestrian, bicycle, automobile, bus, train) to another; and encourage the
combination of the three regional transit operators;
D.)

Identify roadway corridors, segments, and intersections with safety problems,
along with methods of eliminating these deficiencies;

E.)

Identify roadway corridor, segment, and intersection changes that would enhance
circulation, economic growth, and quality of life;

F.)

Identify freight and rail changes that would enhance circulation and economic
growth;

G.)

Maintain an acceptable level of service on the two counties’ arterial roads;

H.)

Explore opportunities to expand use of freight rail to serve existing and future
businesses and identify prospective locations for an intermodal freight center;

I.)

Identify and set priorities for projects that are appropriate for inclusion on
Lackawanna and Luzerne Counties’ Transportation Improvement Programs (TIP)
and PennDOT’s 12-Year Highway Program;

J.)

Develop opportunities for travel by means other than private automobiles
including bicycle and pedestrian transportation; pay particular attention to links to
open space and recreational amenities within and adjacent to the two counties;

K.)

Promote bicycle- and pedestrian-friendly roadway design in order to advance
safe and convenient travel opportunities.

L.)

Promote the growth and utilization of existing air transportation in the region.

Looking out twenty years, as this Regional Plan does, reveals the prospect of much
higher energy costs than exist at present. A preview of this occurred when energy prices
spiked in 2008. The response at the time was dramatic, with sudden declines in Vehicle
Miles Traveled (VMT), changes in behavior, and people asking for increased transit
services. It is therefore reasonable and prudent to have in place an approach to
transportation for Lackawanna and Luzerne Counties that fits with a high energy cost
future. Focusing development and redevelopment at locations where residents can get
services close at hand and where commuters have some choices concerning how they
get to and from work makes sense. The Plan seeks to improve mobility in support of
focused development and redevelopment, including upgrades to the system of
roadways, sidewalks, and multi-use pathways.
This Plan requires further investment in added frequency and capacity in Lackawanna
and Luzerne Counties’ five key local transit agencies, including Lackawanna County’s
Coordinated Transportation and the Luzerne-Wyoming County Transportation
Department. The County of Lackawanna Transit System (COLTS) serves the City of
Scranton and surrounding areas of Lackawanna County Monday through Saturday. The
Luzerne County Transportation Authority (LCTA) serves the city of Wilkes-Barre and
surrounding areas Monday through Saturday. Hazleton Public Transit (HPT), a service
of the City of Hazleton’s Department of Public Services, operates nine routes in the City
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of Hazleton and surrounding townships and boroughs Monday through Friday, with
limited service on Saturdays and Sundays (see also Section 4.2).
The Transportation Plan proposes to upgrade the safety, connectivity, convenience, and
efficiency of each county’s transportation network in a way that is compatible with its 30
identified Priority Areas and abutting Infill Areas and connections to those locations from
other parts of the two counties. This includes maintaining and improving access and
mobility for vehicles, bicycles, pedestrians, and transit patrons.
The Plan also recognizes the importance of rail extensions for freight movement.
Lackawanna and Luzerne Counties both include two Class I railroads – Norfolk Southern
and Canadian Pacific. In Lackawanna County, additional rail service is provided by the
Northeast Regional Railroad Authority and the Reading, Blue Mountain and Northern
Railroad. In Luzerne County, feeder service from the Luzerne County Rail Authority, as
well as The Reading, Blue Mountain and Northern Railroad, is provided (as described in
Section 4.2).
The Plan also encourages the utilization of the existing infrastructure around the airport
and would promote the connections between the Moosic area and Montage Mountain
area to leverage existing transportation infrastructure and make more transportation
connections between existing and proposed development areas and the existing
international airport. Other development areas are also proposed around existing public
and private service airfields.

Mobility and Major Planning Concepts
The Land Use Plan’s major planning concepts outline three types of settings for Priority
Area development and redevelopment activity: City Centers, Borough & Township
Centers, and Transit Villages. While this Transportation Plan describes transportation
infrastructure improvements to support mobility throughout the Lackawanna-Luzerne
County areas, the Transportation Plan also stresses support for these Priority Area
settings. In every case, the development or redevelopment in these areas should be
seen as an opportunity to improve the transportation network.

Priority Areas Transportation
The City Centers, Borough and Township Centers, and Transit Villages Priority Areas all
anticipate development and redevelopment over time. Increases in population provide
an important opportunity to both meet multimodal transportation needs created by the
development and redevelopment and also to improve the surrounding transportation
network. This objective can be accomplished by promoting improved rapid transportation
linkages that are designed and constructed in concert with planned development and
redevelopment.
All of the Priority Areas need to have effective systems of mobility to allow circulation
within each setting (by various modes) and to connect to external systems of roads,
transitways, and trails. The Land Use Plan shows a number of locations for new Transit
Villages, but most Priority Areas are found in existing centers — to be reinforced and
revitalized over the planning period. For existing settings, the challenge will be to
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optimize the existing roadway system so that a balance is achieved between movement
of motorized vehicles and the establishment of transit, pedestrian, and bicycle-friendly
streetscapes that are key to retaining current residents and attracting new residents,
employment, and activity.
Roadways identified to support Bus Rapid Transit (BRT) service, such as Interstates 81
or 380 and State Highways including PA 309 and US 11 and even some local roadways,
may include future improvements allowing for exclusive travel lanes for transit vehicles.
This challenge however, can only be met if plans for new configurations are put into
place in the short term and funding options for phased construction explored in the
longer term.
The proposed Light Rail System will use existing rail lines and/or will share active freight
lines, which will minimize the expense of constructing new tracks. However, new rail will
be needed in some areas, primarily within the City of Wilkes-Barre and in the vicinity of
the Mohegan Sun Casino and the Wilkes-Barre/Scranton International Airport
The role access plays in “smart growth” development across Lackawanna and Luzerne
Counties is significant. The inclusion and integration of freight service, for example, can
provide Mixed-Infill Areas with opportunities to combine residential and commercial uses
with new cleaner industrial sites. Where new rail is to be added, supporting freight
service can be as necessary for employment opportunities as passenger service.

Infill Areas Transportation
Although the Land Use Plan identifies 30 Priority Areas, most are surrounding at least
one of 49 potential transit hubs identified in this chapter. Therefore, the majority of Mixed
Density Infill Areas and several adjoining Low Density Infill Areas either overlap with
catchment areas for public transit or fall in close proximity to their service. Integration of
Infill Areas with transit and neighboring Priority Areas is important. The emergence of
multimodal corridors with characteristics of “complete streets” – corridors with sidewalks,
crosswalks, bike lanes, transit shelters, and pedestrian-oriented lighting and amenities
(and perhaps even transit lanes) – will promote this integration.
Good pedestrian, bicycle, and public and private vehicular access to transit stations and
Priority Areas promotes greater intensities of land use activities near station hubs and
encourage stronger ridership for both BRT and passenger rail service. Although many of
the proposed transit stations and Priority Areas may already include adequate access
from surrounding neighborhoods, greater emphasis should be placed on connectivity
among Priority Areas, including newer centers such as Transit Villages as well as any
additional transit stations (whether associated with Priority Areas or not).

Improved Public Transportation Service
The plan for future transit service in Lackawanna and Luzerne Counties includes both
new passenger rail (primarily, although not exclusively, light rail) and new Bus Rapid
Transit (BRT) modes. These are shown on the Land Use Plan and discussed in detail
below.
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Passenger Rail
The Transportation Plan builds on the 1999 feasibility study of a potential light rail line
from Scranton to Wilkes-Barre and as well as the Lackawanna Cut-Off Project, to reinstitute passenger rail service on the abandoned rail right-of-way of the Lackawanna
Cutoff and over existing freight right-of-way in Pennsylvania. The re-instituted rail line
would provide service from Scranton to Hoboken, New Jersey or to New York Penn
Station via transfer to Mid-Town Direct service, by connecting to the existing NJ
TRANSIT Montclair-Boonton and Morris & Essex Lines.
There are a large number of active, inactive, and abandoned rail lines across
Lackawanna and Luzerne Counties. The Delaware & Hudson, Delaware, Lackawanna &
Western, Lehigh Valley Railroad, and Erie Railroad among others were attracted to the
Wyoming and Lackawanna Valley’s vibrant coal industry in the mid-nineteenth century
and built lines here. All provided freight service as well as long-distance passenger
service. Between Scranton and Wilkes-Barre, there was also an electric interurban line
named the Lackawanna & Wyoming Valley, supporting both passenger and freight
service until 1952.
Through a combination of existing and abandoned rail, the Transportation Plan proposes
three light rail lines for the future: A Red Line linking Scranton and Wilkes-Barre, with
several future Priority Area stops as it heads up the Lackawanna Valley; a Purple Line,
coming south from the International Airport on the west side of the Susquehanna River
until the vicinity of Route 309; and an Orange Line, making use of an existing track from
Scranton to Carbondale.
“Light rail” indicates the modern form of a trolley or streetcar, in this instance running on
tracks in an exclusive right-of-way (although light rail can conceivably run on tracks on a
street in mixed traffic, as many trolleys or streetcars did in the past). An example of
existing light rail in the two-county area is the Laurel Line, currently operating as a tourist
attraction out of downtown Scranton. This line could someday be used for passenger rail
service.
The aforementioned Lackawanna Cut-Off project, currently constituted as a passenger
rail service to be implemented in the near future from Scranton to Hoboken, had also, in
2005, been looked at as possibly extending from Scranton to Wilkes-Barre. One option
for the future is to have the Lackawanna Cut-Off’s “heavy” rail extend from Scranton to
Wilkes-Barre in lieu of the Red Line light rail. Were that to occur, the line could
conceivably follow the routing outlined below, and could have the same or similar
stations as those proposed for the Red Line.

Red
Wilkes-Barre to Scranton Light Rail
Light rail service between the cities of Wilkes-Barre and Scranton is demarcated in red.
The twenty-mile-long transit route largely incorporates the use of approximately 17 miles
of existing rail and three miles of proposed track. The following eight station stops, listed
south-to-north, are proposed:
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Proposed Wilkes-Barre to Scranton Light Rail Station Stops
zWilkes-Barre Intermodal Transportation Center/
Market Street Square (Wilkes-Barre)
zNorth Street (Wilkes-Barre)

zMohegan Sun Casino (Plains)
zInternational Airport (Pittston)

zBrewery (Pennsylvania Avenue) (Wilkes-Barre) zMontage (Moosic)
zCleveland Street (Plains)

zScranton Intermodal Transportation
Center

Wilkes-Barre Intermodal Transportation Center/Market Street Square Station is
located at the intersection of Wilkes-Barre Boulevard and Market Street in the City of
Wilkes-Barre. At this station, transit connections with the proposed Nanticoke/Dallas
BRT (Green) Line are provided. Light rail service parallels N. Pennsylvania Avenue for ¼
mile northeast on existing rail before arriving at North Street.
North Street Station is located near the intersection of Pennsylvania Avenue and E.
North Street in the City of Wilkes-Barre. Transit service heading northeast toward
Brewery Station continues on same tracks for an additional mile.
Brewery (Pennsylvania Avenue) Station is situated to the immediate southwest of the
Rt. 309 and Wilkes-Barre Blvd interchange, within the City of Wilkes-Barre. The
proposed station site is north of the intersection of Wilkes-Barre Blvd. and Conyngham
Ave. The station also provides transit connections with the proposed Nanticoke/Dallas
BRT (Green), Hazleton/Wilkes-Barre BRT (Yellow) and Mountaintop (Tan) Lines.
Service to Cleveland Street Station to the north and east is supported by roughly 1¼
miles of existing rail.
Cleveland Street Station is adjacent to the intersection of Mayock and S. Oak Streets
in Plains Township. From this station, service to Mohegan Sun Casino Station includes a
combination of existing and proposed new rail. Northbound, transit operates on an
existing line for ¾ mile before connecting onto a ½-mile portion of a new east/west rail
crossing the Luzerne Shopping Center entrance road to the east and arriving at
Millcreek Road and Pocono Downs.
Mohegan Sun Casino Station is located at Millcreek Road (Route 315) near Pocono
Downs Road in Plains Township. Proposed northbound service to Wilkes-Barre
Scranton International Airport is supported by ¾ of a mile of added north/south track
parallel to Route 315 and ½ mile of east/west track following utility line right-of-way
before connecting to existing track. Service continues northeast on 5¾ miles of rail
before diverting onto new track beneath the US-11 Pittston Avenue bridge near Avoca
Borough. Light rail service continues for 1 mile along side Route 315/Terminal Road
before arriving at the International Airport Station.
International Airport Station is located at the Wilkes-Barre Scranton International
Airport in Pittston Township. Transit connections with the Susquehanna Valley Light Rail
(Purple) Line are provided at this station. Northbound light rail service to Montage
Mountain Station operates on a combination of proposed and existing rail. Light rail exits
the airport on a ½ mile of new track that follows the western edge of the airport and
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parallels Dawson Street north, before joining an existing rail line as it turns east for ¾
mile. After crossing under the PA Turnpike, this line heads north around the eastern side
of Rocky Glen Pond for nearly 2½ miles before arriving at Montage Mountain Station.
Montage Mountain Station in Moosic Borough is adjacent to an existing rail line at
Glenmaura National Blvd. Service leaving Montage Mountain Station northbound for
downtown Scranton is supported primarily by 4¾ miles of existing rail currently
supporting the Historic Steamtown Trolley Line. Abutting the eastern side of Interstate 81
this route continues north for 2¼ miles before crossing I-81 to the west and entering a
existing subway tunnel. Rail exits the subway line roughly 1 mile north before turning
west for approximately 1½ miles before arriving at Scranton Station.
Scranton Intermodal Transportation Center is the terminus for light rail service from
the City of Wilkes-Barre. The station is adjacent to Lackawanna Avenue and Cliff Street
in Downtown Scranton. Additional transit connections include the Scranton/Carbondale
Light Rail (Orange) Line as well as the Covington/Keystone College BRT (Blue) Line.

Purple
Wyoming Valley Light Rail
Light rail service between Forty-Fort/Kingston and the Wilkes-Barre Scranton
International Airport is demarcated in purple on the Land Use Plan map. The majority of
this 12¼-mile transit route is comprised of 10½ miles of existing and 1¾ miles proposed
rail servicing primarily the west side of the Susquehanna River. The following six station
stops, listed south-to-north, are proposed:
Proposed Wyoming Valley Light Rail Station Stops
zRutter-Welles (Forty-Fort)

zWest Pittston

zMurray Street (Forty-Fort)

zMoosic

zWyomings (West Wyoming Borough)

zInternational Airport (Pittston)

Rutter-Welles Station is located on the municipal boundary of Kingston and Forty-Fort,
near the Rutter Avenue exit of Route 309 at Rutter Avenue and Welles Street. At this
station, connections with the Nanticoke/Dallas BRT (Green) Line are provided. Service
to Murray Street Station operates along a ¼ mile stretch of new north/south rail utilizing
an existing rail right-of-way adjacent to Rutter-Welles Station.
Murray Street Station is located roughly 250 feet to the east of the Routes 309 and 11
interchange along Murray Street in Forty-Fort Borough. The station is linked to an
existing adjacent east-west freight line. Service continues northeast to Schooley Avenue
Station along this freight line for 4½ miles closely following Wyoming Avenue (US 11)
before arriving at the Wyomings Station.
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Wyomings Station is situated on the boundary between Wyoming and West Wyoming
Boroughs, west of 8th Street. There is an extensive underutilized area around the
station, mostly to the north of the tracks, which represents a transit-oriented
redevelopment opportunity of considerable acreage.
West Pittston Station is north of Maple Street and south of the intersection of Ash and
Ann Streets in West Pittston Borough. Service to Moosic Station continues to utilize this
existing line and its bridge crossing over the Susquehanna River for 1½ miles before
diverting northeast at a split in the rail line in Duryea. Service continues northeast for
approximately two miles before arriving at Moosic Station.
Moosic Station is proposed to the southeast of the intersection of Birney Avenue (US.
11) and Erie/Orange Streets. Service to the International Airport Station continues
northeast for roughly 1¼ miles along existing track before diverting onto new tracks
heading south for 1½ miles paralleling Dawson Street and then along the western edge
of the airport before arriving at its final station.
International Airport Station is the terminus for light rail service from Kingston/FortyFort. The station is located at the Terminal Road intersection at Wilkes-Barre Scranton
International Airport in Pittston Township. Transit connections with the Wilkes-Barre to
Scranton Light Rail (Red) Line are provided at this station.

Orange
Scranton to Carbondale Light Rail
Light rail service between the cities of Scranton and Carbondale is shown on the Land
Use Plan map in orange. The 16-mile transit route utilizes existing freight lines and other
existing rail and includes the following nine proposed stops, listed south-to-north:

Proposed Scranton to Carbondale Light Rail Station Stops
zScranton Station

zSalem Street (Archbald)

zOlive Street (Scranton)

zJermyn

zDickson City

zMayfield

zOlyphant

zCarbondale

zJessup
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Scranton Station is located near the intersection of Lackawanna Avenue and Cliff
Street in downtown Scranton. From this station, transit connections with the
Covington/Keystone College BRT (Blue) and Wilkes-Barre to Scranton Light Rail (Red)
Lines are provided. Light rail service within the city continues ½ mile north to Olive Street
by way of an abandon freight rail line.
Olive Street Station is proposed at the northeast corner of the intersection of Olive
Street and Capouse Avenue. Service continues on same tracks for 3¼ miles before
arriving at Dickson City Station.
Dickson City Station provides light rail service to the borough as well as North
Scranton. The location is ¼ of a mile north of the I-81/US 6 interchange and roughly 300
feet east of Main Street. Service to Olyphant continues northeast for ¼ mile before
changing tracks via 50 feet of new rail and proceeds to cross and then follow the
Lackawanna River along its east side for an additional 2½ miles before reaching the next
station.
Olyphant Station is located between N. Valley and Garfield Avenues near the
intersection with Lynch Street. The potential for new transit-oriented development
potential exists immediately east of Garfield Avenue. Service to Jessup Station
continues northeast for 1¾ miles.
Jessup Station is roughly ¼ miles north of Hill Street and also includes an opportunity
for new transit-oriented development. Service to Salem Street Station is supported by
existing tracks northeast for ½ mile before switching tracks and continuing for 1½ miles
north into Archbald Township’s Salem Street Station.
Salem Street Station is in close proximity to the Lackawanna River’s east side on
Salem Street in Archbald Township. The station is also roughly ½ mile west of the Casey
Highway (US 6). Service continues north on this rail between the Lackawanna River and
US 6 for 2 miles before arriving at Jermyn Station.
Jermyn Station is near the north side of the intersection of Chestnut and Delaware
Streets in East Jermyn. Delaware Street would provide multimodal access to the light rail
service from Jermyn’s business center on the west side of the Lackawanna River. Rail
service continues northeast along an existing freight line for 1½ miles to Mayfield
Station.
Mayfield Station is located adjacent to the eastern side of the Oak Street and
Lackawanna Avenue intersection. The potential for new transit-oriented development
exists along the eastern side of the proposed station. Light rail service continues on the
same tracks following the Lackawanna River approximately 2 miles before crossing over
to the river’s west side and continuing for an additional ¼ mile north into Carbondale
Station.
Carbondale Station is the terminus of the Scranton-Carbondale (Orange) Line. The
station is proposed for the intersection of 8th and Mill Streets in the City of Carbondale,
across the Lackawanna River from downtown.
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Bus Rapid Transportation
A future with passenger rail service is an attractive one for both counties. However,
except perhaps for the Scranton-to-New Jersey line, which has a head start, these
prospective new lines will not be easy to implement. They will take a lot of money,
upgraded tracks and signals, legal agreements with other railroads, and new rolling
stock. They may not be open for business within the 20-year time frame of the
Lackawanna-Luzerne Regional Plan. For more immediate solutions, this Plan
recommends a system of Bus Rapid Transit (BRT) service for the two counties. BRT is a
technology that is here today and becoming popular all over the country. It is relatively
inexpensive, flexible, and can be upgraded as interest, ridership, and funding become
available.
BRT is bus service that is, at a minimum, faster than traditional local bus service and, at
a maximum, includes grade-separated bus operations. The vehicles are usually
specialized, more attractive, and more comfortable than traditional transit buses. To
reduce travel time and to provide faster service, BRT may incorporate Intelligent
Transportation Systems (ITS) technologies that provide for elements like off-vehicle
payment, rapid boarding, and electronic guidance for berthing.
One of the best features of BRT service is the way it allows transit agencies to take
advantage of the existing network of roads. In a relatively short period of time, for
instance, a BRT service could be up and running on I-81 from Hazleton to Wilkes-Barre.
Designated stops could be in place at interchanges along the way where park-and-ride
lots allow commuters who live a reasonable driving distance away to travel to the lot,
park, and take BRT to their destination. Over the 20-year term of this Plan, as passenger
demand may dictate and as funding may become available, BRT has the flexibility to
evolve into something a little more, such as being able to run in an exclusive lane that is
part of the I-81 cross-section, thereby bypassing highway congestion.
The Land Use Plan map shows five projected BRT lines: the Blue Line CovingtonKeystone College line, via Route 307, I-380, I-81, Downtown Scranton, US 11, I-81, and
US 6/11; the Yellow Line Hazleton-Wilkes-Barre BRT, traveling primarily along I-81; the
Light Blue Line Hazleton Area BRT; the Green Line Dallas-Wilkes-Barre-Nanticoke
BRT, traveling in the right-of-way of Route 309, in the right-of-way of some additional
roadways, and utilizing its own right-of-way in its approach to Nanticoke; and the Tan
Line Mountain Top BRT.

Blue
Covington/Keystone College BRT
BRT service between the Township of Covington and Keystone College by way of
Scranton is demarcated in blue on the Land Use Plan map. The 25-mile rapid transit
route is supported by a network of existing limited-access highways and local roadways.
A designated peak-hour transit lane in each direction is recommended on existing
roadways where sufficiently-wide shoulders exist and other supportive conditions are
present. Transit vehicles will share lanes with mixed traffic where transit lane designation
is not feasible. The following are the eleven station stops, listed south-to-north, along the
Blue Line:
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Proposed Covington/Keystone College Bus Rapid Transit Station Stops
zCovington

zViewmont Mall (Scranton)

zRoute 307 Park & Ride (Covington)

zSouth Abington

zDunmore Park & Ride (Dunmore)

z Clarks Summit

zCedar Avenue (Scranton)

z Glenburn

zScranton Intermodal Transportation
 Center

zDalton
zKeystone College

Covington Station is adjacent to PA 307 in Covington Township. Scranton/Daltonbound BRT service follows PA 307 for 2½ miles before arriving at the Route 307 Station.
Route 307 Park & Ride is located to the immediate east of the Interstate 380
interchange with PA 307. This station provides an opportunity for an intercept park-andride lot and during peak hours commuters heading to or coming from Scranton have the
opportunity to switch modes at this location. BRT service to Dunmore Park-and-Ride is
supported by transit vehicles operating on 7½ miles of Interstate 380 North.
Dunmore Park & Ride is proposed for the interchange of Tigue Street and I-380.
Similar to the Route 307 and I-380 Park-and-Ride, this site promotes the interception of
commuters bound to and from Scranton from both I-380 and I-84 corridors and beyond.
Service to Bogart Station in downtown Scranton includes use of I-81 South (¼ mile north
of Dunmore Park-and-Ride) and Scranton Expressway (2¾ miles south along I-81). BRT
vehicles arrive at Bogart by way of Cedar Avenue, approximately ¼ mile north of the
terminus of the Scranton Expressway and about one mile west of I-81.
Cedar Avenue Station in downtown Scranton is located at southeast corner of Bogart
Place and Cedar Avenue. Service to Scranton Station continues north on Cedar Avenue
for 200 feet before turning left and continuing west on Lackawanna Avenue for ½ mile.
Scranton Intermodal Transportation Center is located near the intersection of
Lackawanna Avenue and Cliff Street in downtown Scranton. From this station, transit
connections with the Wilkes-Barre/Scranton Light Rail (Red) and Scranton/Carbondale
Light Rail (Orange) Lines are provided. BRT service within the city continues west on
Lackawanna Avenue ¼ mile, north on 7th Street for a ¼ mile, and north on US 11
(Scranton Expressway) for 3¼ miles before arriving at Viewmont Mall Station.
Viewmont Mall Station includes an ambitious reconfiguration of its surrounding
shopping center into an environment supportive of transit-oriented development and
multimodal mobility. The station site is identified to the immediate north of the Scranton
Expressway and Interstate 81 within city limits. Because of this location, an opportunity
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for intercept park-and-ride also exists. BRT service to South Abington is supported by
transit vehicles entering I-81 North at Viewmont Mall for 2¼ miles before merging on to
PA 6/11 north for ½ mile before arriving at the next station.
South Abington Station is adjacent to Routes 6/11 (State Street) along its east side
and immediately to the north of the PA Turnpike Northeast Extension bridge span
(Freedom Bridge) in South Abington Township. Service to Clarks Summit Station is
supported with BRT service continuing on State Street for roughly one mile.
Clarks Summit Station is identified north and west of the intersection of Winola Road
and State Street (Routes 6/11). The site is located in downtown Clarks Summit, less
than 200 feet behind State Street businesses along the east side of the freight rail line
(Canadian Pacific). Service to Dalton Station resumes northwest on North State Street
(Routes 6/11) for 3¼ miles.
Glenburn Station in Glenburn Township includes land north of the Old State Road
intersection along both sides of Route 6/11. There are currently intermittent commercial
businesses in the area.
Dalton Station is the next-to-last stop for BRT service from the Township of Covington.
The station is located roughly ¼ mile to the south of the Borough’s center along the east
side of Routes 6/11 (S. Lackawanna Trail).
Keystone College in La Plume Township is the terminus for the Blue Line BRT service.
The station is located at the southwest corner of the intersection of US Route 6 and S.
Overbrook Road and adjacent to the Keystone College campus.

Yellow
Hazleton/Wilkes-Barre BRT
BRT service between the City of Hazleton and City of Wilkes-Barre is demarcated in
yellow on the Land Use Plan map. The 30-mile rapid transit route primarily operates
along rights-of-way of Interstate 81 and portions of PA 309. Where feasible, an exclusive
BRT travel lane in each direction is the ultimate objective, but is not a prerequisite for
BRT service; BRT may operate in mixed traffic. It should be noted that in several states,
DOTs permit buses to use the paved shoulder of major highways, some of them limitedaccess highways.
This BRT service route provides improved access between the Hazleton area and the
central river valleys of the two counties. This route also promotes connections to transit
services branching out from the cities of Wilkes-Barre and Scranton. The
Hazleton/Wilkes-Barre Line includes the following four south-to-north stops:
Proposed Hazleton/Wilkes-Barre Bus Rapid Transit Station Stops
zChurch Street (Hazleton)

zNuangola-Rice Park & Ride (Rice)

zCranberry Ridge (Hazleton)

zBrewery (Pennsylvania Ave) (Wilkes-Barre)
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Church Street Station Intermodal Center is located at Church and Laurel Streets
along the south side of Mine Street. Wilkes-Barre-bound BRT service would follow Broad
Street northwest for roughly ½ mile and turn west/southwest onto PA 924 for an
additional ½ mile before arriving at Cranberry Ridge Station.
Cranberry Ridge Station is located at the intersection of South Broad Street and PA
924 in Hazleton. Transit connections with the Hazleton Area BRT (Light Blue) Line are
also provided. Service continues west on PA 924 for 2 miles before entering on to
Interstate 81 North and exiting for the Nuangola-Rice Station 16 miles to the north.
Nuangola-Rice Park-and-Ride Station is in Rice Township and is roughly 1¼ miles
southeast of the Borough of Nuangola and immediately west of the highway interchange.
This is a location for primarily for BRT park-and-ride service, with commuters driving to
the park-and-ride lot from surrounding areas. Service to Wilkes-Barre continues for an
additional 16 miles on I-81 before merging onto PA 309 North for Brewery Station in
Wilkes-Barre.
Brewery (Pennsylvania Avenue) Station is the terminus for BRT service from the City
of Hazleton. The station is situated to the immediate northeast of the Rt. 309 and WilkesBarre Blvd interchange, and adjacent to the intersection of N. Washington Street and
George Avenue in Wilkes-Barre. Additional transit connections include the
Nanticoke/Dallas BRT (Green), Mountaintop (Tan) and Wilkes-Barre-to-Scranton Light
Rail (Red) Lines.

Light Blue
Hazleton Area BRT
Bus rapid transit (BRT) service between Hazle Township and West Hazleton Borough by
way of Hazleton City is demarcated in light blue on the Land Use Plan map. The 6-mile
rapid transit route is supported by a network of both new and existing roadways. The
new service roads, although limited in length, are reserved for BRT vehicles.
A designated peak-hour transit lane in each direction is recommended on existing
roadways where sufficiently-wide shoulders exist and other supportive conditions are
present. Transit vehicles will share lanes with mixed traffic where transit lane designation
is not feasible. The following are the five station stops, listed south-to-north, on the
Light Blue line:

Proposed Hazleton Area Bus Rapid Transit Station Stops
zHumboldt Center (Hazle)

zValmont Industrial Park (West Hazleton)

zCranberry Ridge (Hazleton)

zPenn State Hazleton (Sugarloaf)

zValmont Plaza (West Hazleton)

2-49

Lackawanna-Luzerne Regional Plan

Humboldt Center Station is located at the southwest corner of the intersection of
Forest Road and Maplewood Drive in Hazle Township, and services the Humboldt
Industrial Center. Transit to Cranberry Ridge Station in the City of Hazleton is supported
by northbound BRT service on Maplewood Drive for ½ mile and 3 miles east along PA
924.
Cranberry Ridge Station is located at the intersection of South Broad Street and PA
924 in Hazleton. Transit connections with the Hazleton/Wilkes-Barre BRT (Yellow) Line
are also provided. Service continues north on Broad Street for ½ mile then northwest on
Susquehanna Boulevard (PA 93) arriving at Valmont Plaza Station.
Valmont Plaza Station is adjacent to Susquehanna Boulevard in a shopping center in
West Hazleton Borough. Opportunities exist here to reconfigure the shopping center into
an environment supportive of transit-oriented development and multimodal mobility. BRT
service continues on Susquehanna Boulevard north for an additional ½ mile then west
onto a proposed new service road for ½ mile before arriving at Valmont Industrial Park
Station.
Valmont Industrial Park Station provides BRT service to the surrounding industrial and
corporate businesses in West Hazleton. The station site is at the intersection of Jaycee
Drive and a proposed service road. Service to Penn State Hazleton Campus follows
Jaycee Drive north for ½ mile, west on Dessen Drive (900 feet), north on Kiwanis
Boulevard (¼ mile) to Susquehanna Boulevard west (700 feet).
Penn State Hazletown Station, in Sugarloaf Township, is the terminus for BRT service
from Hazle Township. The station is located adjacent to Susquehanna Boulevard at the
intersection with University Drive.

Green

a

Nanticoke/Dallas BRT
BRT service between the City of Nanticoke and Borough of Dallas by way of WilkesBarre is shown in green on the Land Use Plan map. The 9-mile rapid transit route is
supported by a network of both new and existing roadways. The new service roads,
although limited in length, are reserved for BRT vehicles. A designated peak-hour transit
lane in each direction is recommended on existing roadways where sufficiently-wide
shoulders exist and other supportive conditions are present. Transit vehicles will share
lanes with mixed traffic where transit lane designation is not feasible. The following 12
station stops are on the Green Line, listed south-to-north:
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Proposed Nanticoke/Dallas Bus Rapid Transit Station Stops
zNanticoke

zBrewery Station (Pennsylvania Ave.)

(Wilkes-Barre)
zDundee Plaza Park & Ride(Hanover) zRutter-Welles (Forty-Fort)
zButtonwood (Hanover)

zLuzerne Shopping Center (Luzerne)

zThe Crossroads (Hanover)

zTrucksville (Kingston Twp.)

zIntermodal Transportation Center

zShavertown (Kingston Twp.)

(Wilkes-Barre)
zMarket Street Square

zDallas

(Wilkes-Barre)

Nanticoke Station is proposed at Railroad and Chestnut Streets in the City of
Nanticoke. Wilkes-Barre/Dallas-bound BRT service is supported initially on a proposed
east/west service roadway. Eastbound, this new road would parallel a neighboring
freight rail for ¾ of a mile before merging onto the existing Sans Souci Parkway.
Approximately ¼ mile east of this merge, BRT vehicles arrive at the Dundee Plaza
Station/Park-and-Ride.
Dundee Plaza Park & Ride Station is located to the immediate east of Sans Souci
Parkway and South Cross-Valley Expressway (PA-29) in Hanover Township. This
station also provides an opportunity for an intercept park-and-ride lot and during peak
hours commuters heading to or coming from Wilkes-Barre have the opportunity to switch
modes at this location. Service to Buttonwood Station follows Sans Souci Parkway
northeast for roughly two miles.
Buttonwood Station is located at the signalized intersection of Sans Souci Parkway
near Hanover High School in Hanover Township’s Buttonwood section. Transit service
to The Crossroads Station follows Sans Souci Parkway northeast for a little over one
mile.
The Crossroads Station is the last station stop in Hanover Township and is situated on
existing right-of-way lands at the northeast corner of the Fellows Avenue and Sans
Souci Parkway intersection. Service from this station to the Wilkes-Barre Intermodal
Transportation Center would continue northeasterly along the final ½ mile stretch of
Sans Souci Parkway before diverting onto a new southeast/northwest service road.
This service road in Wilkes-Barre parallels existing freight rail lines for ¾ of a mile before
joining Thomas Street (existing), then Pennsylvania Avenue. BRT vehicles travel
southeast on Pennsylvania Avenue for approximately 1½ miles before turning northwest
at E. Northampton Street (500 feet), northeast onto S. Washington Street (500 feet), and
arriving at the Intermodal Transportation Station.
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Wilkes-Barre Intermodal Transportation Center is located on the north side of S.
Washington Street between E. Northampton and Market Streets in downtown WilkesBarre. At this station, transit connections with LCTA Transit are also provided. BRT
service exits the Intermodal Transportation Center onto South Washington Street; to get
to Market Street Square, buses would turn left onto East Northampton Street, then turn
left onto Wilkes-Barre Boulevard.
Market Street Square Station is closest to the intersection of Wilkes-Barre Boulevard
and Market Street in downtown Wilkes-Barre. At this station, transit connections with the
Wilkes-Barre to Scranton Light Rail (Red) Line are provided. BRT service continues
northeast on Wilkes-Barre Boulevard for 1¾ miles before arriving at the Brewery Station.
Brewery (Pennsylvania Avenue) Station is to the immediate northeast of the Route
309 and Wilkes-Barre Blvd interchange. The proposed site is adjacent to the intersection
of N. Washington Street and George Avenue in the City of Wilkes-Barre. Transit
connections with the Hazleton/Wilkes-Barre BRT (Yellow), Mountaintop (Tan), and
Wilkes-Barre to Scranton Light Rail (Red) Lines are also provided at this station.
Nanticoke/Dallas BRT service enters on to PA 309 North for 1½ miles, crossing the
Susquehanna River before arriving at Rutter-Welles Station.
Rutter-Welles Station is near the Rutter Avenue exit of Route 309 at Rutter Avenue
and Welles Street, on the municipal boundary of Kingston Borough and Forty-Fort
Borough. At this station, connections with the Susquehanna Valley Light Rail (Purple)
Line are provided. Service to Luzerne Shopping Center Station is provided also by way
of Route 309 north for an approximate distance of one mile northwest before exiting
directly onto Union Street.
Luzerne Shopping Center Station in Luzerne Borough is at the intersection of Union
and Buckingham Streets. BRT service follows Union Street northwest for ½ mile, then
merging on to Route 309 North for an estimated 2¼ miles before arriving at the
Trucksville Station.
Trucksville Station in Kingston Township is located adjacent to the intersection of S.
Pioneer Avenue and Memorial Highway. From this location, Route 309 continues on
Memorial Highway. Service to Shavertown Station is provided by continuing BRT service
northwest on Memorial Highway for 1¾ miles.
Shavertown Station in Kingston Township is identified at the intersection with Main
Street and Memorial Highway. Rapid transit vehicles follow the Memorial Highway from
Shavertown to its terminus in Dallas Borough, ½ mile north.
Dallas Station is proposed at the intersection of Route 309 (Tuckhannock Highway) and
Route 415 (Memorial Highway), located in Dallas Borough less than a half mile south of
the borough’s business center.
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Tan
Mountaintop BRT
BRT service between the City of Wilkes-Barre and Rice Township is shown in tan on the
Land Use Plan map. The approximately 18-mile rapid transit route is supported by
existing roadways. A designated peak-hour transit lane in each direction is
recommended on existing roadways where sufficiently-wide shoulders exist and other
supportive conditions are present. Transit vehicles will share lanes with mixed traffic
where transit lane designation is not feasible. The following are the four station stops,
listed southwest-to-northeast, along the Tan line:

Proposed Mountaintop Bus Rapid Transit Station Stops
z Nuangola-Rice Park & Ride (Rice)

zTriangle (Fairview)

z St. Jude’s (Wright)

zBrewery (Pennsylvania Ave)

(Wilkes-Barre)

Nuangola-Rice Park & Ride Station provides BRT service to Rice Township, roughly
1¼ miles southeast of the Borough of Nuangola and immediately west of the highway
interchange. This is a location primarily for BRT park-and-ride service, with commuters
driving to the park-and-ride lot from surrounding areas. Transit connections with the
Hazleton/Wilkes-Barre BRT (Yellow) are also available. Service to Wilkes-Barre begins
southeast along Church Road (SR 2047/CR 21) for approximately 3 miles before arriving
at St. Jude’s Station at PA Route 309.
Saint Jude’s Station is located at the northeast corner of the intersection of South
Mountain Blvd. (PA Route 309) and Luzerne County Route 21 in Wright Township.
Service to Triangle Station continues north along South Mountain Blvd. for roughly 2½
miles.
Triangle Station is situated at the shopping center at the intersection of Main Street and
South Mountain Blvd. (PA Route 309) in Fairview Township. BRT service to WilkesBarre Brewery Station continues north on Route 309 for 4¼ miles before merging onto
Interstate 81 north for approximately 5 miles, west on the Cross Valley Expressway
(Route 309) for 2 miles, and then arriving at Wilkes-Barre’s Brewery Station.
Brewery (Pennsylvania Avenue) Station is the terminus for BRT service from the
Nuangola-Rice Station. This hub is situated to the immediate northeast of the Rt. 309
and Wilkes-Barre Blvd interchange and adjacent to the intersection of N. Washington
Street and George Avenue in Wilkes-Barre. Additional transit connections include the
Nanticoke/Dallas BRT (Green) and Wilkes-Barre to Scranton Light Rail (Red) Lines.
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Improved Freight Transportation Service
According to the Scranton-Wilkes-Barre Rail Feasibility Study, potential demand for rail
freight services can be generated from two sources -- linking existing businesses to rail
service and the development of new businesses accessible to existing rail service.
Lackawanna and Luzerne Counties already provide cost competitive and dependable
rail service and publicizing this fact is probably the most important aspect of increasing
freight transportation service over the planning period.
In terms of new alignments for freight, the following are recommended linkages:
• Hanover Township, along the north side of the Sans Souci Parkway; and
• Newport Township at the Whitney Point mixed-use industrial park in Newport
Township.

Pedestrian and Bicycle Network
The provision for safe and convenient movement of pedestrians and bicyclists is an
important element of the Plan. Creating a two-county-wide trail system for walking, hiking,
and cycling will permit pedestrian and bicycle access to a variety of destinations. Nonvehicular access for residents to adjacent and nearby communities, schools, special
natural features, shopping, and specific sites for recreational facilities will promote
physical fitness, conserve energy resources, and improve air quality. Multi-purpose
trails for walking, biking, and hiking will frequently be part of greenways that will also
provide appropriate buffers between high-volume traffic arteries and residential areas.
Development of trails in conjunction with roadway improvement projects will be
encouraged. Circulation enhancements that encourage non-motorized transportation
alternatives, such as bicycle lanes and pedestrian paths, will be considered when planning
changes to roadways. Overall, the future pedestrian and bicycle network will be an
extension of the current system (See Figure 4.2.5).
Both counties will encourage the identification and preservation of scenic roadway corridors
as a way to preserve the rural character of the landscape and reinforce the two-county area
open space network. (This issue is discussed further in the Historic and Cultural
Resources Plan in Section 6 of this chapter.)
It is recommended that within Priority and Infill Areas, sidewalks or other forms of allweather pedestrian paths be provided in locations where pedestrian travel may reasonably
be expected to occur or where it is to be encouraged. These improvements can be
incorporated into local streetscape improvement projects. Between growth areas, on
selected highways and rural roads, shoulders should be installed wide enough to provide
for pedestrians and bicycles. Bicycle and pedestrian paths will be considered integral with
major new residential developments and as part of the interconnected county-wide open
space system.
In should be noted that frequently existing municipal Subdivision and Land Development
ordinances (SALDO) require the installation of sidewalks in conjunction with new land
developments. However, applications for SALDO approval usually ask municipal elected
officials to waive this requirement and frequently such waivers are granted. Going forward,
SALDO sidewalk requirements should be in place and should be upheld by not being
waived.
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2.3 Housing Plan
Goal
The goal of the Housing Plan is to provide for a diversity of housing opportunities in
harmony with existing development and the historical and natural environments.

Objectives
The objectives of the Housing Plan are as follows:
A.)

Facilitate a range of housing types, sizes, and price levels, to respond to changing
housing needs and to provide housing for various stages of the life cycle, household
configurations, and income levels;

B.)

Maintain the character of existing residential neighborhoods;

C.)

Establish existing, new, and rehabilitated housing units as an integral component of
emerging mixed-use Priority Areas;

D.)

Reduce vacancy rates in urban areas;

E.)

Create workforce housing to allow individuals entering the labor force to be able to
live in the communities where they work;

F.)

Ensure a high level of housing quality, both for new construction and for the existing
housing stock;

G.)

Promote the use of green building techniques and energy efficient housing design.

The Housing element of the Regional Plan explicitly recognizes the division of each county
into Priority and Mixed Density Infill Areas for housing growth and Conservation Areas as
the non-growth portion of the region. Conservation Areas include most of the land area of
Luzerne and Lackawanna Counties, and are proposed primarily for agriculture, resource
conservation, environmental protection, and recreation, with housing having only a very
minor role. Priority and Mixed Density Infill Areas are designated as the primary locations
for housing development and redevelopment.
The Housing element permits realistic opportunities for land development, to be
implemented through the Regional Plan, local plans, and county and municipal zoning
regulations. Changes in future residential development patterns are a key ingredient
toward ensuring a higher quality of life and a more sustainable future for the two counties.
Guided by this Plan, cooperation among state, county and local governments and property
owners and developers can achieve success for all parties.
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Housing and Major Planning Concepts
Priority Area Housing
The 30 Priority Areas located throughout Lackawanna and Luzerne Counties represent
significant opportunities to develop and redevelop properties for mixed uses, including
residential components. Parcels in these areas are suitable for higher-density residential
uses, such as multi-family (apartment) and single-family attached (townhouse) units, and
perhaps specialized residential uses such as life-care facilities. These areas may have
prospects for new residential uses in place of current uses or may include new multiple-use
(residential and commercial, for example) structures consistent with the special character
intended for these parts of both counties.
Demographic and other changes may mean that residential units in mixed-use
developments can tap into an increasing need for housing structural types other than
single-family detached units that meet the needs of residents entering the work force and
those wishing to downsize their dwellings. Higher density residential construction in
conjunction with commercial/mixed-use initiatives in Lackawanna and Luzerne Counties will
be able to respond to current and expected market demands over the planning period.
With a mix of commercial services, restaurants, and community functions, as well as
advantages with respect to proximity to transportation and employment, these areas should
be well-positioned to gain attractive, market-rate dwelling units at these locations, while also
providing opportunities for the addition of smaller, moderately-priced units.
City Center Priority Areas such as Scranton, Wilkes-Barre, and Hazleton are
considered the most appropriate for the highest densities of development, above 12
dwelling units per acre, and could range much higher. Many of these sites would
include multi-family residential buildings and the “vertical mix” of commercial and
residential uses in structures.
Borough and Township Center Priority Areas include communities such as Dalton
or Kingston Boroughs that are also appropriate locations for multi-family residential
uses. Their densities however, are at more moderate levels, generally closer to the
seven-to-twelve dwelling units per acre range. Housing types may include singlefamily attached dwellings as well as multi-family residential units in the form of
dwellings located just above a first floor retail or service commercial use. Overall
densities are appropriate when they are compatible with the local context and
consistent with local aspirations.
Transit Villages identified in Dickson City at the Viewmont Mall or around
Shavertown Station in Kingston Township, for example, provide opportunities for
residential densities higher than most Borough and Township Center Priority Areas,
but may also be lower than those in City Center Priority Areas (7-18 dwelling units per
acre). The highest intensities of residential development are encouraged within transit
core zones.
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Infill Area Housing
Infill Areas provide opportunities for new development and redevelopment on properties
that are vacant or underutilized. Mixed Density Infill Areas highlight the historic
settlement pattern in the Wyoming and Lackawanna Valleys, around Hazleton, and
existing mixed development at locations along Route 6/11 into the Abingtons, along
Route 309 up to Dallas, and in the Covington vicinity. While these are not expected to be
targeted locations for public investment, new housing will be built and others will be
upgraded.
Low Density Infill areas occur at various locations in the two counties and correspond to
where established low density, mostly residential, development already exists. As with
the Mixed Density Infill designation, new development is welcome here, although in the
case of Low Density Infill, such development will be at a low density and predominantly
residential.
New development or redevelopment of these areas will provide opportunities for new or
rehabilitated housing stock to be built using green building principles and both counties will
encourage environmentally-friendly housing construction.
Mixed Density Infill Areas include existing single-family detached and attached
dwelling units adjacent to transit stations and Priority Areas. Densities can range
from medium-high (seven-to-twelve dwellings per acre) in Scranton or Wilkes-Barre to
medium-low (four-to-eight dwellings per acre) in such places as Hazle Township or
Archbald Borough.
Low Density Infill Areas are predominantly located in townships that are not very
built up, such as Ross or Scott Townships. These areas are characterized by existing
single-family detached dwelling units located on large lots of one or more acres in
size. Future low density development will be highly clustered, using a development
strategy commonly referred to as “conservation development” that concentrates the
location for development and limits the disturbance of land for dwelling construction.
This method of development includes a high percentage of permanent open space
and natural resource protection that occurs in conjunction with land development.
In general, cluster development reduces the amount of land consumed for residences
when compared with conventional development methods, while at the same time
preserving a portion of development tracts for permanent open space uses. This
form of development design technique concentrates buildings in specific areas on a
site to allow the remaining land to be used for agriculture, preservation of
environmentally-sensitive areas, permanent buffers, open space, or recreational
uses. Cluster development can involve only modest set-asides of land for these
uses, or can involve set-asides of eighty percent or more of the whole tract being
considered for development. From the point of view of the Housing Plan, the latter
kind of development is preferred, since more permanent open space would result.
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Cluster development should be promoted for any new subdivisions in areas
designated for low density development, in order to conserve natural and open space
resources. In addition, if there is any flexibility when considering what portion of a
tract to reserve as open space, the emphasis will be placed on setting aside lands
that are contiguous to or complementary to existing open space, environmentally
sensitive areas or other related amenities.

Residential Classifications
Very-Low Density: One Dwelling Unit per 25 Acres
Residential development for most of the extent of both counties, except Priority and Infill
Areas, should reflect very low densities. This is in keeping with the need to encourage
continuing agricultural production, as well as the protection of both counties’ historic and
rural landscape, and the preservation of environmentally-sensitive resources.
The chief tools towards achieving very-low density residential development outside
designated growth areas are development regulations such as zoning. The two counties
and their municipalities need to work cooperatively to achieve suitable regulations which
will permit some degree of residential development in Conservation Areas, but not at the
expense of the primary functions indicated for these areas in the plan. Regulatory flexibility
is recommended, giving property owners a variety of choices if they choose to develop their
land and containing various economic inducements to build compactly and to support the
long-term goals and objectives of the plan for these areas.
Development regulations for very-low density residential areas should be based on the
principles of agricultural zoning outlined in Agricultural Resources (Section 2.6 of this
chapter). For conventional residential development an overall density limit of one dwelling
unit per 25 acres might be widely adopted in Luzerne and Lackawanna Counties. Density
gains could be achieved, however, by landowners who consent to utilize Transfer of
Development Rights (TDR) options. In general, the economic incentives built into land use
controls will be employed to help maintain the rural character of non-urbanized areas.

Medium-Low Density: One to Four Dwelling Units per Acre
Residential development within Infill Development Areas should occur at significantly higher
densities when compared to rural and agricultural areas. The enactment of zoning
ordinances supporting this idea is the principal measure by which the counties and their
municipalities can promote development within designated areas as opposed to rural
areas.
Medium-low density development in the two-county area should be at densities between
one and four dwelling units per acre, with an average of 2.5 dwelling units per acre.
Medium-low residential densities are usually associated with single-family detached
housing types on generous lots, but the Housing element of the Regional Plan
recommends that cluster development be promoted in these areas.
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Regulatory flexibility and zoning incentives in medium-low density areas are recommended.
Regulations may offer landowners conventional zoning for traditional medium- and large-lot
residential construction, and a variety of options, including special conditions and
associated benefits, for development that is supportive of the Regional Plan and local
plans.

Medium and Medium-High Density: Three to 12 Dwelling Units per
Acre
Areas close around the center of boroughs and cities and new Priority Areas, as well as in
Mixed Density Infill Areas, with their existing or anticipated public services, accessibility,
community facilities, employment, and shopping areas, are recommended for medium- and
medium-high density residential use. For development at the medium-density end of this
range, conventional single-family and lot-line detached dwelling units are likely structural
types. Medium- and medium-high density areas in Luzerne and Lackawanna Counties
should be at densities between three and twelve dwelling units per acre, with an average of
five dwelling units per acre.
Medium-high density residential development, found principally at the center of several
existing boroughs and villages, is expected to occur in conjunction with these urban places,
and to include a wide variety of structural types, including small-lot single-family detached
dwellings, single-family attached (townhouse), and multi-family (garden apartment, mid-rise
apartment) units. Provisions for on-site or neighborhood permanent open space must be
made. A diversified housing mix, attractive to various household types and income levels,
will be pursued for boroughs, villages, and cities.
As outlined under "Commercial Uses" in Section 2.1, a major goal of the Plan is to reinforce
city and borough business districts. New residential development in and around these
districts is a critical component in support of this goal, but this development must be
undertaken in a manner that is sympathetic to the character of historic borough, village, and
city centers. Appropriate housing types in borough business districts should be
encouraged. In particular, multi-family units that occur in buildings with commercial and
office storefronts should be encouraged for both new construction and renovation of
existing buildings.

High Density: 12+ Dwelling Units per Acre
Areas in Lackawanna and Luzerne Counties receiving a high density designation include
the most urban areas of Hazleton, Scranton, and Wilkes-Barre, as well as several Transit
Village Priority Areas. High density housing is at a minimum of 12 dwelling units per acre
and generally in the form of multi-family structural types. Such redevelopment should take
advantage of an expanded transit service as well as walkability, access to employment,
shopping, and recreation areas. Increases in the level of residential populations in more
urban places is also important for economic revitalization as it is for increasing personal
security. By promoting ground floor commercial space, new mixed use high density housing
can increase pedestrian traffic and promote resident activity and social interaction over a
daily span of 16 to 18 hours. These areas may include former commercial and industrial
buildings converted into residential space, such as “loft” apartment units.

2-59

Lackawanna-Luzerne Regional Plan

Affordable Housing
Housing affordability in Lackawanna and Luzerne Counties is formally assisted through a
combination of privately- and publicly-operated facilities and publicly-administered
programs for low- and moderate-income families and individuals. However, for most
residents of the two counties, housing affordability questions must be addressed without
the availability of formal subsidies.
Traditionally, housing costs in the two-county area have been relatively low. Although
population has decreased in some municipalities due to lack of economic opportunities, the
availability of low-cost housing provides an incentive for people to remain in or move to the
region. As this housing plan focuses, in part, on maintaining and providing opportunities for
residential use within existing boroughs and cities, the counties should continue to explore
opportunities for providing additional housing in conjunction with community revitalization
efforts.
The two counties should continue to pursue state and federal funding where it is available
for new construction, rehabilitation, low-interest mortgages, and rental-assistance
programs. Increased economic opportunities in both counties would also assist residents
to afford suitable housing.

Fair Share
The term “fair share” comes from legal decisions that have been made, beginning in the
mid-1970s. Courts have held that local government land use regulations must allow for
the housing needs of people who may desire to live within municipal borders. In that
regard, an ordinance may not exclude legitimate uses of land, such as multi-family
housing, either by specifically prohibiting the use or by failing to make provisions for the
use. Each municipality, then, must do its fair share in accommodating various housing
types that may be in demand in a region.
In addition to being a legal requirement, providing a fair share of housing types makes
sense for local businesses that need a diversity of workers to meet their varied needs. A
diverse workforce can be seen as a competitive advantage for corporations to remain or
to locate within the two-county area.
While Lackawanna and Luzerne Counties currently contain a diverse mix of housing
types, both counties will continue to promote providing a fair share of housing types.
The central concepts of the Regional Plan will provide opportunities to increase the
diversity of housing options within the two-county area. The higher density housing
options allowed within Priority Areas and Mixed Density Infill Areas make possible the
provision for affordable housing in a way that new development confined solely to single
family detached housing would not.
Still, high density housing options may not produce affordable units without concerted
efforts by the state, the two counties, local municipalities, and housing advocates.
Discussions by county and municipal leaders with developers and non-profits may yield
opportunities to build some affordable units as part of new developments. For example,
integrating workforce housing within a multi-unit development is possible through
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choices in the square footage and the amenities within the unit, and can also be
achieved without substantially changing the outward appearance of a unit, thereby
allowing units of differing costs to be easily located near each other within a
development. Developers could also be offered incentives such as an expedited review
process, or increased density allowances (the most common way to achieve workforce
housing in Pennsylvania).
In order to encourage housing options for people of all incomes, the two counties could
convene a task force to discuss best practices within Pennsylvania and throughout the
nation in order to determine whether and how to implement policies that respond to the
circumstances and needs of Lackawanna and Luzerne Counties. The region may
consider expanding that conversation to neighboring counties in order to consider the
challenges and benefits at a larger scale and potentially learn from the best practices of
others. Resources and guidance are available, including an Urban Land Institute study
of how to implement affordable, workforce housing in the Washington DC, Chicago, and
Atlanta regions. The study describes specific strategies to encourage affordable housing
and provides examples intended to stimulate actions in other communities.
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2.4 Community Facilities Plan
Goal
The goal of the Community Facilities Plan is to provide public services and facilities in
the most cost-effective and environmentally-sensitive manner, taking into account the
existing and future residential and non-residential needs of the two-county area.

Objectives
The objectives of the Community Facilities Plan are as follows:
A.)

Locate community facilities such as libraries, post offices, senior centers, parks,
and health care and emergency services at strategic locations within the twocounty area, particularly in Priority Areas, to meet existing and future needs;

B.)

Promote high quality, educational opportunities for all residents through locating
expansions and added facilities in Priority Areas where population concentrations
and multiple modes of transportation exist;

C.)

Encourage additional intergovernmental cooperation and shared municipal
services;

D.)

Construct new public safety and emergency service facilities in a manner
consistent with the International Building Code for high wind, snow and flood
damage prevention.

Community facilities provide basic services to ensure the health, safety, welfare, and
enrichment of residents. The number, type, and adequacy of the facilities influence the
quality and general livability of communities. Additionally, these facilities increase each
county’s ability to retain and attract new residents and businesses.
Note that a separate Joint County Hazard Mitigation Plan provides a more complete
analysis and strategy for public safety and emergency preparedness.

Community Facilities and Major Planning Concepts
Priority Areas are the places targeted for future residential, retail, and employment
growth. It makes sense for community facilities to locate here, where concentrations of
people are and where accessibility is good.
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The existing 25 public libraries should be maintained, but also expanded to serve Priority
Areas. As these 30 locations across the two counties grow, library branches should
consider expanding their facilities and/or providing additional branch facilities to serve as
a strong civic/community component for Priority Areas.
Public and private schools and institutions of higher learning are also appropriate for
these Priority Areas, and opportunities to build partnerships with these significant
employers will be pursued. Educational facilities at these places dovetail with
employers’ needs for a workforce close at hand.
Priority Area (and Infill Area) residents, workers, students, and visitors will be able to
access recreational facilities that are either in close proximity and/or accessible through
a network of open spaces, trails, and greenways as described in the next section of this
chapter.

Intergovernmental Cooperation
Each of the two-county area’s 116 municipalities has traditionally been responsible for
providing its citizens with basic public services and facilities. As municipalities
experience growth or decline, and demands for services and facilities change, meeting
the needs of citizens has become more and more challenging for many municipalities.
Over time, declining municipal revenues of municipalities have produced much
duplication of services and facilities. Greater intergovernmental cooperation is needed
so that services and facilities can be provided more efficiently and economically.
Member municipalities in a consortium, for example, can participate in money-saving
joint purchasing programs and other joint services. Long-range land use planning, multimunicipal comprehensive plans, capital improvement plans, and municipal budgets are
other tools that can help municipal decision-makers identify opportunities and strategies
for increased intergovernmental cooperation.
To ensure that emergency response services are the most efficient, adequate, and costeffective, future service areas need to be based not on political boundaries, but on
boundaries determined by physical features such as road systems, rivers and
topography that affect the ability of emergency responders to reach destinations quickly.
Municipalities should work together to consider needs for additional or modernized
police, fire, and or EMS stations to accommodate future growth and investment.

Public Safety Services
Community-based emergency medical service providers, such as fire companies and
ambulance corps, must compete with a variety of other private operators seeking
support from residents. Police stations throughout Pennsylvania compete for the same
funds. As demand outpaces available funds, many municipalities in the two-county area
are finding it increasingly difficult to provide adequate police services. Some local
municipalities are beginning to rely more heavily on state and county police protection,
especially if they are unable to provide 24-hour service.
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Most of the fire departments in Lackawanna and Luzerne Counties are volunteer, which
also raises the concern of adequate manpower. These conditions can tax a fire
department’s ability to provide sufficient service. These issues raise the need for
coordination between fire departments to ensure adequate equipment, staffing, and
other resources.
Consolidation of these services could achieve an economy of scale that would reduce
municipal expenses. According to the Regional Police Services in Pennsylvania manual,
consolidation requires the abolishment of political subdivision boundaries for police
services and the unification of existing police departments into one regional police
department. Increasingly, municipalities are contracting out these services to
neighboring municipalities.

Educational Services
The quality of education has a strong influence on the health of communities in terms of
attracting business and residents. Each county should also consider developing
recommendations and strategies as part of the Parks, Recreation, Open Space and
Greenways Plan (Section 2.5) to promote a safe route for students to walk to school
without using private property or unsafe road crossings. The plan should include how to
install or improve sidewalk networks adjacent to the elementary, middle, and high
schools, as well as adding traffic calming elements to surrounding streets.
Furthermore, all high school graduates need opportunities for advanced education in
order to compete in the workplace. A large unskilled population is a detriment to the twocounty area’s economic growth and to a high standard of living in today’s economy. The
provision of skilled labor for high productivity industries and increasingly skilled
processes is required. The human resources in Lackawanna and Luzerne Counties are
only potential resources unless that potential can be realized through workforce
education and skills development.

Healthcare Services
Use of Internet technology has had wide application in the provision of healthcare
services. Regional organizations can share health care data among health care
organizations using a wide array of information technologies. The technology also gives
residents receiving services the ability to look for information themselves. Nonetheless,
residents still need to travel to receive services. As new health care facilities are
planned, efforts will be taken to ensure that they will provide equitable access for all
residents. New or expanded health care services should be located at or near Priority
Areas with easy access via transit, automobile, and walking. Each County Human
Services Department will advocate and encourage equitable access to medical service
for residents within the two-county area.
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2.5 Parks, Recreation, Open Space, and
Greenways Plan
Goal
The goal of the Parks, Recreation, Open Space, and Greenways Plan is to develop a
system of linked recreation resources, providing a variety of outdoor recreation
opportunities while protecting and preserving important natural features and
environmentally-sensitive areas.

Objectives
The objectives of the Parks, Recreation, Open Space and Greenways Plan are as follows:
A.)

Develop an assistance program for local municipalities to develop and adopt open
space plans and code amendments that support the 2004 Open Space, Greenways
and Outdoor Recreation Master Plan;

B.)

Establish effective regulations to limit development in Conservation Areas;

C.)

Promote prospective development in Priority and Infill Areas that will result in the
creation of permanent and contiguous open space and significant publiclyaccessible parks and civic spaces;

As development progresses, it becomes more difficult to set aside significant areas of
open space and to maintain greenway connections throughout the two counties. In 2004,
an Open Space, Greenways & Outdoor Recreation Master Plan was adopted, providing
a vision for the two-county area and providing a framework for a regional system of open
space and greenways that should be expanded upon at the local level through
subsequent planning and implementation efforts. Municipal leaders are encouraged to
pursue joint planning efforts and to work together on implementation.
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Parks, Open Space, & Greenways and Major Planning
Concepts
Priority Areas and Infill Areas
Reinvestment and new development within all three types of Priority Areas and both
Mixed Density and Low Density Infill Areas are to also include access to green space.
Each Priority Area is an appropriate location for public spaces such as civic squares and
pocket parks as well as neighborhood parks. The creation of these spaces may serve a
dual purpose for residents, employees, shoppers, and transit users: An opportunity to
enjoy greenery in close proximity to residences, offices, stores, and transit areas as well
as connections to nearby significantly-sized parks, community facilities, and
residential/commercial concentrations via greenways and trails.

Conservation Areas
The widespread pattern of protected natural areas, permanent open space, sensitive
natural features, existing and proposed trail network, and other areas to be preserved in
Conservation Areas in the Land Use Plan forms the backbone of a two-countywide open
space system. The open space system, based as it is on existing natural features, can be
said to be, in some ways, already established. In many instances, floodplain and wetlands
regulations, administered by municipalities and/or state and federal agencies, already
prohibit or restrain most development. The overall objectives are to logically extend
corridors of open space to tie the system together, give it permanent protection, and
facilitate improved public access, where appropriate. Conservation Areas have a variety
of ecological, hydrological, and terrestrial resources located within them and the
appropriateness of the various kinds of human activities that may take place in parts of
Conservation Areas will be evaluated as specific parcels or corridors are being
considered for recreational use.

Parks
The primary focus of parkland in this section relates to outdoor recreation. Consisting of
both active and passive activities, types of outdoor recreation are linked to the natural
topography and landscape. Passive recreation is considered low impact with minimal
impact on natural resources, including walking, picnicking, and habitat observation.
Having a larger impact on resources, active recreation includes climbing, hiking,
swimming, biking, fishing, skiing, motorized sports, and horseback riding, but also
includes athletic facilities for organized sports such as baseball, softball, soccer, and
tennis.
Parks should offer places for athletic fields, passive open space, trails, and playground
equipment. New parkland for public use in the two-county area can come into being in a
variety of ways. Several means are possible, including the following methods:

1.
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Outright purchase by municipality or county or by a private, not-for-profit
organization among whose purposes is the conservation of open space land
and/or operation of park and recreational facilities;
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2.

Dedication of property to a municipality or county homeowners association
through the subdivision land development process;

3.

Acquisition of an easement for open space and/or park and recreation uses by
the municipality or county or by a private, not-for-profit organization; or

4.

Donation of property or easements to the municipality or county or to a private,
not-for-profit organization.

Fee-In-Lieu
During the planning period, the inclusion of fee-in-lieu provisions in local and/or county
ordinances may become more widespread. As enabled by the Pennsylvania
Municipalities Planning Code, municipalities or counties may require developers to either
contribute land for recreational purposes or pay a fee representing the proportionate
costs of a governmental unit to provide recreation facilities and/or improvements.
Under fee-in-lieu, developers of land pay a fee to the municipality or county to provide
park, recreation, and open space lands and/or facilities instead of the developer
dedicating land for such purposes. Funds can then accrue for municipal or county
purchase of sites for recreational purposes or easements for recreational use.
Over the next 20 years, new development in Priority and Infill Areas will take the form of
construction on smaller sites than was typical in past decades and may encompass
significant redevelopment of parcels. Gaining fees toward park, recreation, and open
space use may be as beneficial to the two-county area as pieces of land. Fee-in-lieu
provisions are flexible in concept and have been made applicable to both residential and
non-residential development to maximize the ability of the municipality or county to
provide appropriate park, recreation, and open space facilities for residents and
employees.

Open Space
The open spaces of the two-county area are a defining characteristic of the region. Open
space refers to natural landscapes undeveloped for intensive human uses and can be
publicly or privately owned. Open space includes land, as well as water features, and
establishes the setting for outdoor recreation. A key role for the two-county area in future
parks and recreation development will be in promoting the establishment, protection, and
selective development of the region-wide permanent open space system.
Lackawanna and Luzerne Counties should facilitate the development of appropriate park
and recreational facilities within the framework of the overall open space system through
a variety of lobbying, planning, and funding functions. These will need to be efforts
undertaken in cooperation with other levels of government, with public and private
interest groups, and with property owners. The proposed interconnecting permanent
open space network will include lands under the direct administrative control of several
entities, possibly including each of the two counties independently or even the two
counties together.

2-69

Lackawanna-Luzerne Regional Plan
Natural feature corridors are proposed to be combined with existing protected areas, such
as state forests, game lands, parks, and reserved areas, and with projected linear buffers to
form a permanent interconnected open space system. This permanent open space system
is a critical component of the Land Use Plan, and is seen as the primary mechanism to
simultaneously protect county resources and to offer long term opportunities to meet open
space and recreational needs.
The continuous, interconnected, permanent open space network is intended, then, to serve
several purposes, as follows:
1. Conserve areas of environmentally sensitive and culturally valuable resources;
2. Provide appropriate buffers, where possible, between areas of differing land use,
such as between urban uses and agricultural ones;
3. Build upon the existing trail system for walking, hiking, and cycling;
4. Permit pedestrian and bicycle access to a variety of destinations, including adjacent
and nearby communities, other residential developments, schools, special natural
features, shopping, and specific sites for recreational facilities;
5. Create sites where public recreational facilities may be developed;
6. Provide for some of the private open space and recreational space needs of the
residents of each new housing development;
7. Provide appropriate buffers between high volume traffic arteries and residential
areas; and
8. Maintain and enhance wildlife habitat.

Greenways and Trails
Linear corridors of open space, greenways are important connectors linking wildlife
habitats and ecosystems and providing access to open space and recreation spaces. A
network of greenways can provide necessary connections between people and
recreational facilities. Greenways link various conservation areas and can include
existing and proposed trails. The Open Space, Greenways & Outdoor Recreation Master
Plan identifies greenways along natural corridors, such as stream valleys, rivers, or
ridgelines, as well as along transportation corridors like rail, canals, and roadways.
In most instances, greenways are present along important stream corridors or major
rivers, including the Lackawanna, Susquehanna, and Lehigh Rivers. Greenways are
linear and extend through several jurisdictions; effective protection of greenways
requires multi-municipal cooperation.
There exists an extensive system of trails in the two counties already (see Table 4.5.4 in
Chapter 4), with new trails and extensions of existing ones planned or in development.
Over the planning period, this system can provide additional opportunities for recreation
and for commuting. Linking Priority Areas, in particular, will be effective in providing
transportation alternatives to residents for work, school, and shopping trips. In a similar
vein, linking residences in Infill Areas to jobs in Priority Areas via trails will offer
employees additional transportation choices.
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2.6 Historic and Cultural Resources Plan
Goal
The goal of the Historic and Cultural Resources Plan is to protect and enhance historicallyand culturally-significant areas and features of Lackawanna and Luzerne Counties.

Objectives
The objectives of the Historic and Cultural Resources Plan are as follows:
A.)

Promote and protect the two-county area’s historic and cultural resources;

B.)

Utilize cultural resources as a tool to stimulate economic development and the
emergence of Priority Areas as centers of activity;

C.)

Encourage the practice of adaptive reuse as specified by the Secretary of the
Interior’s Guidelines for Historic Preservation;

D.)

Reinforce the context and character of historic sites, road corridors, viewsheds, and
landscapes;

E.)

Raise public awareness of the two-county area’s rich historic legacy;

F.)

Develop processes and programs that will advance the preservation of the
character and integrity of historic and cultural resources.

The implication of the proposed Land Use Plan on the two-county area’s landscape is, by
and large, the preservation of its existing character and resources. However, this
preservation will occur only if the plan can be implemented. A clear and effective historic
and landscape resources conservation plan will be an important part of the implementation
process. The process must guide development to, and promote development in, the
locations and forms outlined in the Land Use Plan, particularly in Priority Areas. It must
provide specific types of regulations in order to protect rural areas from scattered and
breakaway development. It must ensure that such development occurs in a manner
sympathetic to the landscape being conserved. The plan must also provide options to
preserve and rehabilitate the historic resources in existing communities in ways that are
sympathetic to economic and other community concerns.

Protection of Historic and Cultural Resources
The two-county area is rich in historic resources. As described in Section 4.6, the oldest
development grew around the county’s waterways and crossroads. Later resources
represent the growth around railroad lines and the subsequent mining communities that
developed.
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The region's historic fabric is often taken for granted. In rural areas, this fabric is comprised
of many elements in addition to its historic buildings, including roads and site features such
as boundary lines, archeological resources, park structures, and bridges. Many of these
elements are integral to the landscape and one reason why the preservation of
Lackawanna and Luzerne Counties' rural landscape is a central feature of the Land Use
Plan. Also important is the historic fabric of each county’s existing villages, boroughs, and
cities. Due to economic issues, as well as trends in exurban living, the counties’ existing
communities have, in many cases, suffered a decline, and historic and cultural resources in
these places have suffered from neglect and disinvestment.
Through the planning period, the two counties’ primary role in the preservation of historic
resources is to promote and assist in awareness of the need for preservation at the local
level. Key to this effort will be encouragement of the establishment of municipal historical
commissions, the detailed inventory and assessment of historic resources at the local level,
and the adoption of municipal ordinances and review procedures requiring preservation
and mitigation. The protection of historic buildings and structures should include protection
of the historical contexts in which the buildings are situated. This is accomplished through
the identification and protection of the historically significant landscape areas and features
directly associated with the buildings under consideration. To address some of the
economic issues associated with the preservation of historic resources, many programs are
available including grants, technical assistance, and tax credits.

Preservation as an Economic Stimulus Tool
Studies have shown that property values increase more in designated historic areas than
in non-historic areas. Future economic development in the region should take place within
the context of historic preservation. This can be done through the rebuilding of traditional
commercial districts based on their unique assets (distinctive architecture, pedestrianfriendly environment, personal service, local ownership and a sense of community) and
through the preservation and development of historical attractions and destinations
throughout the two county area. This thrust is consistent with the Land Use Plan’s
emphasis on Priority Areas, many of which are existing places rich in historic and cultural
resources.
There are many incentives for protecting historic resources, including increased property
values. Additionally, reuse of existing historic buildings supports the local tax base,
stabilizes downtowns and neighborhoods, and maintains the fabric and scale of
communities.

Heritage Tourism
Historic preservation is a powerful tool for economic revitalization that attracts tourists and
investors and generates jobs. Heritage tourism is important to Pennsylvania and the twocounty area. According to the Pennsylvania Heritage Tourism Study, visitors whose
primary purpose for travel to Pennsylvania in 1997 was heritage tourism accounted for
twelve percent of all state leisure travel and $2.99 billion in direct tourism spending.
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In addition to the heritage tourism related activities that already take place in Lackawanna
and Luzerne Counties, Lancaster County may be looked to as a good example of a well
developed tourism program. Lancaster County has developed a tourism program focusing
on its heritage through funding received from the Pennsylvania Heritage Tourism Initiative.
Through this funding, Lancaster County has developed a very good model for promoting
heritage tourism in a county. This program will be reviewed to determine its applicability
for Luzerne or Lackawanna Counties.

Adaptive Reuse
Developers and property owners will be encouraged to rehabilitate and reuse historic
structures whenever possible, especially within historic districts, downtown areas, and
Priority Areas in existing centers of human activity. Any income-producing National
Register-listed properties should consider participating in the Rehabilitation Investment
Tax Credit (RITC) program. The RITC program provides tax credits to individuals that
rehabilitate buildings to the Secretary of the Interior’s Standards. The buildings must be
income-producing and either individually listed in the National Register or within a historic
district. Additionally, certain rehabilitation expenses are eligible for this credit.
Luzerne and Lackawanna Counties can also receive funding from the Redevelopment
Assistance Capital Program (RACP). The Redevelopment Assistance Capital Program
(RACP) funds up to 50 percent of civic construction and rehabilitation projects through
State legislation as a set-aside from the State Capital Budget. A county serves as the
applicant and the administrator of the project. This is a reimbursement program, so the
funding has to be available up front.
Another way to encourage reuse of old buildings is through Preservation Pennsylvania’s
revolving fund, which is a part loan/part grant program. Preservation Pennsylvania also
has low-interest loans available for the restoration or rehabilitation of specific historic
properties.

Preservation of Character
Communities often consider historic sites as standing structures with little emphasis on the
preservation of the historic character of road corridors, viewsheds, and landscapes.
Depending on historic events, these surroundings may also be eligible for historic
recognition of significance.
The preservation of farmland can protect historic structures and the adjacent landscapes.
Thus the Historic and Cultural Resource Plan shares an objective with the Agricultural
Resource Plan. Viewsheds also include preserving geologic resources such as mountain
tops in Conservation Areas.
Pennsylvania’s Heritage Parks Program can also help to protect landscape resources. This
program is geared toward industrial heritage, which is well suited to the two-county area’s
history and development. Working with the Pennsylvania Department of Natural Resources
(DCNR), other state agencies, and adjacent counties, Lackawanna and Luzerne Counties
will identify possible new Heritage Areas and secure funding for their protection through this
DCNR program.
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Preservation of the aesthetic character of the landscape will be the primary focus along
scenic byways. Designating such routes will support heritage tourism by connecting sites
together and encouraging exploration of new areas. The National Scenic Byways Program
is administered by the U.S. Department of Transportation, Federal Highway Administration.
The program is a grass-roots collaborative effort established to help recognize, preserve,
and enhance selected roads throughout the country. Since 1992, the National Scenic
Byways Program has provided funding for almost 1,500 state and nationally-designated
byway projects in 48 states. The U.S. Secretary of Transportation recognizes certain roads
as All-American Roads or National Scenic Byways based on one or more archaeological,
cultural, historical, natural, recreational, and scenic qualities. PennDOT has a statewide
Scenic Byways Program as well.
Scenic routes are linear resources that require effective management in order to preserve
what is unique. Any proposed changes – whether roadway or new development – within
these corridors must be sensitive to the context, be it a rural landscape, scenic viewshed,
or settlement.

Promotion and Education
Preserving the two-county area's heritage is important to the region’s economic well-being
and identity. An important step to protecting these resources is increasing public
awareness so residents join in and support preservation efforts. A news campaign
promoting the counties' historic resources, in addition to brochures, historic tour
opportunities, and the counties' websites would be helpful to spread the word about the
importance of these preservation efforts. There are a number of other local preservation
groups operating in the two counties that can assist with this as well.

Preservation Actions
Among the recommended county actions with regard to historic preservation are the
following:
• Historic Resource Inventories and Assessments: One of the priority tasks for the
planning period should be the completion of a county-wide inventory of historic resources.
Through the use of matching grant programs provided by the Pennsylvania Historic and
Museum Commission (PHMC), the counties will coordinate and assist local municipalities
and historical commissions with the inventory and assessment of historic resources within
their jurisdictions.
The inventories should use the most recently updated PHMC inventory as a point of
departure. The new, more comprehensive inventories should include an overview of
municipal history, a review of common themes that tie the historic resources together, an
assessment of individual resources and of the resources as a whole, preparation and filing
of PHMC Historic Resource Survey Forms, mapping of historic resources and correlation
of resources with lot numbers, an outline of county and/or municipal historic preservation
goals, programs, and tools, and a bibliography. Inventories should be bound and
available for use by the public. The counties should coordinate the inventory and
assessments to ensure consistency. Survey information should be submitted to the
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National Park Service for inclusion in the National Register database. This program
should at some point become the general database for use by the counties' planning
offices in preservation planning work.
• Historic Overlay Zoning: Lackawanna and Luzerne Counties should prepare a
model historic overlay zoning ordinance and promote its incorporation into municipal
zoning codes. Historic overlay zoning should be the principal historic preservation
ordinance at work within the municipalities with scattered historic resources, such as
townships. Historic districts should be the principal historic preservation tool at work in
historic boroughs, villages, and cities (see Certified Local Governments, below).
Historic overlay zoning involves the identification and mapping of scattered historic
resources throughout a municipality. It is not the establishment of a historic district and
does not require the creation of a historic architectural review board. Historic overlay
zoning protects the character of historic resources by regulating the subdivision and land
development review process. It clearly communicates to developers the desire of the
municipality to preserve historic resources and contexts, and it identifies those resources
and contexts. Historic overlay zoning requires a developer to assess the impact of a
proposed subdivision or land development plan upon the historic resources on the tract
being developed as well as upon adjacent affected tracts.
Mitigation of the impact is required and/or negotiated through the exploration of design
alternatives, buffering, landscaping, design standards, and other appropriate measures.
Lot sizes and configurations, as well as the design and location of improvements are
controlled to preserve the integrity of the historic resource and its related landscape.
Demolition of historic resources can be delayed or denied by the ordinance to allow for
acceptable alternatives to demolition to be negotiated. Adaptive reuse of historic
resources is encouraged through the provision of special "use alternatives" not normally
permitted in the underlying zoning district.
Historic overlay zoning has been successfully applied in a number of locales in
Pennsylvania.
• National Register Nominations: Both counties' Historical Advisory Boards/
Commissions and the counties’ planning staffs, in conjunction with the National Park
Service, should coordinate the preparation of new nominations for listing on the National
Register of Historic Places. The work should concentrate on thematic nominations of
groups of significant historic resources and cultural themes singular to Lackawanna and
Luzerne Counties. Possible themes could include industrial complexes and industrial
archeological sites, rail stations and settlements, prehistoric archeological sites,
architectural building types, mills, schools, churches, original settlements, landscapes, and
structures related to state and county parks. Matching grants could be obtained for such
nominations from PHMC.
• Certified Local Governments: The Certified Local Government (CLG) program is
administered by PHMC under federal guidelines and in association with the Historic
District Act (Pennsylvania Act 167) authorizing the creation of historic districts in
municipalities. CLG status enables a municipality to participate in special PHMC grant
programs. Both counties, through the Historical Advisory Board/Commission and county
planning offices, will investigate the feasibility of establishing CLGs for all municipalities
with PA Act 167 Historic Districts.
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• Other Tools for Historic Districts: In addition to the Act 167 Historic Districts
discussed above, there are other, more flexible controls for preserving historic districts
allowed in Pennsylvania. These tools, which have been used successfully in
municipalities throughout Pennsylvania, include Historic District Overlay Zones (previously
discussed), Village Commercial Zoning, and Special Exception provisions in ordinances.
Each county will encourage municipalities with historic resources that are interested in
local controls to assess the appropriateness of these standards for their communities and
will develop and promote model ordinances for use by local municipalities.
• Main Street/Elm Street Programs: There are a number of municipalities in
Lackawanna and Luzerne Counties that are currently or in the process of becoming Main
Street Communities. Main Street Communities receive state technical assistance and
grants for commercial revitalization through historic preservation. The state has recently
passed the Elm Street Bill, which provides similar assistance to residential districts
adjacent to Main Street communities. Both counties should encourage suitable local
municipalities to participate in these programs.
• Additional Funding Sources: In addition to state grants geared directly to historic
preservation goals, other sources of funding can be used to further the aims of
preservation and community revitalization. For instance, if historic rehabilitation guidelines
are met, Community Development Block Grant (CDBG) funds can be used for housing
and economic development projects for historic buildings. Additionally, federal tax credits,
such as the Low Income Housing Tax Credit and the Historic Rehabilitation Tax Credit can
be combined in projects where rehabilitation guidelines are met. Also, Transportation
Enhancement Projects provide funding for certain types of historic transportation projects.
The counties should investigate available funding sources to further the aims of revitalizing
historic communities and promote these programs to local municipalities.
• Lackawanna County Historical Society and Luzerne County Historical Society:
Both counties should find ways of providing additional assistance to their respective
County historic societies to both enable and increase the basic historical data each has on
file, to further organize and modernize existing collections of data, and to undertake new
historical research programs. Assistance could be in the form of additional funding,
coordination of grant programs, and support in fund-raising events such as yearly
countywide house and garden tours. Assistance should also be provided to other locallybased historical societies.
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2.7 Agricultural Resources Plan
Goal
The goal of the Agricultural Resources Plan is to maintain a strong agricultural industry and
to protect farmland for agricultural use.

Objectives
The objectives of the Agricultural Resources Plan are to:
A.)

Support agriculture as a viable industry;

B.)

Promote sustainable agricultural practices;

C.)

Promote each county’s Agricultural Land Preservation Program.

The two parts of the general goal are equally important and are interrelated. If the farming
industry is to continue, it is necessary that its land resource base be maintained. But the
protection of the land base will not assure that the agricultural industry will remain
profitable. And if farming is not profitable, there will not be an economic reason to protect
the land resource. Many of the policies advocated to advance one objective will also
advance the other.
If the general goal for agriculture can be achieved, the counties’ residents and visitors will
enjoy numerous additional benefits in addition to the maintenance of the agricultural
economy and the agricultural land resource. They will avoid the social, economic, and
environmental disadvantages of sprawl and the possibility will be enhanced of achieving a
development pattern that is more convenient and less expensive. They will also benefit
from the continuation of the traditional culture and landscape of both counties. The
Agricultural Resources Plan includes the following components:

Maintain a Strong Agricultural Industry
Many factors that affect the agricultural industry are beyond the control of each county or its
municipalities (for example, foreign competition, federal farm policies and programs). The
Regional Plan concentrates on more local factors, addressing the fact that urbanization
often results in additional financial costs to farmers, as well as conflicts between farmers
and non-farm neighbors. It also provides strategies for the strengthening of the agricultural
community, including increasing profitability of farming by allowing accessory activities on
farms, reducing obstacles that make it difficult for young people to enter farming, and
reducing obstacles to the economic expansion of the agricultural industry in the two-county
area.
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Minimize Financial Costs to Farmers Resulting from Nearby
Urbanization
As an area develops, owners of farmland and other undeveloped land typically face higher
tax bills. Land prices rise and assessments follow. Non-farm residents who move into the
formerly rural area demand and get urban-style services, causing public expenditures to
rise. When utility lines are extended through rural land, owners of land they pass through
are typically assessed on a front-foot basis to pay for the "improvement" that the utility line
represents. The Plan advocates a number of programs and measures that offset these
monetary costs.
To the extent that non-farm development is limited in areas planned for farm use, the
demands for urban level services are also likely to be limited. The limitation of
development in agricultural areas is discussed in the Farmland Protection element,
following. Utility lines should not be extended through farmland areas, because they will
greatly increase the pressure for development. But if they are, owners of farmland in areas
planned for agriculture should be exempted from front-foot assessments.
Often when non-farmers move into a farming area, they are annoyed by noisy, dusty, or
smelly farm operations and bring pressure on the municipality to enact ordinances that will
restrict farming operations, and thus cause farmers to use more costly operating
techniques. The Pennsylvania Agricultural Security Areas Law prevents municipal
governments from passing ordinances that restrict normal farming practices or structures in
Agricultural Security Areas. The Regional Plan encourages owners of farmland within
areas planned for agriculture to petition their local governing bodies to establish Agricultural
Security Areas so that their land will be afforded these and other protections.
Another approach to limiting conflicts is to give notice that agriculture is the primary industry
in the area and that landowners may be subject to inconvenience or discomfort arising from
accepted agricultural practices. The counties should require that such notices be entered
in agreements of sale and deeds of all land in areas planned for continuation in agriculture.
As a result, potential buyers who are not prepared to live in the environment of commercial
agriculture are not likely to buy in the area, but those who find agricultural activities
compatible will not be deterred and are likely to be good neighbors when they move in.

Minimize Conflicts with Farming Caused by Nearby Urbanization
Conflicts occur between farmers and non-farm neighbors for a number of reasons. The
plan has both physical and non-physical remedies to prevent such conflicts. Additional
traffic through the farm area is a basic problem. It can be remedied by locating new nonfarm development where it will cause the least increase in traffic.
Non-farm neighbors must be protected against pesticides, herbicides, and other chemicals
that farmers find it economically necessary to use. Therefore, a buffer of 100 feet should
be required on parcels to be developed that are adjacent to any parcel in an area planned
for continuation of agricultural use. Such setbacks are common in a number of jurisdictions
around the country. The State of Maine requires a 100-foot setback on any land adjacent
to a registered farmland tract. A larger setback should be required from an existing
intensive agricultural use, such as a feedlot.
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One of the best ways to minimize conflicts between farmers and non-farm neighbors is to
discourage people from moving into the area who are likely to find living within an
agricultural area to be incompatible. The notification procedure discussed above serves
this end.
A key way of managing the demand for rural residential development is providing financial
incentives to make development in Priority Areas and Infill Areas more attractive. Ways of
encouraging living in these areas include Transfer of Development Rights (TDR)
opportunities and state, county, or municipal investment in rehabilitating or constructing
new residential units or participation in Main Street or Elm Street programs to increase the
desirability of living in existing communities by encouraging commercial and residential
redevelopment. A detailed discussion about TDR can be found later in this section.

Increase Profitability of Farming by Allowing Accessory Activities
on Farms
Although farming near built-up areas is burdened by costs and annoyances, it has one
clear advantage: it is close to customers. Farmers should be allowed to benefit from this
advantage. They should be allowed, through zoning provisions, to operate seasonal farm
stands on their properties, and thus capture the retail mark-up. It is, however, important to
ensure against small farm stands growing into supermarkets that bring excessive traffic
into the farm area. Therefore, farm stands should be limited in size (say to 600 square feet
of floor area). It is not the intent of this recommendation to limit the size of larger
commercial farm stands that exist in the counties along major roadways, rather it seeks to
manage the size of commercial operations in farm areas.
In order to supplement farm incomes, zoning ordinances should allow farmers to operate
small home industries or bed-and-breakfasts in their farmhouses. In addition, potential
activities on farmland could include farm-orientated entertainment such as apple festival,
corn mazes, or hayrides. These activities should be limited in size so that traffic generated
is not excessive and sewage and other wastes can be disposed of adequately.

Reduce Obstacles that Make It Difficult for Young People to Enter
Farming
Extremely high capital costs - for land and for equipment - make it difficult for young people
to enter the farming business. In areas experiencing growth pressures the cost of land is
generally much higher than what would be justified based on agricultural income from the
land. The cost of land under an agricultural conservation easement is an exception. When
it comes on the market, land under easement should sell at a price comparable to farm use
value, because such an easement prevents the development or improvement of the land
for other than agricultural purposes. Experience elsewhere indicates that the availability of
farmland under easement makes it possible for beginning farmers to acquire land.
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A study of 279 participants in farmland purchase of development rights programs in
Massachusetts and Connecticut found that all persons who bought land already under
easement said they bought it for agricultural use, 84 percent said they were able to
purchase it only because the easement had reduced the value, and 44 percent said they
had never owned farmland before.
Because agricultural conservation easements make farmland affordable for farming, in
addition to protecting the land from development, the Regional Plan favors their acquisition,
both through the Pennsylvania Agricultural Conservation Easement program and through
donation of easements to conservancies.
The counties or private conservancies could help young farmers to enter farming by
maintaining a registry of young farmers wishing to buy farms and farmers considering
selling their farms immediately or bringing a young farmer into their operation and
transferring ownership over an extended period of time. The Lancaster Farmland Trust
now operates such a matching service for farmers in Lancaster County.

Farmland Protection
According to the American Farmland Trust, the United States is losing two acres of
farmland every minute to new development. Protecting the Lackawanna and Luzerne
Counties’ agricultural heritage requires solid strategies and sound planning. This Regional
Plan promotes farmland protection by the following ways:
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Agricultural Zoning
The most promising and well-tested technique is strong agricultural zoning. Strong
agricultural zoning strictly limits land uses to agriculture and related uses and limits
residential development. Such zoning is common in York and Lancaster Counties and has
also been adopted by Upper Tulpehocken Township in Berks County.
For municipalities in Luzerne and Lackawanna Counties that have local zoning, adoption of
agricultural zoning is ultimately the responsibility of each municipality. However, Luzerne
County can lead the way by adopting these zoning provisions for county administered
zoning and Lackawanna County can prepare and promote model agricultural zoning
provisions. Both counties can assist local municipalities by developing model ordinances
and providing technical assistance to municipalities that are exploring zoning alternatives.
Agricultural zoning will greatly strengthen the Pennsylvania Agricultural Easement Program
in which both counties participate. It will prove to be difficult to continue to farm farms
protected by conservation easements if they are surrounded by land zoned, and someday
developed, at suburban densities. Therefore, the considerable county and state funds
spent for easements in such locations may ultimately be wasted if agricultural zoning is not
adopted. For that reason, the Regional Plan recommends that the existence of agricultural
zoning be given greater weight in the process for selecting sites on which to purchase
easements.
If it is to prove effective, agricultural zoning should have the following characteristics:
1. Overall, it should permit no more than five and preferably no more than three
non-farm dwelling units per 100 acres;
2. It should be the area-based allocation variety of agricultural zoning. Area-based
allocation limits the number of houses that can be built on a property given its area,
instead of simply setting a large minimum lot size. It establishes an overall
permissible density, but requires each house to be built on a small lot, for example,
one acre, and located in a place that will interfere as little as possible with
agricultural activities on the remainder of the tract. The area-based allocation form
makes possible much more flexibility in siting and leaves much more extended and
uninterrupted areas in one ownership and available for farming;
3. Desirably, it should be the sliding scale form of area-based allocation zoning. The
sliding scale form, which has been upheld by the Pennsylvania Commonwealth
Court (Boundary Drive Associates v. Shrewsbury Township, 1984), allows
somewhat higher densities of development for smaller parcels than for larger ones.
This is justified because smaller parcels are less suitable for farming and often their
owners have investment-backed expectations for developing them. Usually they
account for a relatively small total area and so their development at somewhat
higher densities does not add an excessive number of dwelling units to the
agricultural zone.
The sliding scale schedule of Upper Tulpehocken Township, Berks County provides
one model for the two counties to follow:
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Size of Parcel

No. of Dwelling Units Permitted

2 - 10 acres
10 - 30 acres
30 - 49 acres
49 - 99 acres
99 - 149 acres
149 - 199 acres
199 - 299 acres
299 - 399 acres
399 - 499 acres
499 acres & over

1
2
3
4
5
6
7
8
9
10

1. The allowable units should be grouped together instead of stretching along the road
frontage of the tract;
2. The sizes of individual parcels are the sizes as of a given date, preferably a date
well before the adoption of the ordinance;
3. The uses allowed in the zone should be strictly limited to uses that are supportive of
agriculture or at least highly compatible with it;
4. Farm stands should be allowed in agricultural zones so that farmers can capture
some of the retail markup on their produce. The farm stands, however, should be
limited to seven months operation per year and to about 600 square feet in floor
area. Otherwise, they may become intense year-round markets that bring
excessive activity into the agricultural zone that conflicts with farming activities;
5. A simple and foolproof system should be instituted to keep track of the number of
dwelling rights initially assigned to each parcel, the number of building permits
granted, and the resulting number of rights remaining for dwellings to be built in the
future.
In lieu of the sliding-scale form of agricultural zoning, some other types of the areabased allocation variety of agricultural zoning may be pursued. In all cases, however,
only non-farm residential development that has overall very low densities should be
permitted in agricultural areas, with strong limitations on the percentage of a tract
permitted to be disturbed for development.

Agricultural Conservation Easements
The most effective measure for preventing the development of farmland is the acquisition
of agricultural conservation easements, because these are legally binding instruments,
which go with the deed, that prevent development forever. Local land conservancies
include the Lackawanna Valley Conservancy, Countryside Conservancy, North Branch
Land Trust, and Wildlands Conservancy.
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The Pennsylvania Agricultural Conservation Easement (PACE) program is the best-known
program for easements. In July of 1999, the Luzerne County Board of Commissioners
formed a seven-member Board to oversee the Luzerne County Farmland Preservation
Program and appointed a County Administrator to manage the program. In 2000, the
Luzerne County Farmland Preservation Program became a reality. Since then, 22 farms
totaling 2,262 acres have been preserved. Since its inception in 1991, and its first
easement purchase in 1994, the Lackawanna County Agricultural Land Preservation
Program has purchased the development rights for 44 parcels of farmland, ensuring that
these lands will remain undeveloped and continue to be used for agriculture. As of
December 2009, 3,890 acres had been preserved through this program.
The selection system now used by Luzerne and Lackawanna Counties for the PACE
program specifies a number of conditions that a property must meet in order to be
considered eligible. These conditions include that it be 50 acres or more, be located in an
Agricultural Security Area, that 50% of the farm be cropland, pasture, or grazing, and 50%
of soils must be in Agricultural Capability Class I - IV. The Plan recommends that the
eligibility requirements be expanded to require that the property be in an area indicated for
agricultural use in the Land Use Plan. Thus, properties planned for other than agricultural
uses (such as properties in Priority and Infill Areas) would not be eligible for the PACE
program.
A second method for acquiring easements is through donation to non-profit conservancies.
Landowners who donate easements can count the value of the easement as a charitable
donation that can be deducted from income for federal income tax purposes, thus lowering
their tax liability. A number of conservancies active in the state, including the American
Farmland Trust, are available for donation of easements. Established organizations to
serve as models in the region include the Lancaster Farmland Trust and the York County
Farmland Trust.
Acquisition of easements through the PACE program and through conservancy action,
however, will account for only a small fraction of the counties’ farmland. For most
Pennsylvania counties, PACE allocations might be able to cover three percent of the land
in farms in the county. Conservancy action might account for another three percent. Other
techniques must be used if the vast bulk of farmland in the two counties is to be protected
from development.
It is recommended that the assessment of preserved farms should be based on the
easement or farm value, not on what it would sell for if it could be developed. Pennsylvania
Act 94 states that once a farm can no longer be sold as a developable property, the tax
assessment must reflect that fact.

Minimize Development Pressure on Farmland
Areas with good highway access and available sewers are well known for attracting
development. Therefore, the Plan stipulates that highway improvements, such as capacityadding projects, in agricultural areas should be kept to a minimum and that sewers should
not be extended into agricultural areas. Prevention of such growth-generating infrastructure
will require firm and consistent action by the counties and their municipalities.
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Both counties have an important role to play in approving requests for sewer extensions or
other projects that would require an amendment to a Sewage Facilities Plan. They should
press their case, based on the review process and evaluation of environmental issues to
the Pennsylvania Department of Environmental Protection (DEP) against any proposal to
extend a sanitary sewer into an area shown as agricultural in the Regional Plan. DEP is
bound to make a finding of consistency between any sewage plan or plan revision and
local, county, and state plans before granting a permit.
Luzerne and Lackawanna Counties should also oppose utility extensions into areas
planned for agriculture that are sought by local utility companies or authorities when
proposals come before the Pennsylvania Public Utilities Commission (PaPUC). In a 1989
administrative ruling (No. A-210540 F002, concerning an application of the Columbia Water
Company opposed by the County of Lancaster), the PaPUC has made it clear that the
PaPUC must take local and county planning into consideration in making a decision on a
utility extension.

Prevent the Division of Farmland into Small Tracts
Land in stable agricultural areas is typically in large tracts. As land is divided into smaller
tracts, its price per acre generally rises, and as a result, it becomes less affordable by
farmers who have to derive their income from the land. Because smaller tracts are
available, the total cost of a piece of land may decrease, even though the price per acre
increases. Thus, the smaller tracts may be more attractive to non-farm buyers, and they
will push farmers out of the market.
In order to maintain a land market in which farmers can compete, the division of land
should be limited so that parcels created will not be smaller than is appropriate for
continuation of the existing types of commercial farming in the area. Limitations on land
division in agricultural areas can be set by local municipalities. For example, the zoning
ordinance of Hopewell Township, York County, allows division of agricultural land into two
or more parcels only if each resulting parcel contains at least 100 acres. If the original
parcel is less than 100 acres, land from it may be transferred to another parcel so long as
the second parcel, after transfer, is at least as large as the original parcel was before
transfer. The standard of 100 acres was based on the fact that typically farm cores in the
township were 100 acres or larger. The farm core is the area of a farm excluding outlying
tracts. It is the part of a farm that is most efficient to operate, has the most permanence,
and thus forms the economic basis of the farm.
Note that the limitation on division of land into tracts of less than 100 acres does not
preclude the creation of one-acre lots under sliding scale agricultural zoning.

Transfer of Development Rights (TDRs)
An effective system to direct new development to Priority and Infill Areas while
protecting property owners’ equity in Conservation Areas is Transfer of Development
Rights (TDR). Under a transfer of development rights system, agricultural areas can
become “sending” areas for development rights that are exercised within Priority and
Infill Areas instead of in Conservation Areas. Under TDRs, an owner of a tract of land
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can separate the rights to develop that land from the property in question and transfer
those rights to a different tract of land. As a general growth management tool, TDRs
can be very useful, since areas may be designated to remain undeveloped as
“transferring-out” or “sending” areas for TDRs and areas appropriate for more intensive
development may be designated as “transferring-in” or “receiving” areas for TDRs.
Under TDR, landowners in “sending” areas receive compensation for transferring
development rights to growth areas, and the system is one whereby the financial
benefits of generally rising land prices may be equitably distributed to landowners in
designated growth and low-growth areas alike. It should also be emphasized that, in
addition to selling his development rights for compensation, the “sending” area
landowner also retains the right to use his land for non-urban uses, such as agriculture.
In Pennsylvania, the 1988 re-enactment and update of the Municipalities Planning Code
(MPC) officially sanctioned “Transferable Development Rights” under Article VI, Section
619.1 and Article VII, Section 702.1. Later updates in 2000 to Article XI, Section 1102
allow transfers between municipalities. This could be a key element in encouraging
development in Priority and Infill Areas while allowing Conservation Areas to remain
rural and rural property owners to achieve monetary compensation for giving up their
rights to develop on rural sites.
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2.8 Environmental Protection Plan
Goal
The goal of the Environmental Protection Plan is to protect environmentally-sensitive
areas of Lackawanna and Luzerne Counties.

Objectives
The objectives of the Environmental Protection Plan are as follows:
A.)

Protect groundwater, floodplains, creeks, wetlands, mature woodlands and
specimen trees, steep slopes, ridge lines, scenic viewsheds, wildlife habitat, and
other environmental features of the two-county area;

B.)

Institute state-of-the-art stormwater management programs and ordinances that
conform to the most current best management practices in light of the needs of
Lackawanna and Luzerne Counties;

C.)

Protect and enhance the natural resource amenities of properties that are being
developed and redeveloped.

The environmental protection element of the Regional Plan identifies the specific areas in
the two counties that are environmentally sensitive, including floodplains, wetlands, aquifer
recharge and wellhead areas, and other critical natural features. It also addresses wildlife
and plants, and stormwater management. Information presented on these subjects is
based on several sources and maps within Chapter Four that illustrate the occurrence of
these features across the area of the two counties.
More generally, the interaction of humans with the natural environment in the two-county
area has produced settings that reveal the complex relationship between natural and manmade features. For example, historic preservation is closely tied to the preservation of
sensitive natural resources because many historic resources were originally located in part
because of the proximity of some desirable natural resource, such as water or fertile
lowland soil. In an agricultural landscape, the natural resources comprise the framework
that gives the landscape its structure. And in many cases, development occurred in
borough/village and urban settings due to access to natural transportation features such as
waterways or due to geographic constraints.
Many aspects of natural resource protection are based upon state and federal laws and
programs, such as the National Flood Insurance Program and the Pennsylvania
Department of Environmental Protection wetlands regulations. The desire for protection of
natural resources at a two-county and local level led to many of the recommendations in
the two counties’ Open Space, Greenways & Outdoor Recreation Master Plan.
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The Environmental Protection element is organized under two main subjects of discussion,
Water Resources and Land Resources. Several subheadings are germane to each of
these two main subject areas.

Water Resources
Protection of Wetlands
When wetlands are lost or degraded by land development, the benefits of wetlands must
often be replaced by costly water treatment and flood control infrastructure. Given the
many environmental benefits wetlands provide, wetland conservation and restoration
should be an integral part of a comprehensive local watershed management strategy.
According to the Federal Environmental Protection Agency (EPA), wetlands are defined
as “generally, lands where saturation with water is the dominant factor determining the
nature of soil development and the types of plant and animal life living in the soil and on
its surface.” Under the jurisdiction of the U.S. Army Corps of Engineers and the
Pennsylvania Department of Environmental Protection, there is at the present time a
steadily evolving regulatory framework concerning wetlands in Pennsylvania, mandating
wetland surveys by developers of land and controlling the degree and type of wetland
disturbance permitted.
Lackawanna and Luzerne Counties and their constituent municipalities can provide longterm wetlands protection by directing development away from these areas, by
encouraging clustered construction on higher ground surrounding wetlands, and by
purchasing wetlands important to protecting local floodplains or ecological systems. The
Land Use Plan incorporates a variety of natural resource areas within the Conservation
Areas designation.

Protection of Stream Corridors
One of the chief ways in which stream course water quality may be affirmed or improved
is through the maintenance of riparian buffers. A riparian buffer is a corridor of varying
width adjacent and generally parallel to a stream or similar water course, extending for
some distance back from the stream bank. Ideally, the buffer is wooded, shading and
cooling the water, trapping nutrients and sediment runoff, stabilizing stream banks, and
providing food and cover for aquatic and terrestrial wildlife.
The frequent combination of floodplains, stream courses, and environmentally-sensitive
areas (such as wetlands, steep slopes and woodlands) can define a specific width for a
riparian buffer. Many municipalities have adopted riparian buffer provisions into their
zoning ordinances, limiting the development of lands within a certain distance of a
stream bank, and taking into account whether floodplains, wetlands, steeply-sloped
terrain, and woodlands are present.
Applying the concept of riparian buffers to critical source water resources, and not only
to stream courses, is another way to protect water quality. The appropriate type and
size of buffer would depend on the type of resource and the geography that is present.
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Aquifer Recharge and Well-Head Areas
Groundwater is the source of many residents' drinking water in the two-county area. It is
therefore essential that zoning and other land development regulations be employed to
protect well-heads and aquifer recharge areas. Well-head protection zones should extend
at least 1/4 mile from each major water supply well, prohibiting within the zone commercial,
industrial, or other facilities that might pollute the well. Protection of each well's aquifer
should be ensured by limiting the type of development permitted throughout the recharge
area.
For the residents and businesses in each county that obtain their drinking water through
reservoirs, source water supply watershed protection should be enacted. Aquifers
underlie areas of the two counties and feed springs that supply area streams and
creeks. Efforts to protect water at its sources should be undertaken at the local and
county levels, in addition to state regulations.
The Land Use Plan reveals a generous proportion of the two-county area intended for
Conservation Areas (agriculture, permanent open space, and recreation) that can act as
an extensive aquifer recharge area and assure a permanent framework for source water
recharge, even as development may proceed into the future. Lackawanna and Luzerne
Counties should employ this framework for source water recharge and protection of
source water quality. A key technique is adoption of appropriate land use regulations,
including those that would accomplish the following:
•
•
•
•

Maintain Conservation Areas as an area exclusively for agriculture and forestry,
permanent open space and recreation;
Provide incentives for clustered residential development in Infill Areas;
Conserve woodlands; and
Encourage the use of infiltration technology as part of sewage treatment, such as
spray irrigation, when appropriate.

Further discussion on Aquifer Recharge and Well-Head Areas can be found in the Utilities
Plan, which follows this section.

Acid Mine Drainage
According to the National Water-Quality Assessment program, efforts to remediate the
effects of mining activities will significantly improve water quality. Each county will
support the efforts of state agencies and nonprofits who are working to reclaim and
remediate abandoned mine lands to minimize the impacts of acid mine drainage.

Stormwater Management
The two-county area should prepare and promote the adoption of model ordinances and
design guidelines for the retention of stormwater from new development and for temporary
and permanent sedimentation and erosion control. Stormwater management areas should
be located and designed to be extensions of permanent natural open space areas, rather
than conventional retention basins, with appropriate native vegetation and wildlife habitat.
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In the case of Luzerne County, which has decision-making responsibility for Subdivision
and Land Development applications for many municipalities, the County’s Stormwater
Management Plan/Ordinance should be adopted by those municipalities not under its
direct jurisdiction. Further discussion on Stormwater Management can be found in the
Utilities Plan which follows this section.

Land Resources
Resource Conservation Ordinances
Each county should prepare a comprehensive model Natural Features and Resources
Conservation Ordinance and should promote its adoption by the municipalities and the
county. This ordinance should compile all zoning and subdivision and land development
provisions related to the conservation of natural features and resources. It would include
provisions regulating land disturbance and the removal and management of vegetation.
Some of the most prominent features to be protected are found in the Highlands, Natural
Areas, and Agrarian Lands identified in the 2004 Open Space, Greenways & Outdoor
Recreation Master Plan.
Highlands are found mostly along ridges and undeveloped mountainous areas in the
two-county area. Many of these areas contain well-known mountain ridges and forested
areas that contribute to the scenic quality of the area. Development along ridges has led
to increased awareness and desire for protection. Highlands characteristically have
steep slopes and also present opportunities for improved habitat migration across the
two-county area.
Natural areas contain unique ecological communities or critical watersheds and are
found throughout the study area. Many areas identified as natural also have extensive
forest cover, one or more streams or tributaries and floodplains and wetlands that aid in
filtering pollutants from surface water. These areas are viewed as important for
protecting water quality and providing habitat.
Agrarian lands are associated with prime farmland in the two-county area. It is strongly
recommended that conservation efforts continue in areas identified as significant for
agriculture.

Cluster Subdivision/Conservation Design
Development in Low Density Infill Areas is recommended to be highly clustered over the
planning period, using a development strategy commonly referred to as “conservation
development” that concentrates the location for development and limits the disturbance of
land for dwelling construction. This method of development includes a high percentage of
permanent open space and natural resource protection that occurs in conjunction with land
development. While some opportunities for cluster subdivision have been available over
the last few years in Lackawanna and Luzerne Counties, additional incentives may be
desirable to preserve and enhance the natural resource amenities of properties that are
being developed and redeveloped.
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Cluster subdivision opportunities must be attractive to potential developers and all lowdensity residential zoning districts should offer clear opportunities for cluster subdivision.
One way to achieve increased set-asides of permanent open space is to combine cluster
subdivision options in the regulations of a zoning ordinance with opportunities that permit
developers of land flexibility in the selection of housing types to be constructed. Density
limits based on gross density (“units per acre”) classifications, rather than specific housing
types and individual lot-size requirements (“no less than 80,000 square-foot lots”) will be
more likely to achieve the desired level of permanent open space set-aside of tracts
undergoing development.
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2.9 Utilities and Energy Conservation Plan
Goal
The goal of the Utilities and Energy Conservation Plan is to ensure water, energy,
communications, sewage, and stormwater service systems are adequate, wellmaintained, affordable, and secure.

Objectives
The objectives of the Utilities and Energy Conservation Plan are as follows:
A.)

Protect and enhance the quality and quantity of water resources;

B.)

Support planning and funding for utility extensions and improvements that are
consistent with the Land Use Plan;

C.)

Support regionalization and the shared use of utility assets;

D.)

Explore more sustainable solutions to future utility demands.

The Land Use Plan envisions new development and targeted redevelopment in Priority
Areas, Mixed Density Infill Areas, and proposed Transit Village Priority Areas. Infill
development is appropriate for Low Density Infill Areas primarily in and around existing
boroughs, villages, and urban places. Virtually no urbanizing growth will be associated
with Conservation Areas.
Central municipal water supply systems may have to increase their capacity to serve the
increased residential and business populations that are part of existing communities.
Corresponding increases in wastewater treatment capacity will also be needed.
Residential and commercial areas adjacent to or near existing centers where water
supplies lack adequate yield or quality may need to have water supply service extended
to them, adding to the requirements for increased centralized capacity. Similarly, nearby
areas where individual on-site septic tank wastewater treatment systems are inadequate
may need to be connected to the central sewer systems.
The utilities element includes provisions for municipal solid waste disposal in accordance
with Act 101, requiring each county to prepare a solid waste management plan to ensure
disposal capacity for at least the next ten years.
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Water Services
Consideration should be given to zoning, subdivision and land development regulations,
and other approaches for protecting groundwater and surface water sources of potable
water supplies, particularly for growing communities and planned new centers. Well
head protection zones and source water supply zones should be enacted to protect the
water supply.
Contamination of water supplies is a major problem throughout Pennsylvania and the
entire country. Frequently, the problem can be traced to leaking underground storage
tanks (most often old tanks under gasoline stations), former dumps, or spills of industrial
chemicals. An even larger threat for the two-county area is acid mine drainage. The
Eastern Pennsylvania Coalition for Abandoned Mine Reclamation (EPCAMR)
organization is an extensive network of volunteers, non-profits and supporting agencies
at the county, state, local, and federal levels versed in reclaiming abandoned mine lands
(AML) and restoring watersheds impacted by abandoned mine drainage (AMD).

Protection of Well-Head and Aquifer Recharge Areas
Well-head protection zones should be established around each major water supply well,
extending at least ¼ mile from the well. The area should include the "zone of influence,"
and the siting within that zone of commercial, industrial, or other facilities which might
pollute the well should generally be prohibited. (While existing industrial or commercial
facilities within ¼ mile of existing wells cannot be forced to move, nor all commercial or
industrial activities within ¼ mile of existing wells be prohibited, consideration can be
given to measures such as double-wall tanks, dikes and catch basins to prevent the
potential of leaking tanks polluting wells.) Furthermore, protection of the entire aquifer
from which the wells draw their groundwater should be considered: Limitations on
development of potentially polluting facilities or activities throughout the "zone of
contribution" or "recharge" area for the well (the area on which rainwater falls and
percolates through the earth to supply water to the aquifer) should be enacted by all
municipalities.
The United States Environmental Protection Agency (EPA) has published a document
providing guidelines to local communities to address some of these contamination
problems. Tools outlined include specific zoning regulations, environmental protection
or sensitive area easements, and design controls on commercial, industrial, and multifamily residential development. These tools are primarily useful for protecting the
immediate area around a well-head. The problem of protecting a broad area
contributing to the recharge of an entire aquifer is more difficult, since many square
miles of land are often involved. However, Lackawanna and Luzerne Counties are
particularly well-suited for instituting such controls since large areas are currently in
agriculture or forest, open space, wetlands and flood plains, or have scenic vistas. In
the process of protecting such areas, aquifer protection can be either a by-product or a
direct result of protective zoning, easements, or other types of controls.
As further discussed in Section 4.9, a large portion of county residents receive their
water from public water supply reservoirs. These source water supply watersheds are in
need of protection as well.
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Stormwater Management
The EPA has recently published regulations regarding stormwater discharges, in order
to prevent problems from erosion, sedimentation, flooding, pollution, and other results of
improper consideration of stormwater control and management.1 Although the federal
regulations do not require any formal action on the part of Lackawanna and Luzerne
Counties, they do raise the issue as to whether adequate consideration of stormwater
has taken place throughout the counties and their municipalities.
The Commonwealth of Pennsylvania, through its Act 167, the Stormwater Management
Act, requires the preparation of stormwater management plans for all watersheds. Both
counties have completed Act 167 plans.
Several other counties in Pennsylvania are taking action to study the adequacy of
stormwater control and management measures and structures on specific creeks
streams and rivers. The consequences of severe flooding from major storms can be so
devastating that regular evaluation of the adequacy of stormwater management and
control is a prudent step in implementing any comprehensive plan. As development
continues, stormwater runoff patterns and amounts can change so that previously
adequate structures may no longer handle the flow volume and rate of discharge. Also,
the structures themselves may erode, corrode, and wear out over the course of time.
It is recommended that all two-county area municipalities identify stormwater
management and control structures that may need repair or replacement, as well as
stream segments that may need clearing, riprap, bank improvements or other measures
to handle anticipated stormwater flows that may occur over the course of the next 10 to
20 years. Part of the stormwater management planning process was the identification of
problem areas. Some of this work was done for the Bi-County Hazard Mitigation Plan.

Water Conservation
Each gallon per day saved in the two-county area is one less gallon that must be
provided by the local water authority or on-site well. This saving also means that one
less gallon is required for wastewater treatment in central municipal systems.
Furthermore, if less hot water is used in the home, office, or industrial facility, significant
energy savings can be achieved. All of these savings can add up to appreciable cost
savings to individual residents as well as to municipalities.
A number of water conservation measures are widely advertised and widely available,
from low-flow shower heads to low-flush toilets. Numerous municipalities throughout the
country have enacted ordinances or local plumbing codes requiring such devices or
measures in new construction. It is a recommendation of this Plan that each
municipality in both counties consider enacting such ordinances, codes, or other
measures to achieve further reductions in water use.
1

U.S. Environmental Protection Agency, “National Pollutant Discharge Elimination System - Regulations
for Revision of the Water Pollution Control Program Addressing Storm Water Discharges” (Federal
Register, Volume 64, Number 235, pages 68722-68852), December 8, 1999.
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Capital Improvements Funding
There are numerous funding mechanisms that the two-county area may look to for
funding of Capital Improvement Projects. The current budget crisis has limited the
amount of funding available through many of these programs. In general, however,
funding may include the following sources:
Pennsylvania Infrastructure Investment Authority (PennVest):
Pennsylvania Infrastructure Investment Authority (PennVest), an independent agency of
the Commonwealth of Pennsylvania, was formed in 1988 to assist with improving
substandard and deteriorated water supply and sewage disposal systems.
The formation of PennVest provides for the funding of infrastructure improvements for
water system and sewer system operators via low-interest loans and in some cases
disbursement of grant allocations. Eligible project costs are those associated with the
acquisition, construction, improvement, expansion, extension, repair or rehabilitation of
all or any part of any facility or system, whether publicly or privately owned. Financing
priorities are based on the project’s benefits to public health and safety, environmental
impact, economic development impact, and improving adequacy and efficiency.
Rural Utility Service (RUS) Programs:
RUS provides loans, guaranteed loans, and grants for water facilities in rural areas and
towns of up to 10,000 people. Recipients must be public entities and can include
municipalities, counties, special purpose districts, Indian tribes, and corporations not
operated for profit, including cooperatives. A new entity may be formed to provide the
needed service if an appropriate one does not already exist. Grants may be provided
when necessary to reduce user costs to a reasonable level. They can cover up to 75
percent of eligible facility development costs.
Emergency Community Water Assistance Grants:
Emergency Community Water Assistance Grants may be available to rural areas when
disaster strikes. Congress may appropriate funds for the program after a flood,
earthquake, or other disaster if Federal assistance is warranted. Applicants must
demonstrate that a significant decline in quantity or quality of water occurred within two
years of the date the application was filed with RUS. Public bodies and nonprofit
corporations serving rural areas, including cities or towns whose population does not
exceed 10,000 people may be eligible.
Technical Assistance and Training Grants:
Technical Assistance and Training Grants are made available from at least one percent
and not more than three percent of the funds appropriated for Water and Waste Disposal
Grants. Private nonprofit organizations may receive grants. Applicants must have the
proven ability, background, experience, legal authority, and actual capacity to provide
technical assistance and/or training to associations. Technical Assistance and Training
Grants may be used achieve the following actions:
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•
•
•
•

Identify and evaluate solutions to water-related problems of associations in rural
areas;
Assist entities with preparation of applications for Water and Waste Disposal
loans and grants;
Provide training to association personnel in order to improve the management,
operation and maintenance of water and/or waste disposal facilities; and
Pay expenses related to providing the technical assistance and/or training.

Commercial Sources:
Tax Exempt Bank Loan - Local financial institutions may be used to provide loans for
project development, interim financing, or long-term financing. Fixed interest rates may
be limited to less than three years. The retention of financial advisors, including Bond
Counsel is required.
Public Bond Issue - This has been a traditional method for long-term financing of
municipal water supply projects. It provides long term fixed rates, with a 30- to 35-year
term. Bond underwriters, financial advisors, and Bond Counsel are required.
Bond Pools - Bonds issued by other Authorities in the state, with proceeds available to
lend to qualified borrowers. Fixed and variable rates are available with short-term and
long-term borrowing considered. Financial advisors and Bond Counsel are required.
Participation in the governmental programs (specifically PennVest) is often the most
desirable funding source for infrastructure construction and/or improvements. In all
cases, adequate funding must be available for a municipality to plan and construct an
affordable project with confidence, using one of the governmental funding programs.
Small Water Systems Regionalization Grant Program:
Since 1992, DEP has been providing grant funding to study the feasibility of
consolidating small community water systems. These studies have identified many
projects where the consolidation of two or more systems would allow suppliers to
provide safe and reliable water service at a reasonable cost. The purpose of the Small
Water Systems Consolidation Construction Grant Program is to provide funding to
implement these and other consolidation projects.
Eligible projects include construction of water lines to interconnect systems, and repair of
existing small systems to meet the standards or conditions of the acquiring system.
Eligible costs associated with these projects include design, permits, layout, materials,
labor, construction management and project administration.

Sewage Service
Throughout the two-county area, a longstanding issue of concern is that there are
environmental problems with some sewage treatment practices. There are instances
where dwellings and businesses are hooked up to public sewer lines but the lines then
discharge untreated sewage. This practice occurs where sanitary sewer and storm
sewers are collected together in combined sewer. The discharge from this practice is
referred to as Combined Sewer Overflows (CSOs).
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Recent legislation mandates the separation of flow. Where combined systems occur in
the counties, the systems should be separated in order to comply with legislative
requirements and to have more economical and environmental sewer service systems.
The Counties’ Stormwater Management Plans include recommendation and Best
Management Practices (BMPs), such as not directing rain spouts into sewers. These
kinds of measures are consistent with mandates to separate stormwater and sewage
flows.
Studies are needed to assess the capacity of existing systems as well as address
environmental issues. These studies should also address prospective new development,
since the Land Use Plan clearly implies that increases in capacities and improvements
to existing sewer systems will need to occur to accommodate growth in and around
existing centers during the planning period. These studies should be handled by
sewage/sanitary authorities in the area.

Utility Regionalization
As a way of alleviating capacity and other service problems associated with municipal
water and sewer systems, municipal authorities and other service providers will be
strongly encouraged to explore the potential for regionalizing services. Regionalization
has great potential to reduce the costs of providing services through increased
operational efficiencies and could mean fewer fees to subscribers.

Solid Waste Services
For managing the solid waste for the two-county area, the quantity of refuse to be
disposed can be greatly reduced through recycling (See Figure 4.9.3). The counties
should vigorously promote recycling. In addition to reducing the amount of solid waste,
there are important economies possible through recycling. Savings are significant, both
in terms of avoided tipping fees at processing or disposal facilities and a reduction in the
need for additional processing or disposal capacity.

Telecommunications Planning
The Telecommunications Act of 1996 provided major changes in laws affecting cable
TV, telecommunications, and the Internet. The law's main purpose was to encourage the
rapid development and growth of new telecommunications technology such as wireless
telephones and digital television. As a need for these services continues to expand in
the marketplace, the two-county area should continue to look for opportunities to include
telecommunications equipment such as cellular towers and high-speed cable lines as
part of new land developments and as part of revitalization projects in existing
communities.

2-98

Chapter Two – The Vision

Providing appropriate design standards and development controls for locating wireless
communication antennas and similar devices will remain important during the planning
period. These devices should be located so as to minimize visual effects on adjacent
and neighboring properties, public rights-of-way, and parks and public open space and
they should be placed where existing topography, vegetation, buildings, or other
structures can provide effective visual screening.

Alternative Energy Sources
There are a number of public and private ventures currently taking place in Lackawanna
and Luzerne Counties to harness alternative energy sources. These include wind power,
cogeneration facilities to use mine spoils as a power source, and the use of methane
from landfills as fuel.

Wind Power
Wind energy uses the energy in the wind for practical purposes such as generating
electricity, charging batteries, and pumping water. Wind turbines convert the kinetic
energy of the wind into other forms of energy. Large, modern wind turbines operate
together in wind farms to produce electricity for utilities. Small turbines are used by
individual homeowners and small village clusters to help meet more local energy needs.
The Pennsylvania Department of Environmental Protection recently sponsored the
development of the Pennsylvania Wind Map that identifies appropriate locations for
siting wind turbines. There are a number of locations along the mountain ranges in both
counties, particularly in the northern tier, that have the potential to generate sufficient
wind power for energy uses. Opportunities to harness wind power in the two-county area
and generate energy jobs should be encouraged.
Several townships in the two-county area have taken the initiative to devise and adopt
ordinances that regulate the height, placement, and operating characteristics of wind
turbines, and their experiences should be useful to other municipalities in the two-county
area as they seek to respond appropriately to the prospect of wind turbines in their
jurisdictions.

Natural Gas Extraction
The recent discovery of extensive natural gas energy sources in the Marcellus Shale
formation (or ‘play’) has created many new resource development opportunities and
challenges for the region. The new resource discovery has generated instant wealth for
land owners strategically located in the region and a significant energy source for the
Commonwealth. However, the extraction and distribution of the gas reserves has
triggered overnight development, and the drilling activity, has caused land disturbance,
road building, and concerns about the impacts on water quality and other natural
resources.
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Natural gas extraction has been regulated by state and river basin commission
authorities alone, and municipal governments have had no power to regulate gas well
siting, wastewater disposal, or other aspects of natural gas development. These
circumstance are evolving, and in the future, municipal governments may have the
authority to do more than to bond companies to repair damage to roads caused by
natural gas-associated vehicular traffic.
The Regional Plan must recognize that energy resource extraction and development are
part of the area’s economic development future; however, adequate controls must be put
in place to assure that this resource extraction is planned for and that any negative
consequences are managed to the degree possible through zoning and land
development regulation. Lycoming County is about to adopt model zoning provisions
relative to natural gas exploration and well operations. Actions by state, county, and
local governments on this issue, as well as by drillers and operators, should be closely
monitored by both Lackawanna and Luzerne Counties and by municipalities likely to be
affected by the ‘rush’ to lease rights for natural gas exploration in the Marcellus Shale
and follow-through activities.
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2.10 Resource Extraction Plan
Goal
The Goal of the Resource Extraction Plan is to maximize the opportunity for reuse and
redevelopment of environmental contaminated lands, abandoned industrial areas, stripmined areas and vacant or underutilized commercial areas of the region.

Objectives
The objectives of the Resource Extraction Plan are as follows:
A.)

Develop a structured mine reclamation program that balances environmental,
economic and community goals;

B.)

Investigate sources of funding and innovative approaches to mine reclamation.

Lackawanna and Luzerne Counties have many abandoned mine land features from past
mining, including dangerous pits, shafts and cropfalls, which pose serious public safety
and environmental hazards. Abandoned mine lands also collect and direct good water
into old underground mines, turning it into acid mine drainage that pollutes local waters.
Mine subsidence, another major concern, can be defined as movement of the ground
surface due to collapse or failure of underground mine workings. Surface subsidence
features usually take the form of either sinkholes or troughs. Areas that have been
disturbed by mining activities have been summarized in Chapter 4, Section 8.

Abandoned Mine Reclamation and Subsidence
According to the National Water-Quality Assessment program, efforts to remediate the
effects of mining activities will significantly improve water quality. Each county will
support the efforts of state agencies, nonprofits and companies, such as Earth
Conservancy and Butler Enterprises, who are working to reclaim and remediate
abandoned mine lands to minimize the impacts of acid mine drainage.
Any plan for the future of the two-county area must address the prospects for these
prominent mine features. The Regional Plan emphasizes the reclamation of mine spoils
for development areas for future industrial, commercial, residential, and open space
uses. The focus of the plan on revitalizing areas in and around existing communities
and creating Priority Areas represents a course of action that, among other benefits,
tries to harness new development and redevelopment as means to reclaim mine spoils
areas. At the same time, directing new development to these concentrated mixed use
areas promotes the Plan's goal to control sprawl and to conserve the natural resources
of the region.
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Reclamation Plan
Over time, mine spoils reclamation has been proceeding in various areas of the
anthracite regions of the two-county area, generally responding to two sets of
circumstances and opportunities. The first is industrial and commercial development.
The second is the exploitation of existing culm piles as a fuel source by cogeneration
facilities, which use the culm to produce steam and supply commercial enterprises with
power. Projecting into the future, this is seen as a steady, positive program that will,
over many years, gradually consume the culm piles in the counties, effectively
reclaiming sites for potential future industrial, commercial, institutional, residential, and
open space uses.
The process of mine spoils reclamation in Lackawanna and Luzerne Counties concurrent
with new industrial, commercial, or residential development has occurred, although perhaps
not as extensively or rapidly as some would wish. Spoils reclamation represents an upfront development cost in addition to the usual expenses of site acquisition, conventional
clearance, access, servicing, approvals, and construction. Where additional development
costs can be avoided, entrepreneurs and investors usually do so. This factor tends to limit
the likelihood that marketplace factors alone will lead toward substantial reclamation of the
region’s extensive disturbed mining areas.
Priority and Infill Areas, as discussed in the Land Use Plan section of this chapter, in
some cases coincide with locations that have been disturbed by mining activities. These
places are clearly appropriate for a designation as highest priority for reclamation.

Funding Sources
There is, at the present time, a Pennsylvania Department of Environmental Protection
(DEP) program for mined area reclamation, but funding is limited and priorities are focused
on major safety problems statewide. There is also a DEP Growing Greener Grant Program
that is available to address water quality impaired watersheds in the state that are polluted
by nonpoint sources of pollution, including abandoned mine drainage. Projects that put
forth innovative approaches to clean-up are favored.
At the federal level, funds may be available to address issues related to watershed cleanup through the Environmental Protection Agency’s (EPA) Section 319 Nonpoint Source
Implementation Grants. In addition, EPA Brownfields funding could be available for mine
reclamation projects through that agency’s collaboration with the Department of the
Interior’s Office of Surface Mining. These two agencies have been working together to
revise the Brownfields program to fit watersheds affected by the presence of coal mines
and coal mining activities.
Additionally, many state-sponsored Keystone Opportunity Zones and Keystone Opportunity
Expansion Zones are located in areas of the county with disturbed mining areas. These
zones are defined parcel-specific areas with tax-free or tax-abated provisions for
property owners, residents, and businesses. The combination of incentives offered to
investors in these areas may provide the impetus for new businesses to undertake
reclamation efforts and locate industrial activity in these zones.
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Even for highest priority areas, and almost certainly for the mid- and low- priority mine
spoils reclamation areas, investment may not flow in the absence of a reclamation
assistance package that can be presented to prospective developers by the county and
local municipalities.
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