
TOWNSHIP OF LOWER MAKEFIELD 
PLANNING COMMISSION 
MINUTES – APRIL 26, 2010 

 
 

The regular meeting of the Planning Commission of the Township of Lower Makefield 
was held in the Municipal Building on April 26, 2010.  Chairman Pazdera called the 
meeting to order at 7:40 p.m. 
 
Those present: 
 
Planning Commission: John Pazdera, Chairman 
    Tony Bush, Member 
    Karen Friedman, Member 
 
Others:    Nancy Frick, Director Zoning, Inspection, & Planning 
    John Donaghy, Township Solicitor 
    James Majewski, Township Engineer 
 
Absent:   Mark Fried, Planning Commission Vice Chair 
    Dean Dickson, Planning Commission Member 
    Dan McLaughlin, Supervisor Liaison 
 
 
#602 – EDGEWOOD CROSSING – APPROVAL OF LOT CONSOLIDATION & 
PRELIMINARY LAND DEVELOPMENT PLANS 
 
 
Mr. Edward Murphy, attorney, was present with Curt Rittler, engineer, and C.T. Troilo.   
Mr. Murphy stated this is the third opportunity the Planning Commission has had to  
review the Plan.  He stated they met last with the Planning Commission in March, and  
since that time they met with PennDOT to review various traffic issues which had been  
raised in connection with this Plan and the property across the street.  Mr. Murphy stated  
Mr. Majewski and members of the Township traffic engineering firm attended the  
meeting with PennDOT as well.  He stated they covered a number of items which  
resulted in some further revisions to the Plans, the most significant of which was the  
elimination of the driveway on the Yardley-Langhorne Road side of the property.   
 
Mr. Murphy stated this driveway was proposed to be right-in only for westbound traffic,  
and PennDOT felt this driveway location was too close to the existing driveway on the 
adjacent property.  They are now proposing to eliminate that, and by doing so they pick 
up an additional parking space and reduce the impervious surface by 1%.  A color 
rendering of the Plan was shown this evening reflecting this change.      
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Mr. Murphy stated PennDOT also reviewed the bollards which were proposed at the  
intersection of Stony Hill Road and Yardley-Langhorne Road, and they are still shown on  
the Plan as they were acceptable to PennDOT.  Mr. Murphy stated there has been a lot of  
discussion about speed limit reduction on Stony Hill Road, and PennDOT agreed that the  
current posted speed of 45 miles per hour could be reduced to 35 miles per hour, and that  
once this project and Flowers Field is built out, they would take a further look to see if  
the speed could be reduced further from 35 miles per hour to 25 miles per hour; but made  
it clear that the likelihood of reducing it to 25 miles per hour was probably not going to  
happen.  Mr. Majewski stated there is a possibility that it could be reduced down to 30  
miles per hour after build out.   
 
Mr. Murphy stated PennDOT did not have a problem with maintaining the on-street  
parking spaces on both Stony Hill and Langhorne-Yardley Road.  There are only three  
proposed for Edgewood Crossing in front of the bank, but there are more proposed across  
the street and on Langhorne-Yardley Road related to Flowers Field.  He stated PennDOT  
also did not have a problem with the crosswalk at the intersection of Stony Hill and  
Langhorne-Yardley Road.   
 
Mr. Murphy stated since they last met with the Planning Commission, they received a  
letter from the Army Corps confirming that there are no wetlands on the site.   
 
Mr. Murphy stated they also submitted a set of revised Plans which Mr. Majewski has  
reviewed, and his comments are included in his review letter of 4/20/10.  Mr. Murphy  
stated the set of Plans Mr. Majewski reviewed did not include the change to the  
driveway; but there is a sheet that Mr. Rittler has done since that meeting that eliminates  
the driveway, and they could substitute that sheet.  Mr. Murphy stated they will comply  
with all items in Mr. Majewski’s 4/20/10 letter.    Mr. Murphy stated they also have the  
4/22/10 review letter from the Township’s traffic engineer, and they have no issues with  
this either. 
 
Mr. Pazdera stated they were going to amend the Traffic Impact Study for Flowers  
Field, and Mr. Murphy agreed and stated they discussed this with PennDOT as well.   
Mr. Murphy noted Item C in the list of Waivers, and stated they can eliminate this  
Waiver since PennDOT indicated that they will have to do core samples. 
 
Ms. Friedman stated they had felt the speed limit should be 25 miles per hour and asked  
if there are problems from a safety perspective having pedestrians walking in this area  
when there is a speed limit of 35 miles per hour.  Mr. Majewski stated this is why they  
wanted to have on-street parking on both sides of the road so there was a physical  
separation between the pedestrians and the road.  He stated the only place they cannot  
do this, because physically there is no room due to the location of an existing building,   
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is right at the one corner where the bollards are proposed.  Ms. Friedman still expressed  
concern with the proposed posted speed noting people do not usually drive the posted  
speed.   She asked if there are any kinds of signs that could be installed warning drivers  
that they must adhere to a certain speed once the development is built out.  Mr. Majewski  
stated Carter VanDyke had suggested that there be a gateway treatment at each area  
where you enter the Village and there could be center islands which would help slow  
down the traffic.  He stated usually PennDOT is not in favor of these as they do not like  
obstructions in their roads.  Mr. Majewski stated there was also discussion about signs  
that would announce you are heading into the Village, and there will also be the  
pedestrian walkways which tend to slow people down.  He stated whenever you change  
the speed limit you do have to post two warning signs in advance, and PennDOT will  
address this at the time of the Highway Occupancy Permit.   
 
Mr. Bush asked about PennDOT’s reaction to the refuge islands for pedestrians, and  
Mr. Majewski stated PennDOT felt it would not work because of the turning radius  
needed for trucks to make a turn from Stony Hill Road to Yardley-Langhorne Road.   
Mr. Majewski stated he feels they are correct in this respect. 
 
Mr. Pazdera asked Mr. Majewski if he reviewed the lighting following the previous  
discussions on this matter, and Mr. Majewski stated they did change the fixtures to a  
fixture that gives off much less glare as opposed to the fixture that is in the Edgewood  
Village Design Guidelines which is a type of fixture where you see the light bulb, and  
they have had a lot of complaints in the past with a number of jobs from people living in  
the neighborhood where those types of bulbs were used.  Mr. Majewski stated Mr. Rittler  
works in an office park where they have the type of fixture they are proposing.   
Mr. Majewski stated he feels it is a much better fixture than the one in the Guidelines. 
He stated he is not sure that this proposed light has been discussed with the Historic  
Commission. 
 
Mr. Pazdera stated they were going to amend the EIA, and he asked when this will be  
done.  Mr. Murphy stated this is being done now as part of the Flowers Field update, and  
they are getting this ready to submit. 
 
Mr. Pazdera asked about the tree replacement, and Mr. Murphy stated they will do  
whatever the Board recommends in this regard.  He stated typically this gets referred to  
Mr. Majewski.   
 
Mr. Pazdera noted Item #3 in Mr. Majewski’s letter regarding the wooded area.   
Mr. Majewski stated this does not impact the Plan, and they just have to acknowledge  
that it is woodlands in the back and they will not disturb this area.  He stated the only  
trees being cleared are those that are right over the sanitary sewer line, and he would  
agree that these should be taken out as trees should not be over a sewer line.   
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Mr. Pazdera noted the letter received from the Historic Commission which indicated that  
the current Plan seems viable. 
 
Ms. Joyce Bigley suggested that they install “pedestrian crossing signs” which could help  
address speeding.   She stated there are also trifold signs that could be put in the middle  
of the street which may slow down the traffic.  Mr. Majewski stated they are proposing  
to stripe the crosswalk, and there will need to be a sign associated with this.  
Ms. Friedman noted they could also have a different color for the crosswalk as they have  
in Newtown as opposed to just striping.  Mr. Murphy stated there is stamped, colored  
concrete; and Mr. Majewski stated they could address this with the Applicant and  
PennDOT as they go through the process.  Mr. Majewski stated the signs in the middle of  
the street could be put up temporarily as drivers get used to the fact that there could be  
people walking across the street. 
 
Mr. David Miller asked what section of Stony Hill Road would have the speed reduced,  
and Mr. Majewski stated it would be from the I-95 overpass to the Giant Shopping Center  
and possibly to the next intersection at Heacock Road.  Mr. Miller asked if the Yardley- 
Langhorne Road speed limit was discussed, and Mr. Majewski stated this was not  
discussed, but they are going to discuss this with PennDOT to see if this speed limit  
could be lowered from 40 miles per hour to 35 miles per hour.  Mr. Miller stated this  
would make sense since they are mirror images.  He stated drivers coming from Yardley  
crossing the Mirror Lake Road intersection are speeding through when the light changes  
to amber; and he feels many are going 60 miles per hour when they pass his home.   
He feels the speed should be reduced from Mirror Lake Road to the other I-95 overpass.  
Mr. Majewski agreed that they should address speeds on Yardley-Langhorne Road. 
 
Mr. Miller asked where he could look at a sample of the proposed light fixture, and it was  
noted it could be seen at the office park where Mr. Rittler’s office is located at 104  
Pheasant Run in Newtown.   
 
Mr. Miller stated he is still concerned with sewer, water, and stormwater management.   
Mr. Majewski stated with regard to stormwater management they did additional test pits  
on the site, redesigned their stormwater management system, and enlarged it.  Their  
calculations now show that they can control all the stormwater generated by this project  
and the water that passes through the project without adversely impacting anyone  
downstream.  He stated the system is designed to infiltrate and store the water.  He did  
include a comment that he would like to see an overflow for the underground system, just  
in case the water level rises up too much.  He stated the Applicant’s have addressed all of  
his stormwater comments as well as the comments the EAC had.  Mr. Majewski stated  
with regard to sanitary sewer they are proposing to tap into the existing force main that  
runs through their property that services the existing day care facility next door.  For this  
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project, they are not extending the sanitary sewer line.  With regard to water, the water 
line is directly across the street, and they plan to tap into that water line to provide lateral  
services for this project. 
 
Mr. Miller asked where the public water comes from, and Mr. Rittler showed on the Plan  
where it is located in Langhorne-Yardley Road.  He also showed on the Plan how the  
sewer system will accommodate their project.  It will go out to the shopping center where  
it discharges into a gravity sewer line.  They will collect by gravity from their four  
buildings and pump into the force main.   
 
Mr. Miller asked about the stormwater management system and asked where the  
overflow would go.  Mr. Rittler stated there will be two overflow points as recommended  
by Mr. Majewski, and he showed their locations on the Plan.  Mr. Rittler stated they  
would be very low discharge rates if they were ever to be deployed, although he does  
not feel they would ever deploy.  Mr. Miller asked where they would overflow to; and 
Mr. Rittler stated it would be to the ground, and they would follow the normal drainage 
path.  Mr. Miller stated this will eventually cross his property and then in front of  the 
CVS which floods the entire intersection.  Mr. Majewski stated while this is the normal  
drainage pattern, what he has requested is an “over kill” as their drainage system is  
designed to retain most of the water from their site underground.  He stated the only  
water that would be heading in Mr. Miller’s direction would be the water that has always  
gone to Mr. Miller’s property.  He stated the water from the developer’s property will all  
go underground while currently it is building up and slowly going off in the general  
direction of Mr. Miller’s property.   
 
Mr. Miller asked if there is any consideration at this point about the water that runs off  
Patterson Farm and ends up in the intersection of Mirror Lake Road/Yardley-Langhorne  
Road.  Mr. Majewski stated they have had discussions in the Township to consider what  
they can do to improve stormwater management in that area, but no final decision has  
been made.   
 
Mr. Alan Dresser, EAC, asked if they are still requesting a Waiver for the EIA; and  
Mr. Murphy stated when this was discussed previously, they indicated that it would be a  
deferral of that condition for an EIA, and they would do it as part of the Flowers Field  
project.  He stated they also discussed a tree Waiver in the past, and the Planning  
Commission indicated that they would not be supportive of that Waiver.  Mr. Dresser  
stated he has calculated that 120 trees need to be replaced, and he would suggest that  
some of them go at the Patterson Farm along the waterways, the lakes, and ponds.   
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Mr. Dresser noted the outlet that is taking the overflow from the infiltration will also  
receive water from the road and the Flowers Field project, and he feels this will send  
water to Mr. Miller’s property.  Mr. Majewski stated water from Flowers Field all comes  
across through a pipe underneath the road through this site and to the Patterson Farm.   
Mr. Majewski stated this is a theoretical flow of water, and if you are out on site, you do  
not see a big torrent of water coming off of the Flowers Field site, and a lot of the water  
infiltrates into the ground although some does come across the street.  He stated they do  
have to address this to make sure that they are in fact actually decreasing the amount of  
water.  Mr. Dresser stated he is more concerned about the outlets along the road as the  
water coming off the road is contaminated, and he does not feel it would be good to dump  
this water onto Patterson Farm.  He asked if they could send this water into the  
infiltration basin, and Mr. Rittler stated it is not possible at its present size.  Mr. Bush  
asked Mr. Dresser if he feels it is a significant amount of water such that it will damage  
the trees, and Mr. Dresser stated he is not sure, and they have not addressed this in the  
stormwater management plan.   
 
Mr. Dresser stated they are asking for a drainage easement in the Patterson Farm, and he  
asked why this is needed.  Mr. Ritter stated while they do not believe it is needed, the  
Conservation District in one of their comments indicated if they could not show an  
existing, defined drainage way through the Patterson Farm at the point of discharge, they  
would insist upon an easement being granted by the adjoining property owner, and the  
Township would have to give them this.  He stated the easement will just be there, and  
they do not intend to put anything in it or alter the nature or quantity of the discharge  
stormwater at that point.  He stated the water that drains there is the water that comes  
across Stony Hill Road from the existing pipe.  He stated by the time it enters the  
Township property, it will have gone across a rip-rap energy dissipater such that the flow  
of water will mimic what is happening today.  Mr. Majewski asked the size of the energy  
dissipater, and Mr. Rittler stated it is 10’ to 15’ long, and it will take the water that comes  
out of the pipe and reduce it down to a non-erosive velocity.  Mr. Dresser stated the  
pollutants will still be in the water.   
 
Mr. Miller stated over the years he continually heard that they were going to have to do  
this regionally, and here they have the same developer who wants to develop two projects  
separated by a road, and they are not viewing it as one unit.  He stated he does not  
understand why they are isolating this from Flowers Field especially with something as  
important as stormwater run off.  He asked why they need an easement if they are never  
going to use it. 
 
Mr. Bush asked the expected time frame for the EIA for Flowers Field, and Mr. Murphy  
stated he feels it will be done in one to two months.  Mr. Pazdera asked if the Traffic  
Impact Study would be done in this same timeframe, and Mr. Murphy agreed. 
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Mr. Pazdera stated they like what has been done with the Plans and the fact that they  
made a lot of improvements, but the Planning Commission is concerned about  
proceeding without having the EIA or the Traffic Impact Study.  Mr. Murphy stated they  
will not have these done prior to this Plan expiring, and they are not willing to grant any  
further extensions. 
 
Ms. Betsy Miller stated when Mr. Dresser indicated that the water flow will be polluted,  
they should keep in mind that this will impact all of Edgewood Village.  She stated she  
has a well on her property, and they have had it tested, and it is polluted.  She stated she  
feels all the wells in Edgewood Village are polluted, and this water will effect this.   
Mr. Majewski stated when the water is discharged it goes to the woods and gets filtered  
for another 1,000’ before it reaches the nearest house.  He stated putting the pipe from the  
road into the infiltration sounds good, except for the fact that  it is actually infiltrating  
into the groundwater.  He stated on the main roads you tend to have more salts and  
pollutants; and to put that underground where it eventually gets into wells, is a poor  
alternative to letting it go over land and be filtered out by the vegetation and the trees.     
Mr. Dresser asked Mr. Majewski if there would not be an adverse impact on the  
vegetation with the salts running into the woods.  He stated he feels there should be some  
kind of pretreatment.  Mr. Majewski stated they could consider something between now  
and when they finish the project.  Mr. Dresser stated he feels there is an Ordinance that  
indicates you cannot dump untreated water.  Mr. Majewski stated as part of the PennDOT  
Permit, they will need a Drainage Permit.  Mr. Rittler stated they are taking an acre and  
half and taking it off the drainage map.  He stated they are not adding polluted water to  
the Township’s water system.   
 
Ms. Friedman moved, and Mr. Bush seconded to recommend to the Board of Supervisors  
approval of the Lot Consolidation and Preliminary Land Development Plan dated  
8/18/09, last revised 3/10/10 with the addition of the undated, color rendering showing  
the elimination of the driveway on Yardley-Langhorne Road subject to the following: 
 
 
 1)  Compliance with all items listed in the 4/20/10 Remington & Vernick  
                  review letter; 
 
 2)  Compliance with comments in the 4/22/10 Traffic, Planning & Design letter; 
 
 3)  Approval of the Historic Commission and HARB for the dismantling 
                  and relocation of the existing barn; 
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4)  Compliance with the letter from Gilmore & Associates regarding  
      sewers dated 1/13/10; 
 
5)  The Planning Commission supports all the Waivers requested in the  
      Remington & Vernick letter dated 4/20/10 with the exception of  
      Item K, but would support the Waiver if additional trees were  
      planted off site at the Patterson Farm or Veterans Park; 
 
6)  The Planning Commission supports the change in the lighting  
      fixtures for the project as reflected in Item H of the Remington & 
      Vernick letter dated 4/20/10 subject to this being reconfirmed  
      for approval by the Historic Commission and HARB. 
 
 
7)  The Planning Commission has reservations recommending  
      approval of this project when they have insufficient information 
      specifically relating to the EIA Report and the Traffic Impact  
      Study, both of which are currently being prepared in conjunction 
      with the Flowers Field project.  
        

 
Mr. Dresser stated he feels it is strange that they are approving this without the EIA and  
Traffic Impact Study being received.  Mr. Pazdera stated they are sending it on to the  
Board of Supervisors because the Planning Commission is not going to have that  
information prior to when the time runs out.  Ms. Friedman stated they have a deadline  
which must be adhered to.  Mr. Donaghy stated the Supervisors could approve this as a  
Preliminary Plan subject to an adequate EIA and Traffic Impact Study.  He stated the  
Planning Commission is just making a recommendation to the Board of Supervisors at  
this point. 
 
Motion carried unanimously. 
 
 
There being no further business, Mr. Bush moved, Ms. Friedman seconded and it was 
unanimously carried to adjourn the meeting at 8:50 p.m. 
 
      Respectfully Submitted, 
 
 
 
 
      John Pazdera, Chairman 

 



 
  

 
            
 

 
 
 


