
TOWNSHIP OF LOWER MAKEFIELD 
ZONING HEARING BOARD 
MINUTES – MAY 22, 2012 

 
 

The regular meeting of the Zoning Hearing Board of the Township of Lower Makefield 
was held in the Municipal Building on May 22, 2012.  Chairman Bamburak called the 
meeting to order at 7:06 p.m. 
 
Those present: 
 
Zoning Hearing Board: Paul Bamburak, Chairman 
    Jerry Gruen, Secretary 
    Keith DosSantos, Member 
    Anthony Zamparelli, Member 
 
Others:    Mark Eisold, Township Engineer 
    Barbara Kirk, Zoning Hearing Board Solicitor 
    Jeffrey Benedetto, Supervisor Liaison 
 
Absent:   James McCartney, Zoning Hearing Board Alternate  
                                                 Member 
 
 
APPEAL #08-1481(A) – THE FRANKFORD HOSPITAL OF CITY OF 
PHILADELPHIA, INC. (REMANDED) 
 
Mr. Bamburak stated the last time they met on this matter Mr. Smolow, Mr. Koopman,  
and Mr. Truelove had rested.   
 
Mr. John VanLuvanee stated he has no additional Witnesses and will present no further  
Testimony. 
 
Ms. Kirk stated if there is no additional Testimony to be offered by any of the attorneys, 
Mr. Bamburak had indicated at the beginning of the Hearings on June 21, 2011 that  
Public Comment would be heard at the end of Testimony to deal strictly with issues  
raised under the Remand Order concerning the traffic issues, the Comprehensive Plan,  
and the effect of traffic by Aria Hospital in consideration of Newtown Township  
development as well as the pending Scudders Falls Bridge Road Improvement Project. 
Mr. Bamburak agreed and stated all they want to address are what they heard during the  
Remand Hearing and not the medical waste issues, helicopters, etc. which are extraneous  
to what was heard during the Remand Hearing.  He also asked that those speaking not be  
repetitious.   
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Mr. Smolow stated he spoke to Mr. VanLuvanee late Friday and Mr. VanLuvanee  
advised him that he would not be presenting Testimony, but he did not get any  
confirmation of that; and as a result of that they have not had time to bring the public  
in this evening.  Mr. Smolow stated he circulated a proposed Agenda earlier today  
suggesting a schedule for Public Comment and Findings of Fact once he received  
confirmation from Mr. VanLuvanee.   
 
Mr. Bamburak stated at the previous meeting, Mr. VanLuvanee indicated that he did not  
know if he was going to present any further Testimony.  Mr. Bamburak stated they will  
have Public Comment this evening.   
 
Mr. Smolow stated he did ask two weeks ago about his readiness to present additional  
Testimony, and he said he was not prepared to make a decision on that.  Mr. Smolow  
stated he then took it upon himself to call Mr. VanLuvanee on Friday to ask “what the  
story was.”  Mr. Smolow asked that the Board allow the rest of the public to come to a  
meeting. 
 
Mr. VanLuvanee stated the Remand Order was for the purpose of allowing the Parties to  
present additional Testimony.  He stated Public Comment had already been heard.   
He stated the Parties have presented additional evidence, and Public Comment is not  
additional evidence; and in his view is beyond the scope of the Remand. 
 
Mr. Bamburak stated they will have Public Comment.   
 
Ms. Kirk stated with regard to Mr. Smolow’s request that there be a separate Hearing for  
Public Comment, it was clear at the last Hearing on April 26th that the matter was being  
carried; and it was supposed to be scheduled last week but had to be pushed back to this  
week.  She stated the Township at her direction provided ample notice to everyone so  
everyone knew that the Hearing was going to be wrapped up and Public Comment started  
tonight. Ms. Kirk stated she does not know what Mr. Smolow means by stating he “did  
not bring the public,” as it is an open Hearing.   Mr. Smolow stated while this true, he is  
speaking on behalf of the public and does not believe that the public thought that they  
were going to be reached this evening.   
 
Mr. Koopman stated he agrees with Mr. Smolow, and Mr. Truelove stated he does as  
well.  Mr. Koopman stated the public should have some kind of reasonable notice as to  
when they will have an opportunity to make Public Comment.  He stated at the last  
Hearing the indication was that Mr. VanLuvanee would probably have some Testimony  
but there was nothing said on the Record that those wishing to make Public Comment   
should come to the next Hearing.  He stated he feels most of the residents anticipated that  
there would be continued Hearings and continued Testimony.  Mr. Koopman stated he  
also disagrees with Mr. VanLuvanee that if there is a Remand you do not have Public  
Comment.  Mr. Koopman stated he was not aware that there was not going to be 
Testimony this evening or more Witnesses until he got an e-mail today.   
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Mr. Bamburak stated they have been having these meetings every third or fourth Tuesday  
for months; and to everybody that was following, it was obvious that the Testimony was  
winding down and everyone should have realized that once the Testimony ended, if they  
wanted to make Public Comment, they should be at the meetings.  He stated he will not  
delay the meeting to have Public Comment.  He stated they have had multiple cases  
which have had multiple Hearings, and they have never had a separate time to have  
people come back for Public Comment.  He stated tonight they will hear Public  
Comment, and everyone who wishes to make a Comment on the traffic will be allowed to  
do so.  He stated they could take a recess to allow those present to call friends who may  
wish to come and speak.   
 
Mr. Koopman asked that his Objection be noted for the Record.   
 
Ms. Linda Finkle stated she represents the Village at Shadybrook, and they are listed as  
an interested Party; and there is no information that they have had that this was the  
meeting for Public Comment, and in fact the only information they have had since the  
official notification that this was Remanded back to the Zoning Hearing Board, was the  
official letter at that time more than a year ago.  Ms. Finkle stated the newspapers all said,  
with information from the Zoning Hearing Board, that this was going to be an evening  
where Testimony would be “wrapped up” and hopefully by sometime the end of June,  
they would perhaps have a Decision.  She stated she does not know how community  
members in Lower Makefield or Middletown would know that this would be the evening  
for Public Comment.   
 
Mr. Bamburak stated this is a public meeting; and if they have an interest, it is incumbent  
upon the public to come out to the meetings and the Board cannot guarantee what is  
going to happen or when.  He stated he also cannot guarantee what the Courier prints, and  
he stated the Courier never spoke to him.   
 
Ms. Finkle asked why the Village at Shadybrook did not get formal notice that there  
would be a meeting this evening.  Mr. Bamburak stated the Board is not involved in the  
dissemination of Notices.  He stated this meeting was scheduled last month so there was  
sufficient time.  He stated those interested have an obligation to check with the Township  
to see when the meetings will be held.  He stated they will have Public Comment this  
evening. 
 
Mr. Jeffrey Hirschfeld was sworn in and stated he is a resident of Newtown Township. 
Mr. Hirschfeld stated his main concern is not with the extra thirty-five cars, but is with  
the employees coming in their cars.  He stated he does not know how many people are  
projected for the Hospital; but he is concerned that they are having two or three shifts in  
a twenty-four hour period, and this might be a real problem in congestion. 
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Ms. Sandra Fein was sworn in and stated she is a resident of Lower Makefield. 
Ms. Fein stated she lives in Cornerstone Condominiums on Township Line Road, and she  
sees the traffic now that passes her community and those along the way – Brookstone,  
Palmer Farm, Polo Run, and Shadybrook Village.  She stated it has reached epic  
proportions now; and when you add this to employee traffic, patient traffic, and  
emergency vehicles, it is going to be disastrous.  She stated there is a railroad crossing  
that runs across Big Oak and Township Line Roads where they merge.  She stated freight  
trains often take five to ten minutes to pass and passenger trains are frequent each day.   
She stated emergency vehicles using that route are going to be jammed up, and this will  
create a problem to “life and limb.”  She stated they already know that the Newtown  
By-Pass/Route 332 is heavily traveled, and has huge volumes and problems now, and the  
lights and flow of traffic is bad. She stated any way people try to get around to this new  
Hospital at that location, there are going to be immense traffic problems.  She stated  
those who live there already have difficulty going out to the store or doctor.  She stated  
she has to time her visits out of the community because if she does this at regular  
commuting time or at times that workers who work at the Corporate Business Park up the  
street go to lunch, she cannot pull out.   Ms. Fein stated she feels there are enough issues  
now with traffic, and she requested that the Zoning Board reject the wishes of the  
Hospital to develop a Hospital Campus at Route 332 and Stony Hill. 
 
Ms. Linda Finkle was sworn in and stated while she is not prepared to speak, she has one  
or two things to say.  She stated coming out now from her community, Village at  
Shadybrook, onto Township Line Road off of Village Road, is the most dangerous  
intersection in the area.  She stated she understands the problems at Cornerstone as well.   
Ms. Finkle stated she feels with the approved Toll Development that goes around on Big  
Oak Road and out to Oxford Valley, they are looking at being locked in as it is and so  
will Cornerstone, Polo Run, and all those other communities.  She asked that the Board  
consider the traffic, the noise, and the whole situation. 
 
Mr. Robert Abrams was sworn in and stated he was at Aria today for a physical therapy  
appointment, and he thought what a Hospital would look like and what would go on.   
He stated for them to destroy the aesthetic beauty of the area by putting this here is  
absurd.  He stated he has already had a head-on accident at the intersection ten years ago,  
and the only reason he can see for a Hospital to be there with 228 beds is that if they have  
an emergency room with enough beds for the accidents that are going to happen.   
He stated he has identified four area Hospitals, and everybody forgets the giant Cooper  
Hospital four miles up the road.  He stated there is no reason for the Hospital to be there.   
He stated from a tax standpoint, they are only going to get $100,000 for the School  
District; and this works out to $1.38 a person.  He stated if this area were developed for  
professional buildings, that $100,000 turns into $1 million for the School District because  
90% of the property is not taxable to a non-profit.  Mr. Abrams stated this is the most  
absurd decision in the world.  He stated the Board is responsible and liable to the  
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taxpayers of the community to keep it as it is which is a beautiful place to live, to keep it  
safe for the residents, and to keep it operating financially soundly.  He stated for the  
Board to approve anything that closely relates to what they are doing means they have  
violated every single responsibility the people put them on the Board for, and they should  
be removed.   
 
Mr. Abrams stated he is concerned about the traffic problems that are going to occur.   
He stated he has to make appointments and go though that area at 10:00 in the morning  
to make sure he does not go during rush hour traffic.  He stated next week he has to go  
during rush hour traffic, and he cringes at that fact.  He stated on the Hospital Website  
the proposal says it will be right-hand turn only into the facility; and all the people 
coming to the Hospital off of Stony Hill Road are going to try to make a left hand turn or 
hold up all the traffic at the light backing all the way up probably to the Township 
Municipal Building because they cannot figure out how they are going to get to the 
Hospital.  He stated you cannot put a U-turn there, and you cannot put a jughandle there.  
He stated they cannot put anything there, and they will try to dump all the people out onto 
332 and they do not know whether to go left or right, and they will try to turn around at 
Lockheed Martin and wind up lost in the neighborhoods.  Mr. Abrams stated on the way 
out, they are dumping everything out onto 332, and that road was not built to handle that 
kind of traffic.  He stated he has read that PennDOT has no Plan to improve that area for 
the next twelve years and probably much longer.  Mr. Abrams stated the Board is going 
to put an eyesore here, rob the taxpayers of almost $1 million in tax revenue, and create a  
dangerous traffic situation and an overcrowded condition. He stated it sounds to him that  
someone or a couple of the Board members are “bought and paid for.”   
 
Mr. Bamburak stated the Board members are all volunteers and are taxpayers in the  
Township and are not “bought and paid for.”   
 
Mr. Michael Upton, 13303 Cornerstone Drive, was sworn in.  Mr. Upton stated they have  
an example of a traffic improvement project at the intersection of Oxford Valley and  
Heacock Road for the Toll Bros. age-restricted housing that is being built.  Mr. Upton  
stated the volume of traffic at that intersection is nowhere close to what the volume will  
be near the proposed Hospital site.  Mr. Upton stated the Oxford Valley/Heacock  
intersection has actually become more dangerous than it was previously to supposedly  
accommodate the building in the area.  He stated the number of the lanes, the timing of  
the lights, etc. is almost like a “free-for-all area” for traffic.  He feels it is very poorly  
done at this point in time; and therefore, he is extremely skeptical that so-called proposed  
improvements to traffic in the area of the proposed Hospital would or could remediate the  
volume of traffic that they know will occur there.  Mr. Upton stated the risk will raise  
extremely, and the probability and possibility is that the welfare of Lower Makefield   
residents as well as other residents who travel in that area will be put at risk.    
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Mr. Upton stated for this reason he urges the Board to vote no to the Special Exception.  
Mr. Upton stated he does appreciate the Board’s patience throughout the duration of all 
of these Hearings and for allowing Public Comment, and he appreciates their service to 
the community. 
 
Ms. Virginia Torbert was sworn in.  Ms. Torbert stated as a member of a Township  
Commission she appreciates everything the Board does; and however the Board decides,  
she will respect their decision, and she feels most members of this community will as  
well.  Ms. Torbert stated she has read the Comprehensive Plan a number of times and  
knows that there is a lot of language in there about the heritage of farming/agriculture in  
Lower Makefield Township and the need to protect what is left.  Ms. Torbert stated most  
of what is left is in this area.  She stated there are still people trying to drive farming  
equipment in the area going from one farm to another on Stony Hill and Route 332, and  
it is extremely difficult and dangerous.   She stated there is a public street that was never  
mentioned that is almost directly across the street from the Corporate Center called  
Patterson Lane; and while there are only a few families living there, they do have to get  
out.  Ms. Torbert stated her husband owns a piece of property on the road; and on Sunday  
morning they tried to pull out, and it took between five and ten minutes to make a left out  
of there on a Sunday morning.   She stated this project is effecting the entire character of  
the area and will impact the farming operations; and in this sense, she does feel it is  
contrary to the Comprehensive Plan. 
 
Mr. Joseph Sundeen was sworn in.  Mr. Sundeen stated he feels this will be a City  
Hospital going into this Suburban community, so it will change the community from the  
kind of community it is now.  Mr. Sundeen stated he worked in New Jersey and lived in  
Lower Makefield since 1973 in the Sandy Run Development which is off of 332.  He  
stated when he came home from work in New Jersey prior to his retirement in 2006, 
he would have to go across the Scudders Falls Bridge which is a challenge at 5 to 6 in the  
evening.  He stated once across he could continue down to 332 and take a left, could get  
off at the exit ramp that goes down into Yardley and come up on 332, or could get off at  
the New Hope ramp and circle around and go down River Road and come up that way.   
Mr. Sundeen stated what would usually happen when he would go to 332 off of 95 is that  
the traffic would back up onto the shoulder of 95 and it would be a “mess” to try to get  
through there.  He stated rather than doing this he would go through Yardley and turn  
right at Starbucks, but traffic would be backed up half way to 95.  He stated the other  
option is to come down River Road; and he would then just have to get through the light,  
but even there it would be backed up past what was Leedom Lumber over the Canal. 
He stated now they will have a considerable amount of more traffic and a lot of it will  
have the impact of rush hour as well.  Mr. Sundeen stated he feels they need to think  
about the neighbors in Yardley Borough as well, and asked that they consider this  
judiciously.  He stated he serves on the EAC so he does appreciate what the Zoning  
Hearing Board is doing expending their time.  
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Ms. Ariane Giudicelli was sworn in.  Ms. Giudicelli stated she is a resident of Newtown  
Township and every morning she commutes to New Jersey and returns in the evening,  
and she has no choice but to get on the By-Pass to get to 95.  She stated she has noticed  
over the past two years after increased development in the area an increase in traffic on  
the By-Pass.  She stated she feels like she is living in a City.  She stated she cannot  
imagine how much worse it will be with the Hospital there.  She stated she sits at the  
traffic lights in bumper-to-bumper traffic every morning and every evening, and it makes  
her want to move.  Ms. Giudicelli stated she would be sad and angry to see a Hospital go  
on that beautiful piece of property.  She stated she enjoys going to Shadybrook and  
enjoying the farmland, and having a Hospital there will totally change the area.   
 
Mr. Frank Cocuzza, 918 Weber Drive, was sworn in.  Mr. Cocuzza stated he does not  
think they should have to have this Appeal because they are saying that Lower Makefield  
has to give in to the whims of other communities.  He stated the intersection is in Lower  
Makefield and all the traffic is coming from everywhere else, and everyone wants to go  
right through Lower Makefield and they are saying we should not develop anything in  
our community because it is an inconvenience.  Mr. Cocuzza stated he tried to watch  
most of the meetings and from what he understands, the Hospital is willing to make road  
improvements and also they were willing to alleviate their employees by changing the  
shift changes so that it would not be at the time of congestion.  Mr. Cocuzza stated he  
feels it will be an improvement.  He stated there are other businesses in the area, and  
they are trying to develop the Edgewood Village, and the employees of the Hospital  
could use these stores.  He stated he understands that this will not be a massive Hospital.   
He stated the property is going to be developed by either the Hospital or some other  
business and he does not know that some other business would have to make these road  
improvements.  He feels the Hospital is doing everything they can to be a good neighbor. 
Mr. Cocuzza stated the only reason he came to the initial meeting was because everyone  
was making derogatory statements about the Hospital, and he had positive experiences 
with the Hospital.   
 
Mr. Richard Katz, 2034 E. Wellington Road, Yardley Run, was sworn in.  He stated he  
is approximately one mile north of the intersection of Lindenhurst and the By-Pass.   
He stated typically he leaves his house in the morning, and it will take him two to three  
traffic signal changes before he can get onto the By-Pass going south.  Coming home on  
I-95 north, he has the same situation, and there are frequent delays turning left onto the  
By-Pass from 95 northbound.  He stated he has been at almost all of the Hearings, and he  
feels the studies were extremely flawed with “garbage-in, garbage-out.”  He stated the  
queues that were originally estimated in the first Traffic Study were clearly inaccurate.   
He stated the Chief of Police has also testified that the intersection has 16% of all the  
traffic accidents in Lower Makefield Township.  Mr. Katz stated the traffic situation is  
difficult at best now.  He stated based on the flawed Traffic Study, the various  
improvements proposed by the Hospital are not going to help; and the incredible mass of  
additional traffic is going to grossly overcome the improvements.  Mr. Katz stated there  
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is a character to the Township, and he believes the Hospital will greatly change the nature  
of the area, and will horribly “mess-up” the traffic situation and cost the Township a great  
deal of money due to the increased Police protection necessary. 
 
Dr. Philip Kauff was sworn in.  He stated he moved to the area in 1969 and remembers  
when there was no traffic light in downtown Yardley, and he has seen the traffic grow  
exponentially.  He stated as a physician he realizes the difficulty in an emergency  
situation with the presence of the railroad crossings which will hinder any emergency  
vehicle from getting to the Hospital.  He stated it is an impossible situation, and one  
never knows if a long freight train will be there and how long you are going to be; and  
people’s lives are going to be in danger because of that.  Dr. Kauff stated the traffic flow  
at the present time off of Route 95 is unreasonable at best.  He stated the traffic the  
Hospital will create will be a danger to the community as it is dangerous getting off of 95  
now if you do not hit it at the right time, and you are backing yourself up on 95 with cars  
coming at you at over sixty miles per hour.  Dr. Kauff stated there are also two hospitals  
within five to seven minutes of the intersection of Stony Hill and 332, and there is not a  
need for another hospital in the area.  He stated he does not care what the people from  
Aria say, he feels they are taking away a hospital which is serving a community on the  
other side of Route 1 in order to get a more affluent clientele on this side.  He stated this  
is morally and ethically wrong.  Dr. Kauff stated the car count that was given by the  
Hospital’s attorney is extremely unrealistic at thirty-five cars.  He stated all you have to  
do is look at the staff parking lot at Capital and St. Mary’s and you can see how many  
cars are there at any one time or any one shift.  Dr. Kauff stated he feels this was an  
interesting idea for the Hospital to do but certainly not needed and certainly it will be a  
tremendous detriment to the community. 
 
Ms. Irene Koehler was sworn in.  Ms. Koehler stated she has an e-mail from an  
individual asking that they be able to continue Public Comment at the next meeting in  
order to allow others to attend a meeting and speak but was unable to attend this evening.   
Ms. Koehler stated she has at least fifty other e-mails.  Mr. Bamburak stated they are  
going to finish Public Comment this evening.  He stated they are aware that many people  
feel this project will impact their quality of life, and the Board understands this.   
Ms. Koehler thanked the Board for their time and effort on behalf of the citizens.   
She noted the letter she received from Laura Libitz who is completely housebound and  
asked that the Board veto the proposal because of the traffic.   
 
Ms. Koehler stated she is the Chairperson of Residents Against Frankford’s Relocation. 
She stated there are so many people who have been waiting to have the chance to speak,  
and they tried to let them know although they thought that Mr. VanLuvanee was going to  
bring in rebuttal Testimony this evening.  Ms. Koehler stated she lives off of Lindenhurst  
Road, and she now has to wait two to three lights to get out onto 332 from Lindenhurst;  
and if there is additional traffic coming from the Hospital, she cannot imagine what it will  
be like.  She asked the Board to go to the area at rush hour to see what they live with. 
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Mr. Bamburak stated the Board has done this numerous times.  Ms. Koehler stated they  
then know that this road is the conduit to access I-95 for traffic above Doylestown.  She  
stated she feels that people are going to start to get off 95 at Yardley and will go up  
Dolington and Quarry Roads where there are three Elementary Schools.  She feels this  
will be very dangerous.  Ms. Koehler stated she agrees with Dr. Kauff that there is no  
reason for a Hospital at this location as there are two hospitals in the immediate area 
within five to six miles.  She stated this will also be a tax cost to the citizens.  She asked 
that the Board vote no and overturn their previous Decision. 
 
Ms. Sandra Hardy was sworn in.  Ms. Hardy thanked the Board for their time.  She stated 
while she will respect the request not to repeat what has been said, she stated she would  
echo the comments made particularly with the quality of life.  She stated she understands  
that traffic should be the main topic tonight, but she is more concerned with the reason  
she moved to this area which includes the open space and the quality of life; and she feels  
this will change the character and she feels traffic will be very unpleasant. 
 
Mr. David Auslander was sworn in.  Mr. Auslander thanked the Board for their service. 
He stated he is the Treasurer of Residents Against Frankford’s Relocation, and he noted  
the number of letters he received to the organization which were written with emotion  
and concern about the nature of the Hospital and what it will bring to the community.   
He asked that the Board deeply consider the emotional and aesthetic aspects as well as  
the safety aspects of the intersection, the traffic back-ups, and the impact it will have on  
everyone.  He stated they have had so many letters with donations both big and small  
with genuine, heartfelt concern for the project.  He stated if this were the only Hospital in  
the area, they would probably accept it; but given the fact that there are two Hospitals  
nearby, they find that it is an untenable situation.   
 
Ms. Elizabeth Molsen was sworn in.  She stated she is a Registered Nurse and has  
practiced at Doylestown as well St. Mary’s and Frankford Bucks.  She stated she lives in  
Newtown Crossing, and she plans her hours where she works now based on the traffic  
patterns.  She stated she has been in line trying to exit off coming south on 95 from  
Princeton and had to be in line to get off.  She stated there is a great need for a Hospital in  
Lower Bucks, and she does not understand why there is not a Certificate of Need like  
they have in New Jersey.  She feels the Hospital should go to a County that actually  
needs a Hospital.  She stated if she cannot have open space, she would want it to be  
something that is not enormous.  Mr. Bamburak asked that she limit her comments to  
traffic.  Ms. Molsen stated she would to see the Hospital go to a place where it is actually  
needed. 
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Ms. Patricia Haynes, 463 Cedar Hollow Drive, was sworn in.  Ms. Haynes stated she  
does not have written preparation and did not remember from the Minutes last month that  
they were told they had to do this tonight.  Mr. Bamburak stated they were not told, but  
they did make an indication that Testimony would probably be concluded this evening. 
Ms. Haynes stated she is a Registered Respitory Therapist and has practiced for thirty  
years.  She stated she also has a Bachelor’s and an MBA and has been on “both sides of  
the aisle.”  She stated she has been a Clinician Supervisor and Manager.  She stated she  
knows the inner workings of a hospital.  She stated she has worked at four NICUs which  
deal with preemie babies.   
 
Mr. Bamburak asked that Ms. Haynes limit her comments to traffic.  Ms. Haynes stated  
hospital traffic is not like office traffic, and she knows this from her background.  She  
stated the time that you come in for your shift does effect traffic.  She stated you can put  
in different times, but the cars are still on the road; and they are on the road twenty-four/  
seven.  She stated she does not want accidents, and logically this is not the place to put a  
hospital.  She stated she knows that they do not have the law in Pennsylvania that you  
have to show a need or they would not have even been able to come to get a Variance or  
a Special Exception.  Ms. Haynes stated the traffic is horrendous, and as a medical  
clinician and a person in the community, she does not want this and does not see the  
need.  She stated it is very dangerous. 
 
Ms. Janet Bryant was sworn in.  Ms. Bryant stated she was watching from home and  
came out because she found out that she would have to make Public Comment this  
evening.  She stated she is a member of Residents Against Frankford Relocation, and  
they have worked very hard to try to stop this Hospital from being put on this site. 
Ms. Bryant stated her main concern is with the traffic.  She stated she lives in the  
Fairfield Development, and she has to go onto Quarry Road and Lindenhurst and make  
the right onto the By-Pass as she has a horse on the Village Farm in Langhorne and she  
has to go there five to six days a week. She stated with the additional congestion the  
Hospital will bring to the area, the back roads are going to absorb a lot of the traffic.   
She stated there are Schools in the area of Quarry and Dolington Roads, and many  
people already have to go this way to get to Newtown and Langhorne.   
 
Ms. Kristin Tyler was sworn in.  Ms. Tyler stated if they are to believe that the Traffic  
Study submitted on behalf of the Applicant is flawed, they need to think no further.   
She stated they have not established their burden of proof.  She stated she has not heard  
Testimony as to what the actual traffic impact of this proposed development will mean to  
Lower Makefield and 332.  Ms. Tyler stated the Applicant did not submit Rebuttal  
Testimony to the Testimony establishing the flaw in their Traffic Study, and did not meet  
their burden of proof. 
 
 
There was no further Public Comment and Testimony was concluded. 
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Ms. Kirk recommended that the Board direct proposed Findings of Fact and Conclusions  
of Law to be submitted by counsel for all Parties no later than Friday, June 22, 2012.   
She stated the Board will then have the opportunity to review those proposed Findings of  
Fact and announce its Decision at the Board meeting of July 17, 2012.  Ms. Kirk stated  
written Decisions will follow in accordance with the Municipalities Planning Code which  
would mean they would have to be submitted to the Parties by August 6, 2012 which  
would be forty-five days from June 22.  Mr. VanLuvanee agreed with this schedule.   
 
Mr. Bamburak asked if there is a legal requirement that they either uphold or overturn the  
previous Decision or do they just make a new Decision.  Ms. Kirk stated it is at the  
Board’s discretion at this point based upon the Testimony that was presented; and if the  
Board finds that the Testimony that was presented at these Hearings to be credible and  
reliable, then the Board would reverse the prior Decision and indicate the reasons as to  
why the Application should be Denied.  She stated if after reviewing everything the  
Board determines that the Testimony presented during these Hearings does not  
significantly alter or sway what was presented during the initial Hearings, then the Board  
should uphold its prior Decision and allow the Application. 
 
Mr. DosSantos noted the July 4 Holiday and asked if there is enough time to make a  
Decision by July 17; and Ms. Kirk stated Findings would be submitted by June 22 and  
they would be circulated to everyone by the following Monday which would give them a  
three week span between the time the Findings are submitted and the Board’s meeting on  
July 17. 
 
Mr. Smolow asked if the Transcripts and the Exhibits from the original proceedings had  
been distributed to members of the Board that were not on the Board at the time, and it  
was noted they are available.  Ms. Kirk stated when the Remand Decision was entered  
and the subsequent Decision in March, she specifically spoke to all the members of the  
Board and asked if they wanted copies of all the prior Transcripts to review.  She has  
since during the Remand Hearings organized the information and has a box of Exhibits  
that were submitted at the initial Hearing up to today’s date; and these documents are  
available to any of the Board to come and review.  Mr. Smolow stated the Parties very  
much appreciated Ms. Kirk’s effort in putting the Record together.   
 
Mr. VanLuvanee stated all the Parties submitted Findings of Fact and Conclusions of  
Law at the completion of the Hearings in 2009.  He stated the Testimony has been limited  
in these proceedings pursuant to the terms of the Remand Order; and he assumes that  
they are looking for Findings of Fact and Conclusions of Law based on the Testimony 
that has been heard at the Remand Hearing which would be supplemental Findings of  
Fact and Conclusions, and Ms. Kirk agreed.  Mr. VanLuvanee stated he feels they would 
refer to the Board’s previous Decision and then new evidence to determine whether or  
not there is justification for changing or justification for affirming it.   
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Mr. Koopman stated the new Testimony that has been presented may result in the Board  
modifying their original Findings of Fact and Conclusions and Law; and the Findings of  
Fact and proposed Conclusions of Law can address those issues.  Ms. Kirk stated with  
regard to the Findings of Fact and Conclusions of Law if anyone wants to offer any sort  
of modifications to the prior Board’s Decision, that should be included as well. 
 
Mr. DosSantos moved, Mr. Gruen seconded and it was unanimously carried to adjourn 
the meeting at 8:14 p.m. 
 
 
      Respectfully Submitted, 
 
 
       
 
 

Jerry Gruen, Secretary 


