
TOWNSHIP OF LOWER MAKEFIELD 
PLANNING COMMISSION 

MINUTES – SEPTEMBER 26, 2011 
 
 

The regular meeting of the Planning Commission of the Township of Lower Makefield 
was held in the Municipal Building on September 26, 2011.  Chairman Fried called the 
meeting to order at 7:35 p.m. 
 
Those present: 
 
Planning Commission: Mark Fried, Chairman 
    Tony Bush, Secretary 
    Karen Friedman, Member 
    John Pazdera, Member 
 
Others:    Nancy Frick, Director Zoning, Inspection, & Planning 
    Vince Magyar, Township Solicitor 
    James Majewski, Township Engineer 
 
Absent:   Dean Dickson, Planning Commission Vice Chairman 
    Ron Smith, Supervisor Liaison 
 
 
#613-A – NEW CINGULAR WIRELESS PCS, LLC d/b/a AT & T 
                T.P.N. 20-16-41-5 – STONY HILL ROAD 
 
Ms. Kate Durso, attorney, was present on behalf of the Applicant.  Ms. Durso stated  
AT & T/New Cingular Wireless has acquired a license to allow them to provide data and  
related services through the phone.  She stated in order to roll this out, they require some  
different types of antennas to be located on their existing facilities.  She stated they are  
proposing to replace the antennas on the existing monopole and place additional  
equipment inside the existing shelter.  She stated the existing antennas are four feet in 
length, and the new antennas because of the type of data that is being transmitted, are six 
feet to seven feet however, from the ground looking up, it will not look that different.  
She stated the Ordinance does not have a restriction on maximum antenna length to her 
knowledge.  Ms. Durso stated they will take down three antennas and put up three new 
antennas in the same mounting brackets.   
 
Mr. Fried asked if this will extend above the top of the tower; and Ms. Durso stated they  
will not since they are at the 122’ elevation, and the structure is 135’ to the top of the  
tallest point.  She stated Verizon is at the top.   
 
Mr. Majewski stated they have submitted a structural analysis that indicates that even  
with the new antennas, they will still be okay on the tower.  This will not compromise the  
integrity of the tower.   
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Mr. Majewski stated the only outstanding issue is the fact that there are once again  
discrepancies between the overall height of the tower, and the height of the proposed 
antennas as compared to the existing antennas.  He stated this Plan shows four  
antennas, and the previous plan showed six.  He stated they need to reconcile the  
differences so that the Township has an accurate record. 
 
Mr. Pazdera stated the discrepancies are not just with AT & T’s antennas, it is everything.   
Mr. Pazdera noted the structural analysis submitted, and he asked Ms. Durso if their  
engineer went out there and physically verified what is on the tower and at what  
elevations.  Ms. Durso stated American Tower owns the tower; and typically what  
American Tower does is looks to see what is the maximum amount that each carrier is  
allowed to put on the structure and will make sure that the structural evaluation takes into  
account whatever the maximum is that they would be allowed so it would not necessarily  
be a true accurate representation of what is physically there.  Ms. Durso stated she feels  
it is based on what they know each carrier is allowed to have there as opposed to going  
out physically to the site and counting them.   
 
Mr. Majewski stated they do show that there are seven antennas on the tower, and the one  
they have listed as proposed is taking off the old one and replacing it with their proposed  
new configuration.   
 
Mr. Pazdera stated if you pull up the structural report signed and sealed by the same  
engineer two years ago, he shows completely different elevations and completely  
different antenna counts; and he would like to know which one is right.   
 
Ms. Durso stated because American Tower owns the tower, they require each carrier to  
use American Tower structural engineers, and do not allow them to do an independent  
evaluation.  She stated if she is provided a copy of what the Township has, she could go  
back to American Tower and ask that question.   
 
Mr. Pazdera stated even the antennas which were previously at 123’ are now being  
shown at 122’; and it looks like they have gained an additional five to six antennas.   
Ms. Durso stated some of the equipment listed is not necessarily antennas as there are  
other types of equipment.  Mr. Pazdera asked if they have added anything within the last  
two years; and Ms. Durso stated they have not to her knowledge.  Mr. Pazdera stated the  
structural reports show completely different information.   
 
Mr. Fried stated this has been a continuing discussion, and he asked if there is a way that  
they can at this point get someone involved so they can get correct information. 
Ms. Frick stated it should be the latest Applicant.  Mr. Pazdera stated the Applicant  
should be responsible for providing information required by the Ordinance as part of the  
Conditional Use Application.    Mr. Pazdera stated every time they see these, the  
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drawings and structural analysis are not accurate.  Mr. Majewski stated they have even  
had incidences where the same engineer provides different information for the same  
tower on different Applications.   
 
Ms. Durso stated it is important that the structural analysis reflect what is allowed to be  
there.  Mr. Pazdera asked how the Township can be sure what is there since in this case  
the same engineer who signed this report being presented this evening showed different  
numbers two years ago.  He stated unless things were put on there in the last two years, it  
should match.  Mr. Pazdera stated all the Applicants keep doing this.  Ms. Durso stated  
the carriers are subject to the tower owners.  Mr. Pazdera stated as a carrier, they should  
go to the tower owner and let them know that there is a problem.  Ms. Durso agreed to do  
this.  Mr. Pazdera stated he is concerned that engineers are putting their seals on Plans  
that do not accurately reflect the conditions of the towers.  Mr. Majewski stated  
Ms. Durso will have to coordinate with the tower company and the engineers who drew  
up the Plans.  He stated he knows the Plans are incorrect since they are only showing four  
antenna heights, and they know that there are at least seven.   
 
Ms. Friedman noted the letter dated 8/18/11, page two, second paragraph in the center it  
states, “The proposed improvements are compatible with the surrounding uses and will  
not substantially injure neighboring property values.”  She stated she has never seen this  
written, and asked why this was included, and what it means.  Ms. Durso stated the  
reason that is written there is that one of the Conditional Use requirements is that it will  
not have an adverse impact on the surrounding properties, values, etc.  She stated the  
Applicant is required to present evidence/testimony that they are meeting the Ordinance  
requirements. 
 
Mr. Bush asked if the existing antennas were damaged as he has AT& T, and his  
coverage has been deteriorating since Hurricane Irene.  Ms. Durso stated no one has  
brought this to her attention, but she will ask them about this.   
 
Mr. Fried stated it seems that there has been a continuing problem with American Tower,  
and whoever they are engaging is doing a less than adequate job with regard to the  
engineering.  He stated the Planning Commission has an obligation to the community to  
make sure that this is accurate since it is a substantial structure.  He is concerned how  
much they can “trust” American Tower to do this correctly.  He asked if this requires a  
physical inspection, and asked if the Township is notified that this is actually being done  
so that the measurements shown are right.  Ms. Frick stated she feels that the Applicants 
are required to provide the Township with this information.  Mr. Fried stated he is 
concerned that they will just do what they have done previously pulling out “bad”  
information and using this old information to create something new; and the Planning  
Commission will not know that this is correct.  He stated the reason they know this  
evening that what has been presented is incorrect, is because they have previously been  
presented with other Plans that have different measurements.   



September 26, 2011       Planning Commission – page 4 of 6 
 
 
Ms. Durso asked if the Township requires As-Builts each time a carrier comes in, and  
Ms. Frick stated they do not.   
 
Mr. Fried stated they have Plans sealed by engineers that are disagreeing with each other. 
Mr. Fried asked that the carrier go back and work with American Tower so that they can  
come back with specifications and give assurances that they are accurate and correct. 
Ms. Durso stated they could go back to American Tower and have them verify to them  
what is physically located on their structure.  She stated she feels they will also advise her  
that they want to provide what the maximum the carriers can have, and this would then  
be two different types of analysis.  She stated the carriers need to rely on American  
Tower.  She stated while they can verify the elevations a carrier is at, the only way they  
know the loading of the equipment is by virtue of the information being given to  
American Tower.  She stated every antenna has a different loading.   
 
Mr. Pazdera stated he feels it would behoove American Tower to know what is actually  
on their tower.  He stated within two years the same engineer has provided completely  
different elevations for this property.  Ms. Durso stated sometimes this depends on  
whether they are looking at where the mounting bracket is.  Mr. Pazdera stated in this  
case, it is the same engineer; and he would assume that he would use the same procedure  
for the same tower every time he did it.  Mr. Majewski stated some engineers use the  
mounting bracket height and others use the center line of the antenna height; however,  
it should still be noted on the Plan what their height is measured to so that the Township  
knows.   
 
Mr. Pazdera stated he is not willing to send this on to the Board of Supervisors until they  
get appropriate information.  Mr. Fried asked what they should request so that they know  
what is provided is accurate.  Mr. Majewski stated he feels the Applicant’s attorney could  
pass this information along.  Mr. Majewski stated both the structural analysis and the  
Plans should be accurate.  Mr. Fried stated with regard to the structural analysis, they  
should explain why there are different numbers on the new plan compared to the one  
presented two years ago.  He stated they want a corrected, accurate document.  Ms. Durso  
stated with regard to the Plan, she understands that once they get accurate information  
from American Tower, it should show the correct elevation.  Mr. Pazdera stated it should  
also be consistent.   
 
There was discussion regarding the equipment cabinet, and Mr. Majewski stated this  
Applicant’s equipment is going in the existing cabinet so there is no new shelter for this  
Application.   
 
Mr. Majewski stated American Tower should confirm what the elevation listed in the  
Structural Report represents. 
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Ms. Frick stated this matter was tentatively scheduled for a Public Hearing before the  
Board of Supervisors on October 19, and the Planning Commission does not meet again  
prior to that time.  She asked that an Extension be provided from the Applicant.  She  
stated she does not feel the Planning Commission will move ahead with this until they  
get accurate information.   
 
Ms. Friedman moved, Mr. Pazdera seconded and it was unanimously carried that based  
on the information submitted, the Planning Commission asks the Board of Supervisors  
not to hold the Public Hearing on October 19.  The Applicant has granted an Extension  
until the information is supplied and presented back to the Planning Commission for their  
recommendation. 
 
Ms. Durso asked when they would need the information in order to be placed on the next  
Planning Commission Agenda, and Mr. Fried asked that she coordinate this with  
Ms. Frick.  Ms. Frick stated she will place is on as quickly as they can recognizing that  
once it is submitted by the Applicant, it still needs to be reviewed by the Township  
engineer.   
 
 
OTHER BUSINESS 
 
Mr. Bush stated a number of months ago they discussed the Zoning Hearing Board  
request about impervious surface and some other changes to the existing Ordinance;  
and he asked the status of this request.  Mr. Majewski stated he would like to provide  
the Planning Commission a memo on this, and they should put this on a future Agenda.   
 
Mr. Fried stated he is concerned with traffic and all of the proposed development that  
may be coming in the future including the new office building at Stony Hill/Township  
Line, and Hospital, and the Town Center.  He stated he is concerned that as he  
understands the Ordinance it requires that each development only has to take  
measurements based on the traffic that they would produce giving existing situations, yet  
the Township knows that coming in the future there will be multiple developments that  
will all impact the same intersection – Langhorne-Yardley Road/Stony Hill.  He stated all  
of the developments are coming along at their own pace, yet none are completed; and  
when they look at a Traffic Study, they only see the Study for each individual  
development irregardless of what happens with other developments.  He stated he does  
not feel they are getting an accurate representation of what the intersection will be like in  
ten years when all the projects are done.  Mr. Fried stated he does not feel that they can  
require this from the Applicants since it is not a requirement, but it is the reality. 
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Ms. Friedman stated she understood that Aria was evaluating present and future growth,  
but did not include everything.  Mr. Majewski stated Aria was deficient in that they did  
not consider anything other than their site and the background growth rate, and the  
Ordinance requires that you consider all development within one half mile; and they   
have not done this as part of their Application.  He stated Flowers Field has considered  
all development within one half mile so they do comply; however, if the Hospital does  
proceed, this would change things.  Ms. Friedman stated the Hospital will draw a lot  
more than one half mile.  Mr. Majewski stated this is one of the big issues with Aria. 
 
Mr. Majewski stated the only thing they could do to address Mr. Fried’s concerns would  
be to change the Ordinance to require that proposed development further away from the  
site is considered.  He stated currently it is one half mile radius; and while they could  
expand this, realistically the further away you get from the site, traffic tends to spread  
out, and there is less of an impact.  Ms. Friedman stated this would depend on the  
development and again noted the hospital.  Mr. Fried stated there are also only a limited  
number of roads. 
 
Mr. Majewski stated he could check with Traffic, Planning & Design to see if anyone  
else has an Ordinance with more “teeth;” although he feels there is limited open land left;  
and it may be that they would be spending money on an Ordinance that would have been  
a good idea several years ago.   
 
 
It was noted that the next meeting of the Planning Commission will be held on  
Monday, October 24, 2011. 
 
There being no further business, Ms. Friedman moved, Mr. Bush seconded and it was 
unanimously carried to adjourn the meeting at 8:15 p.m. 
 
     Respectfully Submitted,  
 
 
 
 
     Tony Bush, Secretary 
 
 
 
 
 


