
TOWNSHIP OF LOWER MAKEFIELDZONING HEARING BOARDMINUTES – AUGUST 5, 2014
The regular meeting of the Zoning Hearing Board of the Township of LowerMakefield was held in the Municipal Building on August 5, 2014.Chairman Bamburak called the meeting to order at 7:30 p.m.Those present:Zoning Hearing Board: Paul Bamburak, ChairmanAnthony Zamparelli, SecretaryKeith DosSantos, MemberMark Moffa, MemberJames McCartney, Alternate MemberOthers: Robert Habgood, Code Enforcement OfficerJohn Koopman, Township Solicitor (left meeting in progress)Mark Eisold, Township EngineerBarbara Kirk, Zoning Hearing Board SolicitorKristin Tyler, Supervisor LiaisonAbsent: Jerry Gruen, Zoning Hearing Board Vice Chairman
APPEAL #14-1700 – MARGARET AND DANIEL NOLANThe Application submitted was marked as Exhibit A-1.  The Plot Plan submitted wasmarked as Exhibit A-2.  Notice of tonight’s Hearing was published in the BucksCounty Advance, and this was marked as Exhibit B-1.  Notice of tonight’s Hearingwas also posted at the property, and a copy of that Posting was marked as ExhibitB-2.  Notices were mailed to property owners as required by the Ordinance, and acopy of the letter with the list of addressees was marked as Exhibit B-3.Ms. Margaret Nolan and Ms. Tracy Miller, Hacienda Design, were present and weresworn in.Ms. Miller stated the Nolans are looking to extend the back of their house out toenlarge their kitchen and dining room, add an attached garage, and extend out theirfamily room to have enough space for their growing family.  She stated the difficultyon this lot is that the Zoning District requires a three acre lot area, and thisparticular lot area is only 15,000 square feet.  She stated their rear yard setback isactually in their front yard so anything they were looking to do would require aVariance.  She stated they are requesting a side yard Variance to extend an existing



August 5, 2014            Zoning Hearing Board – page 2 of 17
non-conformance in the family room, a rear yard Variance, and a side yard Variancefor the garage.  She stated in order for them to be able to enter and exit the garageeasily, she turned it on a 45 degree angle which actually puts the corner closer to theright property line.  She stated 13% impervious surface is allowed in this Zoning,and they are asking for 27%.Mr. Bamburak asked Mr. Habgood if he knew how this property became sochallenged.  Mr. Habgood stated previously this property was not Zoned ResourceResidential Protected (RRP) as it was previously Zoned differently.  He stated whenthe RRP Zone was created most of the homes that were existing did not fall withinthe RRP requirements.  He stated when they are non-conforming, they fall back toR-2 requirements.  Mr. Bamburak asked when the home was built, and Mr. Habgoodstated he believes it was constructed in the 1940s.Ms. Kirk stated the side yard will be 15’ 6” as opposed to 25’ off the garage side, andMs. Miller agreed.  Ms. Kirk stated on the opposite side for the proposed addition,the side yard would be 16’ 5”, and Ms. Miller agreed.  Ms. Kirk stated under theimpervious surface, the  maximum is 13%, and based on the Plan, the existing is24.8%, and they will increase it to 27%, and Ms. Miller agreed.Ms. Kirk asked Mr. Habgood if they would not also need a Variance from Section200-86B3 to enlarge a non-conforming structure.  Mr. Habgood stated he does notfeel they would since if they fall under the R-2 requirements, they would definitelymeet the setback requirements; and the only Variance it appears they would needwould be for impervious surface since normally they would be allowed 24% underR-2 for their lot size of 15,000 square feet.  He stated the only Variance they wouldneed would be for the impervious surface because they would fall under Section200-23D.Mr. Moffa asked if there is any plan to deal with the proposed overage of impervioussurface as far as compensating the property with drainage for stormwater run off.Ms. Miller stated they did not look at that option, although they could.  She statedthey are taking out a good deal of paving although they are replacing that with thegarage.  She stated there is an existing patio that is being removed as well as twosections of the driveway.    Mr. Bamburak stated the driveway went all the way back,and Ms. Miller stated it goes beyond where the garage is going to go as it went all theway over behind the porch because there is a garage there that is going to beconverted to a guest room.  Mr. Bamburak asked what will be the new line of thedriveway, and Ms. Miller stated there is a line that runs between the 9’6 dimensionand the 15’6 dimension and there is actually a line there.  She stated it will gostraight back so that they can pull a car into that area adjacent to the garage or pullinto the garage.
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Mr. Bamburak asked about the water run off, and Ms. Nolan stated it is fairly flat.Mr. Bamburak asked if they have discussed this with the neighbors, and Ms. Nolanstated they did and some of them are present this evening.  She added that they haveheard no objections from their neighbors.  She stated the neighbor behind them wasconcerned that it was a detached garage and that there were going to remove trees,but this is not the case.Mr. Zamparelli stated they are increasing the impervious surface by 3% which is alarge increase.  He asked if they would consider mitigation such as a dry well.Mr. Bamburak stated he believes that this would go through the Township engineerfor suggestions, and Ms. Kirk stated this would depend on the square footage of theaddition whether it would fall under the Stormwater Management Ordinance.Mr. Eisold stated he feels it would.  Ms. Kirk stated there would have to be some sortof stormwater mitigation considered as recommended by the Township engineer.This was acceptable to the Applicant.Mr. Patrick Cusick was sworn in.  He stated he lives on the right hand side facing thehouse at 9 Glenolden.  Mr. Cusick stated they  have lived next to the Nolans forthirteen years, and their families are very close; and they are very supportive of theproposed renovation.  He stated they have reviewed the Plans with them on anumber of occasions, and they are very supportive of the Plan and hope that it willbe approved.Mr. DosSantos asked if they  have added any impervious surface since they ownedthe property, and Ms. Nolan stated they have not.Testimony was closed.Mr. Zamparelli moved and Mr. DosSantos seconded to grant the relief as requested.Mr. Moffa stated he will be oppose this since he likes to see the stormwatermitigation included in the Plan and not just taken care of later since he does notalways trust that it does get taken care of later.Motion carried with Mr. Moffa opposed.Mr. DosSantos asked Mr. Eisold what the process is with regard to the mitigation,and Mr. Eisold stated it is at the Building Permit stage.  He stated there is anOrdinance with the details.
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APPEAL #14-1701 – CHINMAYA MISSION TRI-STATE CENTERThe Application submitted was marked as Exhibit A-1.  A Tax Map submitted forthe subject property was marked as Exhibit A-2.  Notice of tonight’s Hearing waspublished in the Bucks County Advance, and the Proof of Published was markedas Exhibit B-1.  The property was also posted with notice of tonight’s Hearing,and a copy of that Posting was marked as Exhibit B-2.  Notices were mailed toproperty owners as required by Ordinance, and a copy of the letter with the listof addressees was marked as Exhibit B-3.  The Township Planning Commissionissued a memorandum recommending approval of the Special Exception, andthat memo was marked as Exhibit B-4.Mr. Edward Murphy, attorney, was present with Mr. Bharat Gohel who is Chairmanof the Building Committee associated with the Congregation.  Mr. Gohel was swornin.  Mr. Gohel stated he has been involved in this process for the past one and a halfyears.Mr. Murphy asked Mr. Gohel to explain what the Chinmaya Mission is, and Mr. Gohelstated is a Hindu organization, and they  have a Center in Langhorne on BridgetownPike and Maple Avenue.  He stated it is a teaching institute where they have aSunday School, lectures, language and dance classes, and they invite the Hinduculture into this area.  He stated they have a very small group, and they havebeen in the area since 1953.  He stated the Center at Langhorne has been theresince 1992.Mr. Murphy stated the property in question is at 905 Big Oak Road with the TaxParcel #20-48-23, and Mr. Gohel agreed.  Mr. Murphy stated the property hasslightly in excess of two and a half acres and is Zoned R-2 Residential, and Mr. Gohelagreed.Mr. Murphy asked Mr. Gohel to describe what the history of the use of the propertyas a Church has been since the late 1950s.  Mr. Gohel stated he understands that in1958 the property was approved as a place of worship in the R-2 Zone, and therewas an extension approved in 1969.  Since then the property has been in the handsof different Churches with the last one being a Jewish Synagogue.  He statedthroughout its history, the property has been used as a place of worship; and theyare continuing to use it as a place of worship.Mr. Murphy stated in an attached outline to the Application it was indicated that thefirst use of the property as a place of worship was in 1958  when the Church ofLatter Day Saints acquired the property and obtained the Building Permit, andMr. Gohel agreed.  Mr. Murphy stated subsequently the Township records indicate
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that the building on the property was expanded somewhat in 1969, and Mr. Gohelagreed.  Mr. Murphy stated as noted by Mr. Gohel the property has been used overthe years by varying congregations of different faiths, most recently the Jewish faith,until it became vacant; and Mr. Gohel agreed.Mr. Murphy asked Mr. Gohel how long the property has been vacant, and Mr. Gohelstated he feels it was approximately five years.  He stated they have been aware ofthe property for two years as it was for sale; but the owner was not cooperating, andthe property was subsequently vandalized.  He stated he wishes they had acquiredthe property prior to the vandalism as it was previously in move-in condition.Mr. Murphy stated Chinmaya Mission acquired the property in mid-June of this year,and Mr. Gohel agreed and stated they are currently the legal Title holder.Mr. Murphy stated Mr. Gohel indicated that at the time they acquired the property,it was in an extreme state of disrepair; and Mr. Gohel agreed.Mr. Murphy stated Mr. Gohel has taken a series of photographs depicting what thecondition of the property was prior to June 11 when Chinmaya acquired it and aseries of photographs indicating what they have done over the last six weeks to startto rehabilitate the property.  Mr. Gohel agreed and stated they show the clean upthat has been done and which is ongoing.Mr. Murphy provided a packet of photographs taken by Mr. Gohel.  He stated thephotos with the pink tabs are the before pictures and the photos with the orangetabs are the after pictures.  The seven pre-photos were marked as Exhibit A-3.The thirteen after photos were marked as Exhibit A-4.Mr. Gohel reviewed the before photos showing different sides of the building.He noted the condition of the bushes, the height of the grass, the vines growing onthe building, the boarded up windows, and the breaking up of the parking lot.He noted photograph #5 showing the leaking inside the building, and the buildingbeing in disrepair.Mr. Murphy stated apparently vandals entered the building and literally usedsledgehammers to break down the walls to remove copper tubing and pipingfrom inside the building, and Mr. Gohel agreed.  Mr. Gohel stated all that wastaken was the copper, and all this destruction was to get to the copper.Mr. Gohel stated the gable roof on the gymnasium and the chapel is in tact so thereis no water leak in that area.  He stated this will require basic cleaning and gettingrid of the debris.
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Mr. Murphy stated the building is 7,162 square feet, and it is the intention ofChinmaya to utilize the building in its present footprint, and they are not proposingto expand it any further; and Mr. Gohel agreed.Mr. Gohel noted additional after pictures comparing them to the pre pictures.Mr. Bamburak stated the Board understands that they are going to restore thebuilding.Mr. Murphy asked Mr. Gohel to describe the intended activities within the buildingin a typical week.  Mr. Murphy stated Mr. Gohel had previously indicated thatChinmaya intends to use the property as an educational center and that there is anexisting Chinmaya facility on Bridgetown Pike in Langhorne, and Mr. Gohel agreed.Mr. Murphy asked Mr. Gohel to describe the relationship between the existinglocation in Langhorne and the use that Chinmaya would make of the LowerMakefield facility on Big Oak Road.  Mr. Gohel stated the existing building inLanghorne is a place of worship as well, and it is a teaching institute where theyhave a variety of religious lectures, language classes, and cultural dance.He stated they intend to move the Sunday School into the Big Oak Road facility.He stated the Big Oak Road facility will be a satellite center, and they will notclose the Langhorne Center.  He stated there is a residency at the LanghorneCenter, and there will not be a residence at the Big Oak Road location.  He statedthe only change is the Sunday School will be moved to the new facility as at theLanghorne Center they do not have enough rooms to accommodate the classrooms.Mr. Murphy asked about a typical day Monday through Friday, and Mr. Gohel statedduring the weekdays there is not much activity although in the evening they mighthave dance or language classes from 6 p.m. to 9 p.m.  Mr. Murphy asked for a furtherexplanation about the dance classes, and he stated they are cultural dances for thoseranging from five to eighteen year olds.Mr. Bamburak asked for the estimated number of people at these classes, andMr. Gohel stated it could be five to ten people.  Mr. Bamburak stated generally itwould not be a crowd with one hundred cars, and Mr. Gohel stated it would not.He stated there could be a ground of five to ten children with a Teacher in asession.Mr. Murphy asked about Saturday, and Mr. Gohel stated this would depend onthe program.  He stated sometimes they have programs planned which could beduring the day or evening.  He stated sometimes they have Festivals with a smallgroup when they do some worship and singing.



August 5, 2014            Zoning Hearing Board – page 7 of 17Mr. Murphy asked if there would be weddings at this site, and Mr. Gohel stated hehas been with the Chinmaya Mission for over eight years and has never seen awedding happen at the Langhorne location.  He stated due to the sanctity of theplace some members might want to get married in the Temple but this would beon a case-by-case basis, but it is very rare.  He stated typically they do  not haveweddings in Hindu Temple because they are vegetarian and non-violent, and thereis no alcoholic beverages allowed and no meat is allowed, and in some places theydo not even allow onion and garlic because it changes the temperament of the mind.He stated they are very strict on renting the property to anyone even within theirgroup, and if they have to rent it is a very rare case that somebody might getmarried there.  He stated they might have a ritual wedding ceremony, but this isvery rare; and if that happened they would have to follow all of their rules andregulations, and he has not seen any at the Langhorne facility.Mr. Murphy asked Mr. Gohel to describe a typical Sunday which he understandswould be the most active day of the week, and Mr. Gohel stated from 9:00 a.m. to10:00 a.m. they would have four to five language classes.  He stated India is a vastcountry with eighteen different languages, and they have members from all differentStates so they offer different language classes.  He stated a typical class wouldaccommodate five to ten children.  He stated Sunday School begins at 10:00.He stated at 10:30 they have Assembly where all the Congregation gathers includingadults and children together, and at 10:30 the children go into individual classes bygrades.  He stated this is from 10:30 to 12:30 p.m.  He stated during that time adultshave their own group study discussion.  At 12:30 they have a closing prayer and at1:00 they serve lunch and disperse by 2:00 p.m.  Mr. Murphy stated the activities onSundays would commence at 9:00 a.m. and end around 2 p.m., and there would beno other activity on Sunday, and Mr. Gohel agreed.Mr. Murphy stated Mr. Gohel had indicated at the Planning Commission that theCongregation does not really have a fixed membership.  Mr. Gohel agreed and statedthey can actually go to any Temple in the World, and there is no fixed membership,membership chart, or dues.  He stated it is all donation based.  He stated for theSunday School they  have a very minimal fee per family, but other than that there isno membership required.  Mr. Murphy stated based on the attendance of peopleattending in Langhorne, Mr. Gohel knows that there are families that live in theYardley/Lower Makefield area that would potentially come to this location asopposed to the Langhorne facility, and Mr. Gohel agreed.   Mr. Gohel stated they havea lot of members in Lower Makefield, Newtown, and the Yardley area who arecurrently driving to Langhorne.  He stated there are only two Hindu Temples in thearea one being the Langhorne Temple and there is another on Woodbourne Road.He stated he feels there are close to 70,000 to 80,000 Hindu people in theMetropolitan area.  He stated there is also a Temple in Lansdale.  Mr. Gohel statedHindus do not have to come to the Temple every Sunday since they have altars intheir homes so there would not be a big crowd in the Temple.
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Mr. Murphy stated the post-acquisition photographs that were provided show aseries of parking lots that surround the building.  Mr. Murphy asked Mr. Gohel ifthey intend to repave the parking lots, and Mr. Gohel stated they do.  Mr. Murphystated at the time that the Church of Latter Day Saints received permission toexpand the building in 1969, they needed to provide a parking area sufficient toaccommodate seventy-five cars; and Mr. Gohel agreed.  Mr. Murphy stated heunderstands that to the best of Mr. Gohel’s knowledge, the parking lot has neverbeen striped; and Mr. Gohel stated that it was it looks like.  Mr. Murphy asked if hehas been able to determine, if parking lines were to be striped, the number of carsthat could be accommodated in the several different parking area; and Mr. Gohelstated they asked the contractor to look at this, and the number was approximatelyninety to one hundred.  He stated there are three parking lot areas.Mr. Murphy noted Photographs #9 to #12 show the parking areas that are invarious stages of disrepair.  Mr. Murphy stated there are existing light standards,and they will be replaced so that they are functional.  Mr. Murphy stated it appearsthat there are more than adequate parking spaces available for any potential usegiven the description that Mr. Gohel provided.Mr. Zamparelli asked if they would expect to fill the ninety spaces on a Sunday;and Mr. Gohel stated Indians travel in a group so one family would have one car andit would be the children and the parents in the car so it is not one person per car.He stated he does not expect that the parking lot would be filled with the attendancethey receive.Mr. Zamparelli asked if any of the activities are outside, and Mr. Gohel statedgenerally not but the Religious Festivals would be.  He stated during the Holy time,they have a bonfire which is a religious fire; but it is a very small activity.  He statedthere could be a procession in the parking lot or in the back.  Otherwise all the otheractivities occur inside the building.    Mr. Zamparelli asked how many people wouldusually be involved in the outside activity Mr. Gohel mentioned, and Mr. Gohelstated it could be fifty to sixty people.  Mr. Zamparelli asked how long this wouldlast, and Mr. Gohel stated it would last approximately one hour.  He stated it is aHoly Festival people might have seen when they sprinkle the colors on each otheras it is a Friendship Festival.  He stated this has to be done outdoors and they lightthe fire to remove the evil.  He stated it is a very small fire.  Mr. Murphy asked whattime of year this would be, and Mr. Gohel stated it would be in March/April towelcome the spring.
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Mr. Murphy stated given the nature of what has happened at the facility, peoplewere concerned about people residing at the facility; and Mr. Gohel stated noone will reside at the facility.Mr. Murphy asked how they intend to secure the building when there are notthere.  Mr. Gohel stated with the modern technology, they have Internet camerasand an alarm system.  He stated they also might install a solar system just in casethe power goes out, they would still have the cameras running.  He stated thevandalism happened directly after the electric wires were cut off.  He stated thiswas in April, 2013.  He stated there were no electricity and the alarm system wasnot working.  He stated going forward they will have these types of securitymeasures.  He stated currently in the front, they have chain link so you cannotenter the facility unless you have a key.Mr. Murphy stated the intention of the Congregation is to fully renovate both theinterior and the exterior of the building, and Mr. Gohel agreed.  Mr. Gohel stated anumber of neighbors have been praising the work they have do so far.  He noted youcan now see the property from the road as before it was not visible.Mr. Murphy stated as noted in Photograph #10 it shows the neighbor to the east isan electrical sub station, and Mr. Gohel agreed.  Mr. Murphy stated Photograph #9shows some single-family homes located directly across Big Oak Road from theproperty, and he asked Mr. Gohel if he has had an opportunity to speak to any of theneighbors  of their intentions going forward; and Mr. Gohel stated he did speak tothe neighbors who are across the street, and they are present in support.  He statednext door there is also a neighbor who has lived in his home since 1962.  He stated afew of the neighbors in the back have also supported what they have done so farwith the property as well.Mr. Murphy noted a letter that was sent to the Zoning Hearing Board dated 7/24from John and Theresa Detrick , 908 Big Oak Road.    The letter was marked asExhibit A-5 and is a letter of support of the on-going clean up efforts.  Mr. Bamburakstated there is also a letter from the Planning Commission, and Ms. Kirk stated shehas marked this as Exhibit B-4 and she read the letter from the PlanningCommission into the Record as follows:  “At the Planning Commission meeting heldon Monday, July 28, 2014 the Board moved to recommend to the Zoning HearingBoard that they accept the Applicant’s request for a Special Exception.”Mr. DosSantos asked if there is a direct affiliation between the Langhorne facilityand this new facility, and Mr. Gohel agreed.  Mr. DosSantos stated Mr. Gohel hadindicated that the new facility would be a satellite, and he asked if the Langhornefacility is the main facility; and Mr. Gohel agreed.  Mr. DosSantos asked for anestimate on a given Sunday as to how many people attend the Langhorne facility,
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and Mr. Gohel stated it could be 125 to 150 on a Sunday.  Mr. DosSantos asked if theLanghorne facility will continue to operate, and Mr. Gohel agreed.  Mr. DosSantosasked if the Langhorne facility has been rented out for other uses, and Mr. Gohelstated generally not because they are very strict not allowing alcohol, etc.He stated they do not plan to rent this property at all other than if someone wants tohave their wedding there, although generally Indian weddings happen in banquethalls and big hotels.Mr. DosSantos asked Mr. Habgood if there is a number of parking spaces allottedbased upon the size of the property; and Mr. Habgood stated off-street parkingwould be determined by the Township engineer and normally this would gothrough a Land Development process, and at that time it would be determined howmany off-street parking spaces would be required.  Mr. DosSantos statedMr. Murphy had indicated that when the Variance was initially granted in 1958,seventy-five were required.  Mr. Murphy stated the original Plan was in 1958, andin 1969 the Plan for the expanded building required a minimum of seventy-fiveoff-street spaces.Mr. Koopman stated they indicated that they believe some of the members whopresently go to the Langhorne facility will probably come to this new facility, and heasked how many on a typical Sunday they expect would be attending the SundaySchool and services they have at the Lower Makefield facility; and Mr. Gohel statedall of the Sunday School will be conducted at the Yardley facility since they have alimited number of teachers so they could not have them at both places.  He addedthere will be twelve classrooms in this facility, and he estimates that there could beone hundred twenty-five to one hundred fifty people attending.  Mr. Koopman askedif there will be a service on a Sunday at the Langhorne facility and then anotherservice for the children at the facility in Lower Makefield.  Mr. Gohel stated theLanghorne facility will have other programs, but all of the Sunday School will beconducted at Lower Makefield.  He stated because of the nice grounds at theLanghorne facility they might continue to do the outdoor activity at Langhorne, andthey might not move the outdoor activity to Lower Makefield.Mr. Koopman asked about their timeframe to finish the renovations of the buildingand the parking lot, and Mr. Gohel stated this would depend on how fast theTownship gives them their Permits.  He stated it is a remodeling project, and theyare not changing any structural design.  He stated they need to make the propertynew – with new ceiling, new flooring, and new wiring which are all the things thatwere taken out.  He stated the contractors have indicated that it depends on howquickly they can get the Permits.  He estimated that it could take three to six months.
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Mr. Koopman stated this work would anticipate completing not just the interior butalso re-doing the parking lot and the lights standards; and Mr. Gohel stated theywould like to complete the parking lot, the roof, the windows, and the exteriorbefore the winter and then move to the interior.Mr. Murphy stated the intention is not to seek Land Development as they arekeeping everything the way it is, so hopefully this will speed up the process.Mr. Koopman stated the Township’s concern is that they would want the parking lotrepaved with light standards done before they start bringing in people for Sundayservices, and Mr. Gohel stated the parking lot will be the first priority.  He stated theparking, the roof, and the windows are their first projects.  Mr. Koopman asked ifthis will all be done before they start having Sunday services, and Mr. Gohel agreed.Mr. Koopman stated he understands that they expect to get a Use and OccupancyPermit from the Township, but at that point all the parking will be completed andthey will have spaces for approximately ninety vehicles; and Mr. Gohel agreed.Ms. Kirk stated the focus will be on the exterior work before the winter months, andthen they will move into the interior.  Mr. Murphy stated their first priority is tosecure the building and make it water tight, then do the parking lot, the interior, andthe landscaping.Ms. Kirk asked if they would agree to a Condition that the parking lot be paved andstriped before services could be offered at the building, and Mr. Murphy stated thiswould be fine provided the Township would give them a Permit in a timely manner.Mr. Koopman stated as a Condition of the Use and Occupancy Permit, he feels theTownship would want to make sure that the parking lot is completed with therequisite parking spaces and lights so it is safe for people to come and go.Mr. Koopman stated with that, the Township’s position is to support the Applicationbecause the facility has been vacant for more than five years, it has always been aplace of worship going back to the 1950s, and the use of the facility as a place ofworship commenced in 1959.  Mr. Koopman stated as Mr. Murphy indicated in 1969there was an expansion of the place of worship; and in connection with thatexpansion, a Special Exception was obtained from the Zoning Hearing Board toallow the facility to be located on the existing lot size which is less than five acres.Mr. Koopman stated the facility has deteriorated significantly, and the Township isinterested in seeing it maintained properly and put to a good and valuable use forthe community.
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Mr. Zamparelli stated if he was a neighbor he would want to see the parking lot,lighting, and all the exterior improvements including the windows completed beforeanything else happens.Ms. Kirk suggested another Condition that before Use and Occupancy is issued,  theparking lot should be paved with lighting and stripes.Ms. Tyler stated since it is already August, time is important.  Mr. DosSantos statedhe feels the parking lot is currently a hazard.  Mr. Koopman stated before they issuea Use and Occupancy Permit, the Township would want to see the parking lotrepaved to Building Code standards; and he feels this is the intention of theApplicant.  Mr. Gohel agreed.  Mr. Gohel stated they want to beautify the place, andthey have already started cleaning inside and out.  He stated they want to get thelights, but currently there is no electricity; and the quicker they can get the Permits,the quicker they can light up the place.Ms. Kirk stated to submit for a Use and Occupancy Permit, there are going to becertain Building Code requirements.Mr. McCartney stated the Application shows N/A for the approximate cost of thework, and the rest of the Board indicated that they do not know.  Mr. McCartneystated he is concerned that it could be something that the congregation could notafford, and then they may ask for a Variance to do only half the project and then notbe able to finish.  Mr. Murphy stated the funding exists to do repair work, althoughthey will continue to do fundraising.Mr. Rich Shaginew and Ms. Kathleen Shaginew, 808 Kent Drive were present andwere sworn in.  Mr. Shaginew stated they are the back neighbors and share over300’ of the back property line.  He stated they are delighted that someone haspurchased the property and intend to improve it.  He stated they are happy that itwill be a place of worship and have cultural activities; however, they do haveconcerns.  He stated in 2005 the property was used as a boarding high school forboys and not as a place of worship.  He stated it housed Conservative Jewish boysfrom a large area, and they had no problem with the use until the vandalism startedincluding garbage, beer bottles, cigarettes, and taking down a tree on his property.He stated while they apologized, nothing changed.  He stated they complained aboutthis to the Township speaking to Ms. Frick who was unaware that it was being usedfor this purpose as it was not Zoned for a boarding school.  He stated the boys thenset a bon fire which was a big concern because of the number of trees in the area.He stated the Police came, but still nothing changed.  Mr. Shaginew stated they areconcerned about their recourse if the use changes from what is being discussedsince they did not get satisfaction in the past.
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Mr. Shaginew stated he is concerned with the term “Tri-State” which indicates thatpeople will be coming from areas other than Lower Makefield; and they have foundthat when people come in from other areas, they do not have the same respect forthe neighborhood that those who live here do.  Mr. Shaginew also asked if they canget assurances that they will supervise their children so that they stay off privateproperty.Mr. Shaginew also expressed concern with the proximity of the impervious surfaceto his property line.  He noted that half of the lot is made up of the building andparking.  Ms. Kirk stated with regard to the existing conditions, none of that will bechanged.  She stated the building and the parking lot will stay the size they are, andthey are all pre-existing conditions.  Ms. Shaginew asked if they are to Code, andMs. Kirk stated this was done back in 1958 and 1969.  Ms. Shaginew asked if theywere approved or are they in violation.  Ms. Kirk stated they would have to researchthe Township files.  Mr. Koopman stated the records would show that the Townshipissued an Occupancy Permit for this facility for a place of worship with that physicallay out shown.  He stated as to the use, the Use that is being applied for is a place ofworship and this is all that would be permitted including uses that are accessoryand normally customarily incidental to a place of worship.  He stated if there was aboarding school there, he is unsure why the Township did not issue a Cease andDesist; although he is not aware of the history of this.  He stated if the Townshipfinds that there is another use taking place, the Township should issue a Cease andDesist; and if they do not, the neighbors have a remedy as there is a provision in theMunicipalities Planning Code which would allow the neighbors to file legalproceedings and take steps to force compliance with the Use Regulations.Mr. Murphy stated the intention is not to have a boarding school or anyone else inresidence; and he would be in favor of the Board conditioning any Approval on thatlimitation.  He stated one of the Planning Commission  members did ask if thefacility would house “illegal residents,” and he politely answered “no.”Mr. Gohel stated there would also be no smoking on their property, and he hasnever seen anyone smoke on their properties so he cannot comprehend this.He stated the “Tri-State” term is from when they formed the organization.He also noted that this will be a “green” Temple.Mr. Bamburak asked Mr. Shaginew if he would like them to build a fence, andMr. Shaginew stated they would not like this, but would just want them to supervisetheir children.
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Ms. Shaginew stated if you go to their current facility in Langhorne it is primarily aCommercial area, and the location in Lower Makefield is primarily a Residential areawith neighbors close to the boundaries, so she is worried about sounds, smells,noise, and lights.  She asked if this will bring in a lot of extra light to the area.Mr. Bamburak stated the lights have to meet the engineer’s requirements so that thelights do not shine on other properties.Ms. Kirk stated a place of worship is a permitted Use at this property, and they arenot requesting a Variance.  Mr. Koopman stated in Lowe Makefield a place ofworship is permitted in all the Residential Districts by Special Exception and ispermitted as long as certain requirements are met. Ms. Shaginew stated one ofthose requirements is that the property be five acres, and this is half that.Mr. Murphy stated it is an existing non-conformity.  Ms. Shaginew stated they needto be aware that there are neighbors very close.  Mr. Koopman stated the Townshipdoes have performance standards as Ms. Kirk indicated that include noise, glare, etc.all of which would be applicable.Ms. Shaginew asked about the bonfire since she is very concerned about thisbecause of the woods.  Ms. Kirk stated she expects that they will have to apply for aPermit to have this type of activity at the facility.  She stated a similar event occursin Bensalem on a yearly basis, and they have to apply to get a Permit for that type ofevent; and there are certain controls and fire safety mechanisms in place.Mr. Gohel stated he feels that they will keep the bonfire at the Langhorne facility andnot have it at the Big Oak Road facility.Mr. Shaginew submitted a letter to the Board, and this was marked as Exhibit RS-1.Mr. Marvin Pakman and Ms. Jill Pakman, 2 Noreen Drive, were sworn in.Mr. Pakman stated they back up to the Church and when the Church of the LatterDay Saints were there he was told not to mow his lawn because it interfered withtheir broadcasting on Sundays.  He stated they have had a lot of problems at thatbuilding, but he feels these people are on the right track.  He stated there should notbe any off-site parking.  He stated the lights should go on in the parking lot , andthere should be ample space for everybody in the Church.  He stated there shouldnot be funerals coming in and out once a week, and Mr. Bamburak stated accordingto their Testimony this is not their intention.Ms. Pakman stated the past user violated what they originally indicated what theywould have.  She stated they noticed it was a dormitory very early on, and theykept hoping that something would be done and eventually it did, but they let theproperty go into a horrible state; and they were holding onto it because they wanteda certain price for the building.  She stated the Chinmaya Mission has done
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everything she could possibly hope a new neighbor would do from the time theyfirst cleared the area of the debris and the overgrowth.  She stated their propertyvalue was not as high with this “eyesore.”  She stated they see how hard thepeople from the Chinmaya Mission are working on this.Ms. Joyce Stewart, 910 Big Oak Road, was sworn in and stated she lives across thestreet.  She stated she is thrilled that the Chinmaya Mission is there.  She stated theyare cleaning the property and they are neighborly.  She stated for the thirteen yearsshe has been in her home, the building has been an issue.  She stated she had writtencomplaints to the Township, and the group that previously owned the building hadto be fined because of their dumpsters, garbage, furniture in the parking lot, etc.  inaddition to the fireworks set off by the Jewish boys living there.  She stated theyare thrilled that the Chinmaya Mission is here as they have been neighborly andimmediately introduced themselves and told them what they are doing.  She statedthey want to support them.Mr. Ed Lusher and Ms. Tina Lusher, 806 Kent Road, were sworn in.  Ms. Lusherstated they are at the back end with only a small portion of their property adjoiningthis property.  She stated they were very lucky in that the previous problems peoplehad with the previous property owner did not really effect them although therewere some trash issues.  She stated as long as the property owners are held to theposition that is being presented, they have no complaints.  She stated they would beconcerned with loud music, noise, lighting, supervision, and adherence to therequirements set down by the Township.  She stated she would be concerned aboutbonfires because of the proximity of the lot to the band of woods.  She stated thecreek does back up quickly when there is an extreme weather event which seemsto be happening more often.  She stated the current parking lot is deteriorated andshe feels that once it is repaved water will flow off more quickly.  She stated whileshe is on the high side of the creek, there are people on the Noreen side that havehad issues with the creek flooding into their back yard.  Mr. Bamburak stated thereis no proposal to make the parking lot any bigger, and repaving it should not makea difference because the area is already compacted.  He stated if someone sees thatit is becoming a flooding issue, they should contact the Township.Mr. Ravikumar Peri was sworn in and stated he has been affiliated with theChinmaya mission for eleven years and has been teaching language and philosophythere for ten years.  He stated the main thing they teach their children is to be goodhuman beings and to be the best for society.   They try to bring out the positiveaspects in them so that they become better citizens of the World.
Testimony was closed.
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Mr. Moffa asked if it is possible and/or necessary to put a prohibition on bonfires,and Mr. Bamburak stated all that is being asked for is the Special Exception.Ms. Kirk stated the bonfires would be covered by other Ordinances in the Township.Mr. DosSantos moved, Mr. McCartney seconded and it was unanimously carried togrant the Special Exception.  Motion carried unanimously.
OTHER BUSNESSAppeal #10-1559 – Cameron C. and Olga Jean Troilo Request for ExtensionMr. Edward Murphy, attorney, was present.  Ms. Kirk stated Mr. Murphyrepresented the Applicant, Flowers Field at Edgewood in 2010.  She stated theBoard previously granted approval to allow the Applicant to install a sign, butthis has not yet been done.  She stated Mr. Murphy is present to request anExtension for the grant of that Variance.Mr. Murphy stated this was an Approval to erect a temporary advertising sign for aproject that at the time was expected to get started and has yet to start.Mr. Murphy stated even though the approval for the temporary sign expired, hecan now report to the Board that the project is awaiting two remaining Permits.He stated they had an issue with the sewers that applied to many Municipalitiesin Bucks; and that has been resolved, and they expect within the next two to threeweeks at the outside to have that approval in place.  He stated once that approvalis received it will trigger the release of the Stormwater Permit.  He stated theyhope that with those two Permits, the project will start.  He stated the Applicanthas entered into a Joint Venture Agreement with a Residential developer todevelop the Residential portion of the project, and they are anxious to start.He stated he hopes by Labor Day or shortly thereafter, they will begin tosee activity on the site.  He stated now they are asking that the Board re-issue orextend the right to install the temporary advertising sign for the project.Mr. Moffa asked the name of the project, and Mr. Murphy stated it is FlowersField of Edgewood.  He stated it is a mix use across Stony Hill from the EdgewoodCafé.    Mr. Murphy stated other than the Permits he discussed, all the other Permitshave been issued, and the Township solicitor is in the process of preparing theDevelopment and Financial Security Agreements.
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Mr. Moffa asked where the signs will be located, and Mr. Habgood stated theVariance was for two signs – one on the Stony Hill Road side and one on theYardley-Langhorne Road side.  Mr. Moffa asked the name of the Residentialdeveloper they are partnering with; however, Mr. Murphy stated he does notbelieve he can disclose that yet.Ms. Kirk stated the initial Variance was granted in September, 2010 and itapproved the temporary signs with the time limit of two years; and theyreceived one Extension in 2013.Mr. Moffa stated he assumes the purpose of the signs is to advertise theavailability of the Residential and Retail space, and Mr. Murphy agreed.Mr. DosSantos moved, Mr. Zamparelli seconded and it was unanimously carriedto grant the Extension for two years.
There being no further business, Mr. DosSantos moved, Mr. McCartney secondedand it was unanimously carried to adjourn the meeting at 9:05 p.m.Respectfully Submitted,

Anthony Zamparelli, Secretary


