
TOWNSHIP OF LOWER MAKEFIELD 
PLANNING COMMISSION 

MINUTES – AUGUST 10, 2020 
 
 

The regular meeting of the Planning Commission of the Township of Lower Makefield 
was held remotely on August 10, 2020.  Mr. Bruch called the meeting to order at  
7:30 p.m. 
 
Those present: 
 
Planning Commission:   Ross Bruch, Vice Chair 
     Tony Bush, Secretary 
     Adrian Costello, Member 
 
Others:    James Majewski, Director of Planning & Zoning 
     Barbara Kirk, Township Solicitor 
     Andrew Pockl, Township Engineer 
     Frederic K. Weiss, Supervisor Liaison 
 
Absent:    Dawn Stern, Planning Commission Member 
 
 
APPROVAL OF MINUTES 
 
Mr. Costello moved, Mr. Bush seconded and it was unanimously carried to  
approve the Minutes of the July 27, 2020 meeting as written. 
 
 
PROPOSED MIXED-USE OVERLAY DISTRICT ZONING ORDINANCE AMENDMENT 
RECOMMENDATION 
 
Mr. Bruch stated at the last Planning Commission meeting they heard about 
the Traffic and Economic Study.  Mr. Bruch stated Mr. Majewski circulated  
additional materials since the past Planning Commission.  Mr. Majewski 
stated two people who are opposed to the Application had commissioned 
their own Economic Study and Traffic Study, and those were submitted to  
the Planning Commission for their review.  He stated those two opponents  
are Larry Borda and Dobby Dobson, and are represented by Eric Goldberg. 
 
Mr. Costello stated the Planning Commission is reviewing an Ordinance  
change, and two weeks ago they were presented with a very high-level 
commitment to make significant changes to the traffic flow and traffic  
patterns for the roads within approximately one mile of the subject location.   
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He stated he feels that when an actual proposal for the development comes  
before the Planning Commission, there will probably be questions; however,  
he has no comments at this time.   
 
Mr. Bush stated they received a very detailed Traffic Study purportedly from  
Larry Borda and Dobby Dobson both of whom, particularly Mr. Dobson, are  
associated with a group that has been talking about this on Social Media for  
months.  Mr. Bush stated he feels it is clear that these two individuals have  
not paid for these Reports on their own.  He stated if the Township is going  
to consider looking at the Reports, they need to know who is paying for them  
and to understand what their motivations are.  Mr. Bush stated he may be  
wrong and Mr. Borda and Mr. Dobson may have paid for this on their own;  
and they may at some point advise him that he is wrong and that they did  
pay for it.  He stated if they have not paid for it, and it is a competing super- 
market or the owner of a shopping center in Lower Makefield, he feels the  
residents deserve to know who is paying for it so that they will have a better  
ability to evaluate its contents. 
 
Dr. Weiss stated the Township traffic engineers have weighed in on the scope 
of the proposed traffic improvements and found them to be more than 
adequate.  He stated the Township is already satisfied with the nature of the  
traffic improvements going in for this project. 
 
Mr. Bruch stated what was important to him that was in the developer’s  
Traffic Report was the analysis of what will happen to traffic years from now  
if nothing else is done.  He stated he does not believe that was part of the  
latest Report and Analysis submitted by Mr. Borda and Mr. Dobson; and he  
feels that lack of information and comparison of what is going to happen in the  
future without any additional changes to the traffic pattern speaks volumes.   
Mr. Bruch stated when Mr. Borda, Mr. Dobson, or their representative have  
an opportunity to comment on this during the public comment section, he  
would like to hear if he is wrong about that. 
 
Mr. Williams stated he was out of town last week so he had not had the  
opportunity to go through their submission in great detail; but when this  
moves to a Public Hearing, if it does so, he will be more prepared to speak  
on this.   He stated he did take an initial look at it, and there are several 
comments throughout the document that propose that the scope of the  
developer’s Traffic Study was inaccurate or incorrect; however, they have  
satisfied the Township’s traffic engineer with regard to the scope of their  
Study.  He stated he is very comfortable with the scope of the Study.   
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He stated ultimately these are State roads, and PennDOT has jurisdiction; and  
the Applicant will respect whatever PennDOT advises that the developer has to  
do with regard to the Traffic Study and with regard to traffic improvements.   
 
Mr. Williams stated with regard to the analysis provided by Mr. Borda and  
Mr. Dobson, there are some conclusions drawn in the Report with regard to  
traffic conditions and how those traffic conditions will function in the future  
under the Mixed-Use Zoning as well as under the current Special Exception  
approvals; however, what is missing in their Report is that it does not reflect  
traffic conditions and traffic operations with the $6.5 million worth of traffic  
improvements that have been offered by the developer.  Mr. Williams stated  
while he has not reviewed their Report in great detail, on the surface he would  
agree that the Mixed-Use Overlay does generate more traffic than what would  
otherwise be permitted to be developed on the site; however, their Report  
does not recognize the $6.5 million worth of improvements that are being  
offered.  He stated with those improvements, not only are they mitigating the  
impact of the Mixed-Use Overlay development, but they are also improving  
traffic to better conditions than they are today.  He stated he feels that is a  
very important but missing ingredient in the traffic analysis, and he does not 
feel it is complete in that regard. 
 
Ms. Kirk stated Mr. Majewski can verify the date that this final version of 
the Ordinance was submitted to the Bucks County Planning Commission 
and what their response has been to date so that is on the Record that 
the Lower Makefield Planning Commission was awaiting a reply from the 
Bucks County Planning Commission. 
 
Mr. Majewski stated the Ordinance was submitted to the Bucks County 
Planning Commission on July 2, 2020, and the Township has still not 
received a letter from the Bucks County Planning Commission with  
their comments.   
 
Mr. Bush stated the Bucks County Planning Commission knew the deadline 
of when this advertised Ordinance was going to be voted on by the Board 
of Supervisors, and Mr. Majewski agreed.  Mr. Bush stated if they had 
wanted to comment, they have had the opportunity to do so; and  
Mr. Majewski agreed.   
 
Mr. Bush stated at the last Planning Commission meeting when they were 
talking about the road improvements, he had asked about the exit ramp  
off of what had been 95-South; and he had asked if there had been any  
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communication with PennDOT about this.  Mr. Bush added that he feels it is  
a problem that PennDOT and the Delaware River Joint Toll Bridge Commission  
exacerbated by their recent road improvements.  He stated the answer at that  
time was that they had not, but it was planned.  Mr. Bush asked if the Township  
had any discussions with  PennDOT about that intersection specifically.   
Mr. Majewski stated they discussed the entire scope of the Traffic Study with  
PennDOT and specifically that intersection; and they had some concerns as to  
the approvals that would be needed based on the configuration.  Mr. Williams  
stated since the last meeting with the Planning Commission, they have started  
discussions with PennDOT regarding the scope of the Traffic Study and an over- 
view of the improvements; however, they have yet to receive anything formal  
from PennDOT in writing with regard to their assessment of what the developer  
has prepared thus far.  He stated they discussed all of the same things that they  
discussed with the Planning Commission at the last meeting.  He stated with  
regard to the off-ramp intersection, PennDOT was very supportive and in favor  
of the improvements that were being suggested in connection with the develop- 
ment to modify this intersection, modify the traffic signal to include the right-turn  
movement off of the off-ramp, and to provide double right-turn lanes coming off  
the off-ramp.  He stated the initial response has been very supportive for those  
improvements.   
 
Mr. Williams stated the group that they are speaking to at PennDOT that governs 
the process that they have to follow is different from the group at PennDOT that  
would have been in charge of the improvements to I-95/I-295 as part of the major  
Capital project.  Mr. Bush stated while it is a different group, it is still the same  
issue.  Mr. Williams stated it is the same issue, and the group that they are 
speaking to now is the group that governs the Applicant’s responsibility in the 
process to mitigate their traffic impact and provide the necessary improvements 
to accommodate the traffic from this development.   He stated whatever improve- 
ments that are offered, PennDOT would have the final authority.  He stated while  
they have not reviewed them in detail yet, the initial response was favorable. 
 
Mr. Bush stated he had run some calculations with regard to the parking stall size.   
He stated the Ordinance as currently drafted discussed spaces that are 9’ wide by  
18’ long.    He stated the concern which he raised previously was that vehicles are 
getting bigger; and in a supermarket parking lot where cars are going in and out, 
it is creating an issue if the spots are too narrow.  He stated he looked at what a 
Ford Explorer is, and counting the mirrors on the side, it is approximately 90”  
and they would be looking at 108” so if someone were to pull right into the  
middle of the spot, there would be 9” on each side.  He stated he is not sure 
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that is enough.   Mr. Bush stated that at the last meeting, it seemed that some  
people were not opposed to 9’ by 18’; but they wanted to see a wider cartway  
within the parking lot.   
 
Mr. Costello stated if he were to take measurements at the ShopRite parking 
lot, and they were the same as what this developer is proposing, he would 
not be satisfied with that.  He stated there are issues with the turning radius 
into the spots as opposed to just the size of the spots.  He stated every 
Wegmans lot he has been in has been sufficient, and he hopes that they will  
follow Wegmans standard guidelines.   
 
Mr. Bush asked if there is a standard-sized space in a Wegmans parking lot. 
Mr. Deluca stated the parking spaces of 9’ by 18’ are approved parking sizes 
for Wegmans.  He stated the Planning Commission was talking about the  
travel lanes.  He stated the through lanes with traffic in both directions 
were increased to 24’ from the original proposal, and he believes that they 
are 12’ minimum with one-way traffic.  He stated he feels the concerns as 
to turning radius are mitigated by the width of the travel lanes in the parking 
aisles. 
 
Mr. Majewski stated one of the issues with the Oxford Oaks parking lot is  
that the area in front of the ShopRite has eight entrances off of the main  
aisle because the depth of the parking lot is pretty shallow, and they only  
have approximately fifteen parking spaces before the end.  Mr. Majewski  
stated the Giant supermarket parking lot is a lot more spread out, and there  
are probably twenty-five spaces with four to five aisles so there is less  
through-traffic interfering with drivers pulling in and out which is the issue  
at Oxford Oaks.  He stated the Oxford Oaks parking lot is similar to the  
McCaffrey’s parking lot which also is not that deep particularly at the one  
end opposite the McCaffrey’s which is more narrow. 
 
Mr. Bruch asked if the spaces in the Giant Shopping Center are the same  
width as the spaces in the ShopRite Shopping Center.  Mr. Pockl stated he  
has done a Google Earth measurement for the ShopRite where there are  
9’ by 18’ parking spaces with a 24’ parking aisle width.  Mr. Majewski stated  
the Giant Supermarket is a mix of 9’ by 18’ and 10’ spaces.  He stated  
approximately two-thirds are 10’ wide spaces, and one-third are 9’ wide 
spaces. 
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Ms. Virginia Torbert stated she is the Chair of the Citizens Traffic Commission. 
She asked if  the Revised Final version of the proposed Ordinance will include  
at the end a map that clearly delineates what area is covered by the Ordinance.   
Mr. Majewski stated it will.  Ms. Torbert stated the first version she saw had a  
map that was very hard to review as there were no roadways labeled, etc.   
She stated she would highly recommend a better quality map so that any  
resident looking at it could tell exactly where it is and exactly the boundaries  
that are proposed.   
 
Ms. Torbert stated she agrees with the comments about parking, and she  
would be in favor of wider parking spaces although she understands that 
could be a problem.   
 
Ms. Torbert stated with regard to the section of the Ordinance where it  
talks about inter-connected pedestrian/vehicle driveways, she knows that  
the developer is proposing something going toward Edgewood Village in  
terms of pedestrians; however, she does not feel that there is anything  
proposed either for pedestrians or vehicles to connect this proposed  
development to the LMT Corporate Center, particularly the north one  
since that is on the same side of the street.  She asked if that is something  
that could be considered because if the Corporate Center becomes more  
populated, there should be a way for them to get to this proposed develop- 
ment.  She stated at the very least there should be a pedestrian access, but 
also possibly a vehicle access as well. 
 
Mr. DeLuca stated they have had discussions with the owners of the North 
Campus, and they are in line with the pedestrian connection.  He stated they  
have also had several discussions about the vehicle connection;  and while  
they understand the benefits, they would like to wait until they complete  
their own renovations to their parking area to see how their traffic and parking  
is before they would make a final commitment.  Mr. DeLuca stated they agree  
that it makes a lot of sense for both the North Camp and for the commercial  
site; however, the North Campus is private property, and they would need  
their consent to make that connection.  He stated they will do it if they are  
able to obtain their consent. 
 
Ms. Torbert stated even something for pedestrian traffic going back and forth 
between Shady Brook would be good, although she is not sure there is any way  
to make that safer.  She stated now that is it going to be signalized, it seems  
that would also make sense.   
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Ms. Torbert stated she was very pleased with the traffic improvements proposed  
by the developer which will cost approximately $6.5 million.  She stated they  
match very nicely with what the CTC has recommended in their yearly update to  
the Board of Supervisors since the area from the 295 ramp to Stony Hill is the  
highest accident area in the Township.  She stated when the Scudders Falls Bridge  
project came about, some residents tried to advise that they were advised that  
they were making this six lanes and doing all the improvements in New Jersey,  
but they were not doing anything for the Newtown Interchange, which was very 
disappointing.  She stated she has felt for some time that the intersection of the  
295 ramp and the By-Pass needed to be improved/reconfigured as well as the  
two left-turn lanes into Stony Hill.  Ms. Torbert stated the improvements that  
the developer is recommending are very “robust,” and she was very pleased to  
see that. 
 
Ms. Catherine Calabria, 1500 Miller Place, stated she is on the Citizens Traffic  
Commission.  She stated with regard to the parking stall spaces, there were  
discussions on July 27 about this as well.  She stated she feels 9’ by 18’ is tight.   
She stated she did a parking study for a client a few years ago, and they  
recommended that for a shopping center where people are pulling in and out  
and there is constant activity that the recommended parking space is 12’ wide.   
Ms. Calabria stated she knows that Real Estate is expensive, and that they are  
trying to optimize the number of parking spaces, but she feels 9’ is tight.   
She stated there has been acknowledgement that cars are getting bigger.   
Ms. Calabria stated 9’ is fine if you are leaving your car there all day and only  
get in and out once or twice a day; however, for a shopping center, those  
spaces need to be wider than 9’. 
 
Ms. Calabria stated she was encouraged by the results of the Traffic Study;  
however, she does not believe the Shady Brook Farm Holiday Light Show  
Traffic or any of their other special events taking place at Shady Brook Farm  
were taken into the count for the Level of Service Study for the one signalized  
intersection into the new development across from the Shady Book Farm  
driveway.  She stated when the Study is eventually “refined” and gets  
presented to PennDOT for review and approval, she would like to see the  
Shady Brook Farm special event traffic accounted for in the Level of Service  
Study. 
 
Mr. Bruch stated he knows that the Shady Brook special events were 
mentioned during the discussion two weeks ago, and he asked Mr. Williams  
to explain how that factored into the Traffic Study.  Mr. Williams stated  
if the Mixed-Use Overlay is not approved, and the traffic improvements  



August 10, 2020                 Planning Commission – page 8 of 12 
 
 
that go with it are not constructed, things will continue as they are today.  
He stated Shady Brook Farm will still hold special events where there will 
be a lot of traffic, and it will be difficult to move around the area during those  
events.  He stated with this development and with the improvements,  they  
are fixing traffic better than the current condition.  He stated the surrounding  
area even with the Mixed-Use Development and with the added benefit of the  
improvements will result in a much better situation in the future in being able  
to accommodate the Shady Brook Farm special event traffic than it is today. 
 
Mr. Williams stated while they did not specifically study Shady Brook Farm  
as that is not their responsibility, they know that it is important; and they  
therefore did do a “sensitivity analysis,” and looked at the new development  
access.  He stated the main access to the new center with the traffic signal  
will be aligned directly opposite Shady Brook Farm’s main access.  He stated  
they looked at how much additional traffic they could add to the intersection  
above and beyond the traffic that the proposed development will generate, 
and they found that even with the traffic from the Mixed-Use Overlay Develop- 
ment, Prickett Preserve, they can handle approximately five hundred to six  
hundred additional trips, and that intersection will still work acceptably.   
He stated if they do nothing conditions will continue to be bad; but with the  
proposed development and the improvements, conditions will be better for  
Shady Brook Farm traffic.   
 
Ms. Calabria asked to make a follow-up comment, but was not heard by the  
moderator or others and they were ready to hear comments from the next  
member of the public.  Mr. Bruch asked if they could have Ms. Calabria re- 
enter later in the meeting to offer additional Public Comment.  Ms. Kirk  
stated typically once someone makes their comments, that would be the  
their opportunity; however, in light of the matter before the Planning  
Commission, they could allow her to come back up.  Ms. Kirk stated they  
should consider the number of people they had wishing to speak at the prior  
meetings and how frequently people wanted to come up again and make  
additional comments, so it is a balancing act and would be at the Planning  
Commission’s discretion.  Mr. Bruch asked the next member of the public to  
proceed, and the Planning Commission will make a decision subsequently. 
 
Mr. Lee Pedowicz, 247 Truman Way, stated he lives near the Caddis  
development off of Oxford Valley Road where they ripped up some of the 
sidewalk.  He stated that area is heavily traveled by pedestrians, but they 
have done nothing to accommodate the pedestrian traffic.  He stated he 
would suggest that in any future projects that the Township is reviewing, 
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they should consider what disruptions to pedestrian traffic there will be; and  
the developers should take this into account and provide for if it is going to be  
for any length of time. 
 
Mr. Pedowicz stated at the last Planning Commission meeting when this was  
discussed, he was intrigued by the details and specifics of the Traffic Report;  
however, the speaker had indicated that he had only driven these roads two  
or three times, which he feels is a negative.  Mr. Pedowicz stated he is an  
engineer, and over the years he was involved with projects.  He stated when  
those working on a project were not familiar with what was out in the field,  
it “became a nightmare.”  He stated he would hope that the people who put  
this Traffic Study together would drive these roads more than two or three  
times so that they could get a feel for what it is like. 
 
There was no one else from the public wishing to speak on this matter so  
Mr. Bruch allowed Ms. Calabria to ask a follow-up question.  Ms. Calabria 
stated with regard to the proposed signalized intersection with Shady 
Brook’s access, she understands that if there is ever development at Shady  
Brook, it would not be the responsibility of the current Applicant’s traffic  
engineer to study that; however, she is talking about the Holiday Light Show  
which is something that is happening right now so she does not see that the  
Study is complete if they are trying to study the Level of Service at that  
proposed signalized intersection.  She stated that Study is incomplete if they  
do not include the traffic that is going into the Shady Brook Farm Holiday  
Light show as well as the other special events held there.  Ms. Calabria stated  
she understands that Mr. Williams stated that there was additional capacity  
for five hundred cars, but she feels they should run the model to show what  
the Level of  Service actually is when you add the amount of traffic that goes  
to the Light Show. 
 
Mr. Bruch stated he believes that Mr. Williams’ previous answer speaks for 
itself. 
 
Mr. Bruch asked Ms. Kirk if there were any further procedural matters to be 
considered before the Planning Commission decides if they wish to make a  
Motion.  Ms. Kirk stated there are no other procedural matters.  She stated if  
the  Planning Commission wanted to make a recommendation to the Board of 
Supervisors, now would be the appropriate time.  She stated they could make a  
Motion on the overall format or go through each of the specific Sections of the  
proposed Ordinance.   She stated a Motion would be a recommendation to  
recommend approval, recommend denial, or take no action and leave it to the  
discretion of the Board of Supervisors. 
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Mr. Bruch stated of all the issues before the Planning Commission in the  
Ordinance, the one they seem to be focusing on the most especially tonight  
is the parking issue; and he would be in line with the Planning Commission  
members thoughts as to the parking issue, and possibly they could highlight  
that for the Board of Supervisors in any Motion.  Mr. Bruch asked if they wish  
to make a general recommendation or consider it item-by-item.   
 
Mr. Costello stated he feels the only issue he would want to add would be  
something about making sure that they address the parking issues that have 
been endemic in the Township in the various parking lots and to make sure 
that we do not create another issue like that again.  Mr. Costello stated he 
also feels they should include the map in the Ordinance in a clear and detailed  
way so that it can be seen where and how the Overlay District applies. 
 
Ms. Kirk asked with regard to the parking issues is it the Planning Commission’s 
general consensus that they would recommend that the perpendicular parking 
spaces be enlarged from 9’ by 18’ or is it just a general recommendation that 
the Board of Supervisors pay particular attention to the parking standards and 
provide consideration as to what would be best for this site. 
 
Mr. Bush stated Mr. Majewski had indicated that at the Giant parking lot two- 
thirds of the spaces were 10’ wide and one-third were 9’ wide, and he asked  
Mr. Majewski if he knows how that happened.  Mr. Majewski stated he is not  
sure; however, he would assume that during the Land Development process  
it was felt it would be good to have spaces that have the largest turn-over,  
those closest to the doors be 10’ wide, and that those along the periphery  
along the edges which are further away and are less commonly used be 9’  
wide.  Mr. Majewski added that the Ordinance states that they are to be a  
minimum of 9’ by 18’ spaces, and during the Land Development process the  
Planning Commission could always recommend that they go with the 10’  
space for those that are close to the doors which have the greater turn-over.   
 
Mr. Costello stated he is looking at the various parking lots in the area where 
there are problems, and it is a combination of two-way traffic in narrow aisles, 
and possibly too narrow parking spaces which are perpendicular to the lane. 
He stated he feels that there are a number of ways they could make improvements 
to a parking lot, but he would not be able to state what the best way would be.   
He stated he does not want to “handcuff” anyone to any one solution, but he  
would like there to be some language included that it needs to be better than  
what we have ended up with in the past.   
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Mr. Bruch stated he appreciates the way Ms. Kirk phrased the latter part of her  
option which was a general recommendation to consider this, and he would  
want someone with a good understanding of all of the ramifications to make  
the determination with regard to the parking.  He stated he finds it very  
interesting that the Giant parking lot has mix of larger and smaller spaces as  
that seems to address Ms. Calabria’s statement that for the high turnover  
spaces, 9’ is not sufficient.  He stated he does not, however, feel comfortable  
making a recommendation with that specificity.  Mr. Bush agreed. 
 
Mr. Bruch asked if the Planning Commission feels comfortable voting on all  
other aspects of the Ordinance as a general vote, or do they wish to break  
them down into the individual Ordinance Sections.  Mr. Bush and Mr. Costello  
stated they were comfortable voting on it generally. 
 
Mr. Costello moved and Mr. Bush seconded to recommend to the Board of  
Supervisors’ approval of the Mixed-Use Overlay District Zoning Ordinance in  
the form as presented and dated 6/26/20 with the following Conditions: 
 

1)  That the Board of Supervisors carefully review and  
                      consider the parking standards as set forth in the  
                      proposed Ordinance to try to minimize the adverse  
                      parking conditions if the development were to be  
                      constructed; 
 

2)  If the Ordinance becomes accepted and approved  
        by the Board of Supervisors that a map outlining  
        the overall area which would be effected by this  
        Ordinance be attached to the final version.   
 

 
Mr. Majewski stated Mr. Pockl has indicated that if you check Google Earth, the  
Giant Super Market spaces are actually physically constructed as 9’ wide spaces. 
Dr. Weiss stated the Planning Commission could still make it a Condition for the 
Board to look into this anyway.  Mr. Costello stated he feels it is a good Condition, 
and that there is enough history in the Township that they should do this right  
and not make it an issue for those driving in and out of the development. 
 
Motion carried unanimously. 
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Ms. Kirk stated the Planning Commission’s Motion will be provided to the Board 
of Supervisors in time for their special public meeting on August 17. 
 
 
There being no further business Mr. Costello moved, Mr. Bush seconded and it  
was unanimously carried to adjourn the meeting at 8:30 p.m. 
 
     Respectfully Submitted, 
 
 
 
     Tony Bush, Secretary 
 
 
 
 
 


