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NEWTOWN BOROUGH PLANNING COMMISSION 
MEETING MINUTES 

 
May 2, 2011 

 
In attendance were members Warren Woldorf, Paul Snyder, William Heinemann, Paul 
Salvatore, Debbie Donofry, Jayne Spector, David Young and Borough Council Liaison, Mike 
Sellers.   
 
Also in attendance were development team representatives Allan Smith, Robert Hillier, and 
Andy Buchsbaum. Audience members included Jerry Schenkman, Mary Dinneen, Jeff 
Werner (Advance of Bucks County), Jeanne Haeckel, Karen White, Larry Auerweck, Bob 
Walker, June Hilbert, Diane LeBas, Marlowe Gordon, Marcia Lincoln-Heinz and Marian 
Disken. 
 
Call to Order 
 
Chairman Woldorf called the meeting to order at 7:03 P.M. and welcomed members of the 
public to the meeting 
 
Applicant Plan Review 
 
 Sketch Plan/Detailed Sketch Plan Discussion – “Stocking Works II” 
 

Mr. Smith recapped the discussion that took place at the April 4, 2011 meeting and 
addressed the requests to make the plan engage more with the creek walk and what 
the parking garage could look like from the creek walk and Township.  The members 
were provided with a proposed site plan dated May 2, 2011 and an estimated 
schedule of approval/construction. 
 
Mr. Buchsbaum discussed the parking garage with regards to size, location and the 
attached proposed building 5 (retail/residential).  He commented on the nature of the 
creek walk and noted that this newest plan would provide more public interaction 
with the creek.  He reported on the additional street parking shown in the residential 
area.  He suggested the possibility of being able to block off Penn Street, making it 
pedestrian friendly.  He presented various photographs showing partial creek side 
elevations of what currently exists.  He suggested the opportunity of the parking 
garage to have green walls along the creek side of the structure.  He discussed various 
garage installations and mentioned Princeton, New Jersey as an example.  He 
described possible other building facades.   
 
Mrs. Spector advised that she likes the drawings presented at this meeting and the use 
of the outdoors for activities. 
 
Mr. Smith remarked that he favors the opportunity for pedestrians to access the creek.  
The new plan showed various points where pedestrians could access the creek! s edge. 
 
Mrs. Spector inquired about the additional parking in the residential area.  Mr. 
Buchsbaum reported on how the plan was changed to allow additional on street 
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parking in that location.  Chairman Woldorf advised that the plan would need to meet 
the Borough! s TND Ordinance and Borough parking guidelines. 
 
Mrs. Spector commented on the site currently having overhead wires.  Mr. Smith 
suggested the possibility of the wiring being placed underground. 
 
Ms. Disken advised that she is new to the area and questioned where in the Borough 
this project is being proposed.  Mr. Smith replied that the project includes the old 
Stockburger property (southern side of State Street) and the shopping area (liquor 
store) off of Centre Avenue. 
 
Ms. Hilbert inquired about the number of parking spaces.  Mr. Smith advised that the 
plan would need to meet the Borough standards.  The proposed parking garage is 
currently five levels and approximately 550 spaces.   
 
Mr. Snyder requested an update on the total proposed square footage of the project.  
Mr. Smith advised that buildings 6 through 10 would be for residential use only and 
comprise approximately 120,000 square feet.  The ground floors of buildings 1 
through 5 would be for retail use and contain approximately 60,000 square feet.  The 
upper floors would be for retail, office or residential uses and be approximately 
175,000 square feet.  He remarked that as the plan develops, the square footage will 
change. 
 
Mr. Heinemann inquired about the total number of parking spaces being proposed.  
Mr. Smith advised that in the residential area, there will be 29 on street parking 
spaces and the residents will have underground parking below their units.  The above-
ground parking garage will service the retailers, offices, and condominiums that will 
not use the underground parking. 
 
Mr. Salvatore asked about the total number of spaces for residential parking.  Mr. 
Smith advised that the total number of parking spaces will be dictated by the 
Borough! s codes.  Mr. Salvatore stated that the April minutes reflect the total parking 
spaces provided to be 703.  Mr. Smith acknowledged incorporation of the current 
parking areas that will be lost (approximately 75 spaces).  Mr. Salvatore reported that 
retailers and residents are very concerned with parking.  Chairman Woldorf noted 
that the Borough Ordinance allows a 25% reduction factor for parking due to mixed 
use.  Mr. Buchsbaum advised that the current plan allocates 752 parking spaces. 
 
Mr. Salvatore inquired about the number of trips per day expected to be generated by 
the various proposed uses.  Mr. Smith responded on trips per day based on the traffic 
study prepared. 
 
Mr. Salvatore commented on the possible effects to traffic with only one exit and two 
entrances being proposed. 
 
Mr. Snyder recalled a statement made at the April meeting reporting a 20% reduction 
in traffic generated by the development as currently proposed.  Mr. Smith commented 
on the original plan that was reviewed, and the traffic study being based on that plan.  
He also explained how trip generation is calculated.   
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Mr. Walker talked about the Borough! s future and the plan being proposed by Mr. 
Smith.  Mr. Smith advised that at this time, everything is being assumed and that, 
when he appears before the Commission for preliminary approval, he will have the 
engineering information.  He commented that the condominiums would be sold, the 
retail space would be owned by Mr. Hillier and himself and that ownership of the 
parking garage will need to be determined. 
 
Mr. Walker advised that he is concerned with how this development could impact the 
Borough, including maintenance of the proposed parking garage and street.  Mr. 
Hillier suggested that the garage could be owned by the condominium association. 
 
Ms. Hilbert also suggested that the garage be maintained by the condominium 
association.  She is hopeful that the garage will help with the Borough! s parking 
problems.  She inquired about the number of condominiums being proposed and the 
density.  Mr. Smith discussed the Borough! s current density, referencing the LaRue 
apartments and the Hardware House.  He advised that he would like to maintain the 
feel of what is currently on State Street. 
 
Ms. Haeckel inquired if the plan being proposed meets the ordinance requirements.  
Chairman Woldorf advised that the proposed plan does comply. 
 
Ms. Hilbert commented on an increase to the Borough! s population.  Mr. Smith 
replied that he did not know at this time how much the population would increase .  
 
Ms. Hilbert asked about the height of the residential buildings.  Mr. Smith advised 
that the height of the residential units proposed is four stories, consisting of single 
floor condominiums. 
 
Ms. Haeckel inquired about the density per acre for multi-family units in the TND 
Ordinance.  Chairman Woldorf advised density is not part of the calculation in the 
TND Ordinance; there is no dwelling unit per acre factor.     
 
Mrs. Lincoln-Heinz inquired if there would be a charge for parking in the garage.  
Mr. Smith replied that there would be no charge for one hour parking.  Mr. Hillier 
advised on the ability to manage parking fees and the possibility of free parking 
during certain hours. 
 
Mrs. Lincoln-Heinz asked about the uses of buildings 1 and 2.  Mr. Hillier advised on 
what is being proposed for buildings 1 and 2.  He discussed the site with regards to 
accessibility. 
 
Ms. Gordon expressed her concerns about various parking issues in the Borough.  
 
Ms. White commented on the proposed green roofs and questioned if they were part 
of the impervious surface calculations.  Chairman Woldorf responded that the green 
roofs should not be part of the impervious surface calculation.  Mrs. Spector 
discussed storm water management and green roofs.  Mr. Smith noted that what is 
being proposed is conceptual at this time. 
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Ms. Haeckel commented on how the loss of convenient parking might affect some 
retailers. 
 
Mrs. Spector asked about the green roofs and building elevations.  She questioned if  
roof gardens would be accessible.  Mr. Buchsbaum commented on access to the roof 
gardens.  Mr. Hillier advised that the terraces would be set back 3 feet from the 
roofline. 
  
Mrs. Lincoln-Heinz requested the developer! s team to define "green roof."  Mr. 
Hillier responded that a green roof would consist of 6 inches of soil with a plant 
material such as sedum or grass.   
 
Mr. Salvatore advised that he is concerned with the impact to traffic and does not 
want to add to the congestion.  He also discussed the timing of the traffic signal 
located at State Street and the Newtown Bypass. 
 
Mr. Young inquired about the lighting along the creek walk.  Mr. Hillier suggested 
the use of bollards or ground lighting. 
 
An audience member inquired about the creek walk surface.  Mr. Smith advised that 
the Borough might consider various paving options for the surface of the creek walk. 
 
Mr. Walker inquired about ownership of the creek walk.  Mr. Smith responded that 
ownership is still undetermined.  
 
Mr. Heinemann commented on the sewer right-of-way located on the proposed site.  
Mr. Buchsbaum reported on the size/location of the sewer right-of-way. 
 
Mrs. Lincoln-Heinz suggested extending the site to Sterling Street.  Mr. Smith 
discussed the development of the plan that has taken place over the past year and the  
proximity of the Delta School property.  Mr. Sellers noted that both the Borough! s 
Open Space and Comprehensive Plans identify the Delta School tract and its possible 
use if the Borough were to acquire the site.  He advised that matter is not being 
discussed by Council presently. 
 
Ms. Disken questioned how long the project would take.  Mr. Smith advised that the 
project would take approximately five years; he referenced the estimated schedule of 
approval/construction. 
 
The members discussed the estimated schedule of approval/construction that was 
provided by Mr. Smith. 
 
Mr. Heinemann commented on the liquor store being located in building 2.  Mr. 
Smith reported on the specific size and site requirements requested by the Liquor 
Control Board. 
 
Ms. White commented with regards to the five years of construction and the possible 
effects to the Borough. 
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Several residents inquired on how the liquor store would be accessed.  It was 
suggested that there be direct sidewalk access to the store from State Street. 
 
Ms. Gordon advised that she feels the proposed layout is beautiful, but she is 
concerned with parking.  Mr. Hillier referenced the Princeton parking garage and the 
relief it brought to that area. 
 
Mr. Heinemann advised that he feels the development team is doing a great job.  He 
discussed the plan coming a long way since the original review by the Commission.  
Mr. Smith noted that the credit goes to Mr. Hillier and Mr. Buchsbaum. 
 
Mrs. Lincoln-Heinz inquired about interest from Borough retailers.  Mr. Smith 
reported on the contact he has had with various retailers. 
 
Mrs. Lincoln-Heinz asked about the plan for the Sedia House.  Mr. Smith advised 
that it is a historical building and will remain on the site. 
 
Mr. Sellers inquired about the pedestrian bridge connection to Sedia Park in 
Newtown Township.  Mr. Smith recalled the original  plan of installing a pedestrian 
bridge at this location. 
 
Chairman Woldorf reported on the Commission! s next steps if they are in favor of the 
proposed sketch plan.  He discussed the plan taking into consideration the 
recommendations made at the April meeting.  If the Commission approves, the next 
step would be to make a recommendation to Borough Council, then the applicant 
would apply for a Conditional Use.   
 
Mr. Smith invited the public to view the proposed sketches at his office located in the 
Stocking Works on State Street. 
 
Mr. Walker asked if the plan complies with access requirements for police and 
emergency vehicles.  Chairman Woldorf responded that matter is not part of the 
sketch plan process.  Mr. Hillier advised it would be part of the next planning step.   
 
Chairman Woldorf requested a motion to continue the sketch plan review process by 
sending this plan and the schedule to Borough Council for consideration. 
 
Mr. Salvatore noted that the Commission has only reviewed the sketch plan and that 
there are still a lot of questions to be answered.  Chairman Woldorf advised that the 
applicant has met the requirements for the sketch plan review and that the final plan 
will need to meet the TND Ordinance requirements.    
 
The Commission discussed the proposed building heights.  Mrs. Spector noted that 
the proposed building heights are 46 feet/35feet at the street. 
 
Mr. Walker suggested that the plan be reviewed by the Zoning Officer.  Chairman 
Woldorf advised that the sketch plan review process does not entail review by the 
Zoning Officer, but that Borough Council could request that review.  Mr. Sellers 
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explained the Commission! s role in the review process with regards to complying 
with the TND Ordinance as it is written and then forwarding the plan to Council. 
 
Mr. Heinemann made a motion to forward the proposed sketch plan and estimated 

schedule of approval/construction presented on May 2, 2011 to Borough Council.  

The motion was seconded by Mrs. Spector and passed unanimously (7-0). 

 
The Commission thanked everyone for their time. 
 

Old Business 
 
Discussion of 2011goals for NBPC. 

 
Mr. Salvatore advised that he is still gathering information with regards to 
nonresidential parking. 
 
Chairman Woldorf and Mr. Young reported that they are still in the process of 
reviewing the Zoning Ordinance and SALDO. 
 
Mrs. Spector noted that she has no update regarding sustainability.  She advised the 
members on some information she found regarding trail design guidelines. 
 

Other Business 
 
The members discussed the " Stocking Works II#  development with regards to the use of local 
contractors and suggested that could be a recommendation to the developer. 
 
The members discussed public gathering spaces within the Borough. 
 
Mr. Salvatore requested that the March minutes reflect the receipt of correspondence from 
the Bucks County Planning Commission dated February 2, 2011.  Chairman Woldorf stated 
that he reviewed his records and this information had been sent to members in February and 
sent again in March.  The members agreed that they did receive the information originally 
sent in February. 
 
Mr. Heinemann advised the members that he is resigning from the Commission.  The 
members responded that he would be greatly missed, would be welcomed back at any time 
and thanked him for all his time and input.  Mr. Sellers thanked Mr. Heinemann for his fine 
eye to detail and also noted that he would be missed.  Chairman Woldorf stated that the 
formal process for resigning should include submitting a letter to Borough Council and that 
he would advise Council on Mr. Heinemann! s resignation in his next report. 
 
Approval of April 4, 2011 Meeting Minutes 
 
Minutes of the regular meeting April 4, 2011 were reviewed.  Mr. Salvatore noted that he 
would like his comments regarding the traffic light on the northern end of State Street, the 
possible closing of Penn Street to traffic and the two-way in/one-way out traffic pattern 
added to the April minutes.  Chairman Woldorf suggested tabling the minutes to allow his 
review of the discussion that took place. 
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Mr. Salvatore made a motion to table the approval of the minutes from April 4, 2011.  The 

motion was seconded by Mr. Snyder and passed unanimously with Mr. Heinemann 

abstaining due to his absence from the April meeting (6-0-1). 

 
Adjournment 
 
There being no further business, Chairman Woldorf requested a motion to adjourn the 
meeting. 
 
Mr. Heinemann made a motion to adjourn the meeting.  The motion was seconded by Mr. 

Young and passed unanimously (7-0). 

 
The meeting adjourned at 9:21 P.M. 
 
The next regular meeting is scheduled for Monday, June 6, 2011 at 7:00 P.M.  
 
     Respectfully submitted, 
 
 
 
     ______________________ 
     Christy Holley-Flaherty 

   Recording Secretary    
 


