
  
SPRINGFIELD PLANNING COMMISSION 

50 Powell Rd. 

Springfield, PA 19064 

 
DATE: 3.6.2025 

TIME: 7:30PM 

LOCATION: Springfield Country Club, Fairway Room 

 

 

Meeting called by: 

 

Frank Gorgone 

 

Members: 

 

Frank Gorgone  

Kate Schramm 

Nicholas Kutufaris 

Edward McManamy 

Mike Markunas 

Benjamin Dutton 

 

Present       Absent 
    

   X        □ 

   □        X 

   X        □ 

   □        X 

   X        □ 

   X        □ 

    

   

 
----- Agenda Topics ----- 

 

1. Roll Call 

a. Meeting called to order at 7:34PM by Chairman, Frank Gargone 

2. Approval of Minutes 

a. January 2, 2025 

Motion was made by Mr. Benjamin Dutton 

Second by Mr. Mike Markunas 

Motioned cared by the board. 

Solicitor Jim Byrne provided some housekeeping items on the presentation for the 

evening. Provide background on the planning and land development process. Also 

in attendance were the Township Zoning Officer and Township Engineer Jamie 

Magaziner and Eric Johnson. 

3. Preliminary/Final Land Development Application 

351 N. State Road- Christian Care/Coventry Woods 

 

 

 

 

 



 

Historical Information of Coventry Woods: Mr. Mark D. Damico 

Chairman Gargon introduced Mr. Damico who is representing 

Christiana Care, provided a basic background on the project as it 

relates to Coventry Woods. Laid the framework of what the 

meeting will cover and introduce the presenters and witnesses for 

the evening. Members of Christiana Care will share information on 

the project and operation of the site. Engineers will discuss parts of 

the land development process which includes stormwater and 

traffic.  

 

Mr. Damico provided historic information on Coventry Woods and 

what has been proposed to the Planning Commission this evening 

and what has been approved in the past by the Township. 

 

Presentation from Christiana Operation  

 

Paulina Corso, Director of Community Health and Dr. Vinay 

Maheshwari. Mrs. Corso shared some background on the 

Christiana Care and its service area.  

 

Christiana Care discussed the original option to purchase and 

operate out of the currently closed Springfield Hospital. Size, 

maintenance and cost were all factors why this option was not 

viable for Christiana Care. 

 

Christina Care shared that there was research done to develop and 

build the Community Hospital model for three locations in the 

surrounding area. Those communities are Jennersville, Aston and 

Springfield.  

 

This proposed 24-hour 365-day, Community Hospital with a 10 

bed Emergency Room, and 10 Bed Patient Facility. In comparison 

Riddle Hospital has 240 Patient Beds. Will be staffed by board 

certified professional. Community Hospital model can serve 80% 

of the needs a regular hospital can provide. The proposed 

Community Hospital will not be a Trama Center. There will be 30-

40 patients a day and around 2-3 ambulance trips per day. 

 

Tom Finan, Engineer Trammell Crowe 

This project will be broken up into several phases. Presented this 

evening for the Planning Commission’s approval. The remainder 

of the phases will be later. There will also be a public realm plan 

for the project, which will include amenities for the general public 

to utilize. 

 

 

 

 



 

Joe Platt, Traffic Engineer TPD 

PennDOT approved this plan in 2018 with improvements required 

to meet compliance for Highway Occupancy. This plan presented 

this for approval will have a 7% decrease in traffic impact from the 

2018 proposal of residential development. 

 

Public Comment:  

Mike Madden 148 Broadview Road: Shared a sign with “Risk Ruin and Regret” Shared that 

health care is trending toward violence. Ask the commission to consider the impact on the police 

department. Had concerns about the vegetation and wildlife impact. Had concern that the 

property value will drop with the building of this development. Expressed concern of light 

pollution with a 24/7 operation. Concerning the proposed parking on the proposed plan.  With 

the phasing of the project, I would ask that open space be considered in earlier phasing. 

 

Ina Shea 319 Madison Road: Concerned about the traffic on Rolling and State Road. Asked for 

details on when the last study was completed and what time of year. Had immediate concern on 

stormwater management and flood mitigation. Believes the hospital is not currently needed with 

the current amount of urgent care facilities in the area. 

 

Keith Conaron 316 Memorial Park Drive: Had concerns about more concrete to being built in the 

area, creating more floods, wildlife being displaced and impact on vegetation. Would like to see 

more consideration on trees in this project as property owners are required to have one on their 

property. Concerned that Christiana does not believe Springfield Hospital is “not good enough” 

to develop. 

 

Kevin Mulesky: Springfield Swim Club President: Representing Members are concerned about 

the stormwater impact on Swim Club with during and after the project with flooding issues. 

What will the stormwater mitigation be? Asking the board to table this project so these concerns 

can be addressed.  

 

Jim Dillmann 346 N Rolling Road: Thinks that the a hospital is a good idea, but not in this area. 

Considered on the burden on the infrastructure and community resources. What will they pay in 

taxes since they are nonprofit. Concerned about environmental impact on the community as well 

as property values being impacted. Expressed that State Road will see traffic increase. 

 

Joe Cuneo 118 Broadview Road: What are the egress and ingress for the proposed project.. Who 

are the medical partners that will be called in to help with this project. Does not understand how 

a hospital that is built is not a viable option. 

 

Bill Ruane: Harned Road. Concerned about the traffic studies on State Road the impact from the 

traffic on the roads people feeling. Expressed displeasure that the Planning Commission did not 

have any questions on the project. Shared concerns about the impact of another project in another 

community and impact on the residents. 

 

Youngbin  Park 160 Broadview Road: Expressed concerned that Broadview will see increased 

traffic as a “cut thru”. Chief Daily in the past explained that there is some difficult on enforcing 

“DO NOT ENTER” signs in particular areas. Would like to see this become a “DEAD END” 

street for the safety of the community. 



 

Mark Rohner 154 Broadview Road: Said that Christiana Care undermining its own mission 

statement. This proposed project is not located in the same district as the other urgent cares since 

this will be in a prominently residential area. This will be in a residential district. Expressed 

concern that a hospital will attract violence and unsavory actors. Issues with weapons are coming 

into the community with this proposed project. He reiterated that Christiana Care is straying 

from its own missions’ statement. 

 

Sarah Kearing 267 North Rolling Road:  Has concern that the impact on the Darby Creek 

Watershed and is this project been approved by the Delaware County Environmental Council. 

Aked what the police integration plan will be for this project. Had concerns on what exactly is 

going to be serviced in this hospital. Does not believe the need for recreation in this area as it 

will be more paving and concrete in the area. Shared that this is an improvement from July of 

last year.  

 

Kathleen Remy 112 Grandview Road: Shared concern that this project will receive a vote of 

support this evening from the board. Does not believe that a 10 bed hospital will solve the 

emergency crisis in areas. Does not want to hear ambulances 24/7 from her home. Also, 

concerned about Broadview becoming more of a “cut thru” this project.  Asked about the 

phasing of the project and how it relates to the abutting apartments. 

 

Bonnie Senkow 117 Cascade: Christiana is partnering with a for profit entities to run this system. 

Requested that the traffic study be done during the year while school hours are dismissing to see 

the traffic impact. 

 

Cheryl Kinnaman S 321 North Rolling road: Shared concern on the traffic impact to the area. 

Echoed the concerns of previous residents. Would like to know who will manage the properties 

in the proposed project. 

 

Nick DeLuca 219 Worrell Drive: Expressed concern on what type of clientele this project will 

attract to the area. 

 

Jason Shoemaker 494 Hawarden Road: Disappointed that the Planning Commission did not ask 

any question at the top of the meeting. .Had issue with the impact that this will have on 

Springfield School district and how it will impact the system. Wanted the board to share all of 

the questions asked this evening with the entire Springfield Community. 

 

Joe Dougherty 321 North Rolling Road: Had concern on the property value of the homes in the 

area and the impact of the assessment of properties. Would like to know the planned service and 

procedures that are going to be offered at this hospital and how many ambulances will be coming 

in and out every day. 

 

Laura Polischuck 56 North Hillcrest Road:. Asked the developer what the proposed price of the 

townhomes will be as they will directly impact her property value. Expressed concern that traffic 

will still become a problem in this area. Would like to see all traffic studies associated with the 

project. In her opinion the commission does not have enough information to make a decision this 

evening.   

 



 Thad Kirk 301 Hawarden Road: This project has been going on for nearly 2 decades. He had 

concerns about how he received notice for this meeting and how this will be addressed in the 

future. Concerned about the current house on the property and how that will be impacted. 

 

Patricia Farley 11 Powell Road: Asked that all future notices for this meeting to be sent via the 

“cell phone system” the township uses Asked what type of tax abatement this property will be 

receiving and how it will impact property values. Shared concern of the current traffic volumes 

and more to come with this development. Asked for more information on the traffic studies on 

dates and times. Agrees that Delaware County needs a hospital but the one proposed is not the 

right type.  

 

Marie DiPietris 238 North State Road: Stated that she did not receive notice for this evening’s 

hearing. Has concern on the impact on her property value and future price of her home. Had 

concern on the clientele this type of project will attract to the community. 

 

Betty Jane Madden Broadview Road: Wanted to reiterate the importance of all the issues that 

have come up. Concerned on the notification process beyond the Chester Spirit and may increase 

the notification ahead.  

 

Jeff Junod 345 Rolling Road: Asked why the Township will not provide a digital print of the 

plans. He currently lives in a flood plane and can not do any work to his property and does not 

understand how this project can move forward. 

 

Frank Ziebis 260 North Rolling Road: concerned about the impact of the traffic. Will Springfield 

School District consider busing kids from the other side of State Road to the schools. 

 

Jeff Deger 258 N Rolling Road: Asked the commission what phases have been approved and 

what is being voted on today. 

 

Andrew Cook 358 Rolling Road: Requested explanation on project phases. What phase is 

currently being voted on. 

 

Steve Skalish 620 Shipley Lane: Concerned about the closing of two hospitals. Does not see how 

10 beds help this problem. Had issue with all of this build out and phasing for just an addition of 

10 beds. 

 

Brian Murphy 5 Windsor Circle: Concerned about crisis patients and drug patient coming to this 

facility. Would also like to see the environmental study of this proposed project.  

 

Jim Cuniglio 115 Broadview Road: Reiterated the State and North Rolling Road traffic is going 

to increase and become unbearable. Stormwater runoff concerns what plans have been submitted 

to help mitigate this issue. Discussed the ability for people to be turned away from a gunshot 

victim. This is a large undertaking, is this going to be the precursor of something larger to be 

built in the future. What options does the board have as an option. Can they approve, disapprove, 

or provide comments. 

 



Conie Alessi 365 Southcroft: Asked for what percentage of the community currently use 

Christiana Health Care and if the bulk of the community could use the system with their current 

insurance.  

 

Scott Brady 79 Nield Road: Reiterated about the use of the current population using Mainline 

Health. Asked for the 2018 traffic study for this project and how this is being addressed. Also 

began to ask how this will have an impact on the School District. 

 

Nelson Oliveria 147 Broadview: What type of service will you be able to provide as an 

Emergency Room. What can you do to bring a hospital to Delaware County. This site is going to 

have engines and generators of the site. Has concern of what will be stored on site and noise.   

 

Carolyn Manning 27 St. Davids Road: Life Church is expanding. This is going to create more 

traffic with this development along with the hospital. 

 

Christina Care is going to provide some answer to questions from public comment these are in 

no particular order: 

 

1) Lighting for this project has been submitted and reviewed. The foot candles will be 

meeting code in the township. Anything on the exterior of the property will be reviewed 

and will be engineered as to not impact the lighting in the area. No relief or variances are 

being sought for lighting. 

2)  Landscaping is increasing on this area to create more appealing review for the resident.  

3) Stormwater is being reviewed but a number of entities, including the state, local agency. 

There are several stormwater basins in the first phase of this project. There is other 

stormwater mitigation that will be reviewed ans submitted with any other phases. All of 

this calculation must be reviewed and approved and analyzed before anything is 

approved. This water must be maintained and discharged with preconstruction numbers.  

4) Phase 1, Community Hospital and outpatient service. All other phases of the project will 

still need to review by the project. 

5) TPD: Traffic studies were done in October 2017. They were reevaluated in 2021 

and 2022. The most recent count is from 2023. Townshipline and Collins Drive. 

With the community meetings there was discussion on some mitigation of 

speeding in the community impacted. This plan will be generating 125 additonal 

trips a day. Part of these studies, there cannot generate any additional delays. 

6) The property is currently assessed at a small value since it is vacant. When this is 

fully developed it will increase millions of assessed values on the properties. The 

homes will be designed for senior citizens with the style of design. The intent for 

these houses to be upscale homes. 

7) The hospital will have all the safety measures in place for the patients, staff and 

community. All of this will be assessed to see how the project will be impacted 

with the police department. 

8) This type of service is not urgent care. This is emergency care, which is life 

threating issues. It has board certified physicians and can handle life threating 

conditions such as heart attacks and strokes. This will be capable in this facility. 

9) This is designed to help address a component. 15,000 ED visit a year with initial 

studies. This is going to help have a significant impact to the community. There 

will be times that they cannot take care of them. They will work with community 

partners in order to get the car that they need in a timely manner. 



10) Outpatient Service: Primary Care Cardiology, Neurology and Imaging (CT or 

MRI Scans) no addition service, drug service or behavior health services. 

11) Ambulances will be routed to the proper hospitals since they are already sent to 

the proper care facility. Ambulance services will be told to turn off the noise and 

lights. 

12) The townhomes do not have any connection with Christiana Care. NRC will be 

the ones that build and sell the homes. 

13) There will be no charitable exemptions for the property. Everything will pay full 

taxes on the property. It will be owned by NRC 

14) This building will not have a cooling tower due to the size of the building. Will be 

rooftop units. The building will have a generator, it has not been sized yet. But 

any tanks on the property will be in “belly” tank which will be masked from the 

outdoor viewing. Rooftop units will have screening for all mechanical units. 

 

Eric Johnson shared that there are some other limiting factors on the future development of this 

project. The EDU restriction with 54 EDUs will be a limiting factor with the townhome and 

other phases of the project. These numbers can only be approved by DEP. All other parts of this 

project will need to be reviewed by al sewer authorities to meet their control plans.  

 

Eric Johnson provides a little more update on the review letter and how these responses are 

generated. There are several studies that are reviewed by all professional members of the staff. 

Regulations and study must be made in order to follow all of the uses on the property. There was 

some discussion on some responses and compliances in the review letter. 

 

 

 

4. Proposed Township Zoning Code Amendment 

a. TND-5 Overlay District 

Eric Johnson shared the proposed Zoning Amendment. As it 

relates to the modifications to the property. Looking for 

clarification and text amendments to the zoning ordinance which 

will amend this zoning district. This is the process that any 

applicant or property owner is allowed to make any type of appeal. 

 

Mr. Damico stated to the board they are requesting an amendment 

from the Board of Commissioners. This amendment will change 

the zoning code to allow it to become an approved use and this is 

an adjustment to the current ordinance. This would be a definition 

change by adding what a community hospital is and an ambulator 

surgical center, which are in phase 2, would be laid out in this 

language. 

 

Eric Johnson and Jamie Magaziner both reviewed the ordinance 

and shared comments back to Mr. Damico. There were a few 

comments back and forth. The largest change was the language for 

community hospitals and to be able to add signage for the project. 

Andy adjustment to this would still be advertised, will be posted 

and will be sent from the township. This will be another public 

hearing. 



 

The Planning went into Executive Session to discuss the evenings proposal.  

 

Motion to direct the Board of Commissioners of Springfield Township to hold a public hearing 

on the proposed Coventry Woods Development along with the Christiana Care Community 

Hospital. 

Made by Benjamin Dutton:  

Seconded Mike Markunas 

Vote was cared unanimously by the Planning Commission. 

 

Motion to adjourn the meeting was made by Benjamin Dutton and Seconded by Mike Markunas. 

Vote adjourned at 11:52PM 

 

 


