
Perkasie Borough 
Planning Commission Meeting 

August 27, 2025 

AGENDA 

1. Meeting Convenes – 7:00 PM

2. Pledge of Allegiance

3. Approval of Minutes May 28, 2025

4. Public Forum

5. New Business – Perkasie Place LLC

6. Old Business  (None)

7. Other Business

8. Adjournment



 

 1 
 

 
Minutes of Meeting 

Perkasie Planning Commission 
May 28, 2025 

 
620 W. Chestnut Street  

Perkasie, PA 18944 
 

Attendance: 
Planning Commission                    Heather Nunn 
                      Maureen Knouse (Absent) 
                                        Mairi Schuler  
          Mary McKay (Absent) 

    Dave Weaver 
    Dale Schlegel 
    Kim Bartells 

          Kelly Laustsen 
          Quinten Baker                       
 
Borough of Perkasie:                       Cassandra L. Grillo, Borough Zoning Officer 
         Linda J. Reid, Assistant Borough Manager  
         Adrianne Blank, R.L.A., Borough Planner                                                                                   
                     Timothy Wallace, Borough Engineer (absent 
                                                                                   Attorney Brandon Callahan, Borough Solicitor  
 
                  
Dale Schlegal called the meeting to order at 7:00PM.  The Pledge of Allegiance was recited, and 
it was acknowledged there was a quorum and business before the Commission. 
 
 
APPROVAL OF MINUTES: 
Upon a motion by Mairi Schuler, and seconded by Dave Weaver, the Planning Commission 
meeting minutes of April 23, 2025 were unanimously approved. 
 
Public Forum 
None 
 
NEW BUSINESS 
None 
 
Old Business 

1. Keep of Fowl Ordinance Amendments 

• Mr. Weaver asked if the construction material requirements could be easily enforced. 
Ms. Grillo confirmed that they could. 



 

 2 
 

• Ms. Laustsen asked whether the ordinance requires a waste removal plan. Ms. Reid 
stated that while the ordinance requires chicken coops to be kept clean, dry, and odor-
free, it does not currently require a formal plan. This could be added if desired. 

• Ms. Nunn asked if plan information would be submitted with zoning permits. Ms. Reid 
noted that the draft ordinance does not require this but could be amended to 
recommend it. 

• Mr. Baker requested clearer definitions of “rooster” and “male chicken.” 

Recommendation: 
The Commission recommended approval to Borough Council with the following conditions: 

1. The Solicitor clarifies the definitions section and specifically excludes male chickens. 
2. A provision is added for waste disposal and removal requirements. 

Motion made by Ms. Schuler, seconded by Ms. Nunn. The Commission approved the motion, 
with Ms. Laustsen opposed. 

2. Roadside Stands Ordinance Amendments 

• The Commission reviewed the ordinance. 
• Ms. Laustsen questioned the distance requirement, noting that for residential uses it 

was amended from “distance to centerline” to “line-of-sight.” Ms. Reid confirmed this 
change did not apply to commercial uses. 

• Mr. Schlegel raised a concern regarding clarity on prohibiting roadside stands from 
being placed on sidewalks or within the street line. 

Recommendation: 
The Commission recommended approval to Borough Council with the condition that the 
Solicitor amend Paragraph 1 to clearly state: “No roadside stands shall be allowed on sidewalks 
or within the street line.” 

Adjournment 

With no other business, Mairi Schuler made a motion to adjourn, seconded by Dave Weaver. 
The meeting was adjourned at 7:33 PM. 

Adjournment 
 
With no other business Mairi Schuler motioned to adjourn the meeting, Dave Weaver 
seconded. Meeting was adjourned at 7:33PM. 
 

 
___________________________ 

Heather Nunn - Secretary  
 



 

Borough of Perkasie 
  
 
P. O. Box 96   620 W. Chestnut St.                                              (215)257-5065 
Perkasie, Pennsylvania 18944                                                Fax (215)257-6875 
 
 

To:  Perkasie Planning Commission   
From: Cassandra L. Grillo, CZO 
Date:  September 18, 2025 
Re: 505 Constitution Ave / Perkasie Square Shopping Center / Perkasie Place LLC 

 

Background: 

The Borough has received a sketch plan application from Perkasie Place LLC for a meeting to 
discuss the potential development of the vacant lot adjacent to Mavis Tire on Constitution 
Avenue (505 Constitution Avenue, TMP #33-009-001). A small portion of the western corner 
of this tract, along Constitution Avenue, lies within Sellersville Borough. 

The parcel is owned by Pacaz Realty LLC and is currently under Agreement of Sale with 
Perkasie Place LLC, a company that builds and manages rental residential apartment 
communities. 

The lot remains part of the same parcel as the Perkasie Square Shopping Center that was 
developed in the 1980s. In 2016, an application was submitted by Carlyle Management to 
subdivide the parcel into two. Borough Council approved the subdivision by Resolution after 
Planning Commission review; however, the process was never completed. Perkasie Place LLC 
proposes to complete the minor subdivision as part of their acquisition. 

Subdivision Conditions (2016): 

• Easement to allow the developer of Perkasie Woods to complete pedestrian access 
(trail) between Perkasie Woods and the Shopping Center. 

• Easement to allow connection between the two lots. 

Zoning: 

The property is currently zoned I-2 Light Industrial District, which permits: 

• Planned Commercial Development (PCD) 

• Various retail, office, and light industrial uses by right. 
 
 
 
Proposal: 
 
Perkasie Place LLC is exploring the possibility of rezoning a recently subdivided parcel for 
development as a managed rental residential community. The applicant had initially submitted 
a Zoning Hearing Board application seeking a use variance to permit multifamily residential 
use within the I-2 Industrial District.  

  



As an alternative path, the applicant may also petition Borough Council directly to request a 
zoning map amendment to reclassify the parcel into a residential zoning district. 
 
However, they have elected to present a sketch plan to the Planning Commission in order to 
gather feedback and public comment on the concept.  
 
The preliminary concept design includes: 

• Five apartment buildings, 

• Approximately 75 total apartment units, 

• Primary vehicular access through Perkasie Square Shopping Center. 

Discussion Points: 

• Last Undeveloped Commercial Lot 
This tract represents Perkasie’s last remaining undeveloped, commercially zoned 
parcel. Its position at the Borough gateway, directly adjacent to Perkasie Square (a 
Planned Commercial Development), makes it strategically significant for potential 
commercial use. Rezoning the property to residential would remove the opportunity for 
future commercial development at this location. 

• Consistency with the Comprehensive Plan 
The Borough’s Comprehensive Plan (2014) designates this parcel for Planned 
Commercial Development, with a recommendation to rezone from I-2 Industrial to C-1 
Business Professional District. The intent was to encourage shopping center–type uses 
while eliminating the potential for heavier industrial activity. C-1 zoning could also attract 
national retailers, similar to those found in the Glenwood Shopping Center area. 
However, the overall demand for commercial properties has shifted since the 
Comprehensive Plan was adopted, reflecting changes in national and regional market 
conditions. 

• Retail Market Challenges 
Perkasie Square, like many neighborhood shopping centers, faces persistent 
vacancies. Broader retail trends show a decline in brick-and-mortar activity as 
consumers increasingly turn to online shopping, a shift that has accelerated in recent 
years. These pressures have contributed to underutilization within the center and 
present challenges for sustaining or expanding similar commercial development. 

• Regional Competition 
In addition to e-commerce, Perkasie Square competes with larger, newer retail centers 
along Route 309. Shopping plazas in nearby Quakertown and Montgomeryville feature 
a broad mix of anchors and national tenants—including Buffalo Wild Wings, Five Below, 
Kohl’s, and Lowe’s—that draw steady regional traffic.  

• Transitional Location and Park Connectivity 
The parcel sits at the transition between Constitution Avenue’s commercial corridor and 
adjacent residential neighborhoods. It is also directly connected to the Borough’s park 
system, with Lenape Park and its trail network along the East Branch Perkiomen Creek 
adjoining the site. This greenway links to Kulp Park and Menlo Park, providing access to 
athletic fields, trails, playgrounds, and the community pool. 

 





























































NOTICE 
 

PLEASE TAKE NOTICE that Perkasie Plance LLC, (“Applicant”) has filed an 
application together with supporting materials (“Application”) with the Borough of 
Perkasie for review and approval of a Formal Sketch Plan to subdivide an existing parcel 
consisting of 22.198 acres into two lots and develop residential apartment budlings 
comprising of five buildings containing of 75 units on proposed lot 2 located at 503-545 
Constitution Avenue and designated as a portion of Tax Parcel No. 33-009-001. 
 
PLEASE TAKE NOTICE that public meetings will be held to consider the Application 
and that the dates of the meetings where the Application will be considered can be 
obtained by contacting the Borough of Perkasie located at 620 W. Chestnut Street, 
Perkasie, PA 18944 or by phone at 215-257-5065 between the hours of 8:00 AM and 
4:00 PM, Monday to Friday. 
 

 
David M. Shafkowitz, Esq. 
350 S. Main Street, Suite 308 
Doylestown, PA 18901 
(267) 422-3340 
 

 



I, David M. Shafkowitz, hereby certify that first-class mail notice has been provided to the following 
owner(s) of record of abutting property: 
 
 
PARCEL_NUM ADDRESS MUNICIPALITY OWNER1 OWNER2 C/O - Mailing Address 

39-009-025 E RIDGE AVE Sellersville 
Borough 

BUCKS CO HOUSING 
AUTH 

 
25 E State St, 
Doylestown, PA 18901 

39-009-015 101 E RIDGE AVE Sellersville 
Borough 

BUCKS CO HOUSING 
AUTH 

 
25 E State St, 
Doylestown, PA 18901 

39-009-009 477 E RIDGE AVE Sellersville 
Borough 

BOTTMEYER, 
BERNIE PAUL 

  

39-009-008-001 470 E PARK AVE Sellersville 
Borough 

TROEGLER, DAWN L 
& KENNETH R 

  

39-006-027 475 E PARK AVE Sellersville 
Borough 

MAINS, JOHN & 
TERESA 

  

33-009-186 600 ESSEX CT Perkasie Borough STROMAN, STEVEN 
C & STEPHANIE 

  

33-009-185 602 ESSEX CT Perkasie Borough LYON, MARK & 
MICHELLE 

  

33-009-184 604 ESSEX CT Perkasie Borough WALKER, JEFFRIE & 
HENRY W, JR 

  

33-009-183 606 ESSEX CT Perkasie Borough SCHULER, NICOLE J PRZYCHOWICZ, 
MATTHEW L 

 

33-009-182 199 WYCKFORD DR Perkasie Borough BRODEUR, MARC & 
MELANIE 

  

33-009-181 198 WYCKFORD DR Perkasie Borough SHORT, JEFFERY P & 
SHANNON M 

  

33-009-082 500 GRANDVIEW AVE Perkasie Borough SONNELITTER, JOHN 
E 

  

33-009-081 504 GRANDVIEW AVE Perkasie Borough GRINDLE, PAUL R & 
CHRISTINE N 

  

33-009-080 508 GRANDVIEW AVE Perkasie Borough TILLMANN, 
DOUGLAS J & 
KELLINA 

  

33-009-041-039 ESSEX CT Perkasie Borough MEADOWOOD 
ESTATES COMM 
ASSN 

 
975 Easton Rd, Suite 
102, Warrington, PA 
18976 

33-009-008 424 GRANDVIEW AVE Perkasie Borough GETTY, MARK C & 
ALICIA L 

  

33-009-005-145 ARBOR BLVD Perkasie Borough PERKASIE WOODS 
 

400 Campus Dr, Suite 
101, Collegeville, PA 
19426 

33-009-005-144 400 ARBOR BLVD Perkasie Borough ROMANO, 
KATHERINE ANN 

  

33-009-005-143 402 ARBOR BLVD Perkasie Borough AA ASSOCIATES, 
LLC 

 
3007 Tyler Way, 
Chalfont, PA 18914 

33-009-005-142 404 ARBOR BLVD Perkasie Borough PRICE, RALPH 
  

33-009-005-141 406 ARBOR BLVD Perkasie Borough GARDNER, 
NATHANIEL 
DOMINIC 

HINTON, 
NASHERRA 
MALIKA NICOLE 

 

33-009-005-140 408 ARBOR BLVD Perkasie Borough BOOTH, HAROLD 
HERBERT 

  

33-009-005-139 410 ARBOR BLVD Perkasie Borough BROWNE, CAROLE 
  

33-009-005-138 412 ARBOR BLVD Perkasie Borough PADMANABHUNI, 
SUBBARAJA 

SIRAGAVARAPU, 
RAGHAVENDRA 

3007 Tyler Way, 
Chalfont, PA 18914 



33-009-005-137 414 ARBOR BLVD Perkasie Borough CROUSE, ROBERT 
  

33-009-005-136 416 ARBOR BLVD Perkasie Borough HATZENBELLER, 
MARILYN T 

  

33-009-005-135 418 ARBOR BLVD Perkasie Borough ANDERSON, PETER J 
  

33-009-005-134 420 ARBOR BLVD Perkasie Borough MANNO, 
CHRISTOPHER 
DANIEL 

WOLFE, SARAH 
ELIZA 

 

33-009-005-130 428 ARBOR BLVD Perkasie Borough WOLFE, BRUCE L MENDIETA, 
JULIA A 

1071 Deer Run Rd, 
Ottsville, PA 18942 

33-009-005-129 430 ARBOR BLVD Perkasie Borough MAURER, JAMES 
  

33-009-005-128 432 ARBOR BLVD Perkasie Borough WAXMAN, JORDAN 
N & COURTNEY L 

  

33-009-005-127 434 ARBOR BLVD Perkasie Borough FUNCHESS, ELLIS IV 
  

33-009-005-126 436 ARBOR BLVD Perkasie Borough FRANKENFIELD, 
STEPHANIE R 

MEADE, SHANE 
 

33-009-005-125 438 ARBOR BLVD Perkasie Borough POINTEKAS, 
MICHAEL G 

FELIX, RAQUEL 
BARRION 

 

33-009-005-124 440 ARBOR BLVD Perkasie Borough MCILLMURRAY, 
ERIC W 

MULDOWNEY, 
JAMES M & 
SUSAN 

 

33-009-005-123 442 ARBOR BLVD Perkasie Borough NJINI, MIRABELLE KOUBOU, 
RICHARD 

 

33-009-005-122 444 ARBOR BLVD Perkasie Borough DARAJI, KEVIN A 
  

33-009-005-121 446 ARBOR BLVD Perkasie Borough FAIX, CHRISTOPHER 
  

33-009-005-120 448 ARBOR BLVD Perkasie Borough MARCOLINI, SUSAN DONOVAN, 
REBECCA 

 

33-009-005-119 450 ARBOR BLVD Perkasie Borough CAPECI, PD SR & 
JANINE 

  

33-009-005-118 452 ARBOR BLVD Perkasie Borough SUTCLIFFE, TIFFANY BROCKINGTON, 
SEAN 

 

33-009-005-117 454 ARBOR BLVD Perkasie Borough MANCINO, 
ANTHONY 

  

33-009-005 499 CONSTITUTION AVE Perkasie Borough PERKASIE WOODS 
 

400 Campus Dr, 
Collegeville, PA 19426 

33-009-001 505 CONSTITUTION AVE Perkasie Borough PACAZ RTY L L C 
 

5355 Town Center Rd, 
Suite 430, Boca Raton, 
FL 33486 

33-004-096 620 CONSTITUTION AVE Perkasie Borough BROWN, KATHLEEN 
  

33-004-095 CONSTITUTION AVE Perkasie Borough PERKASIE BORO 
 

620 W Chestnut St, PO 
Box 96, Perkasie, Pa 
18944 

33-004-092 425 ARTHUR AVE Perkasie Borough PERKASIE BORO 
 

620 W Chestnut St, PO 
Box 96, Perkasie, Pa 
18944 

33-009-005-131 426 ARBOR BLVD Perkasie Borough BRILL, SHARON A 
  

33-009-005-132 424 ARBOR BLVD Perkasie Borough LANE, SUSAN 
  

33-009-005-133 422 ARBOR BLVD Perkasie Borough SISCOE, RON G 
  

 
 
 
 
 
 



The above are all of the owners of record of properties abutting the property that is the subject of this 
application. I verify that the statements made herein are true and correct. I understand that false 
statements herein are made subject to the penalties of 18 Pa.C.S.A. § 4904 relating to unsworn 
falsification to authorities. 
 
 
 

          
Dated: August 8, 2025            

  David M. Shafkowitz, Esq. 
350 S. Main Street, Suite 308 
Doylestown, PA 18901 
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  3850 Sierra Circle, Suite 100 | Center Valley, PA 18034 | P: 610.366.8064 | F: 610.366.0433 

  12 Terry Drive, Suite 205 | Newtown, PA 18940 | P: 215.369.3955 | F: 610.968.1829 

  65 E. Butler Avenue, Suite 100 | New Britain, PA 18901 | P: 215.345.4330 | F: 215.948.9943 

  401 Plymouth Road, Suite 150 | Plymouth Meeting, PA 19462 | P: 610.489.4949 | F: 610.489.8447 

  One Penn Center at Suburban Station, 1617 JFK Blvd., Suite 425 | Philadelphia, PA 19103 | P: 215.687.4246 | F: 215.564.1780 

 

MEMORANDUM 

Date: August 4, 2025  

To: Doug Rossino, P.E.  

From: Leslie Bodnoff, P.E.  

cc: Kristin Norwood, P.E.   

Reference: 505 Constitution Avenue - Perkasie Place 
Traffic Study Review 1 
Perkasie Borough, Bucks County  
G&A 24-00991 

Gilmore and Associates, Inc. has completed a review for the Traffic Impact Assessment associated with 

the above referenced project. The Applicant is proposing to construct five (5) apartment buildings with a 

total of 76 units. Access to the site is proposed to be provided via the existing Perkasie Square Shopping 

Center along Constitution Avenue.  

We offer the following comments for your consideration: 

A. Reviewed Documents 

1. Traffic Impact Assessment for Perkasie Place, prepared by Horner & Canter Associates, dated 

July 9, 2025.  

B. Traffic Impact Assessment Comments   

1. Include the site plan for the proposed development in the revised traffic study. The plan should 
include internal roadway connections to the existing shopping plaza with site signage and 
pavement markings, as well as proposed pedestrian facilities as noted below. 

2. We recommend pedestrian access be provided connecting to the Dog Park and Lenape Park, 
opposite the Perkasie Square Shopping Center.  

3. We recommend providing upgraded pedestrian equipment, such as push buttons, pedestrian 
signal heads and high-visibility crosswalks, at the intersection of Constitution Avenue and 
Perkasie Place Shopping Center, given its close proximity to the shopping center, nearby 
residential areas, and the park. 

4. The distribution of site trips onto Constitution Avenue does not appear to be consistent with the 
existing traffic volumes. Verify and revise the report accordingly.  

5. Any existing individual movements with a level of service below C shall be noted as deficient 
within the study (per §164-41.2E(3)(c)). Recommendations for the elimination of the deficiencies 
shall be listed.  
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6. The following queues extend beyond the available storage and mitigation of these queues should 
be evaluated. The queues within the Perkasie Square shopping center block the internal 
intersection and should be addressed. At a minimum, the traffic signal timings should be optimized 
for the Build conditions.  

a. Constitution Avenue and Perkasie Square Shopping Center: 

i. Westbound left 

ii. Westbound right 

b. Constitution Avenue and Walnut Street 

i. Northbound left  
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