
Perkasie Borough 
Planning Commission Meeting 

February 25, 2026 
 

AGENDA 
 
 

 
1. Meeting Convenes – 7:00 PM 
2. Pledge of Allegiance 
3. Re-Organization  

• Chairperson 
• Vice Chairperson 
• Secretary 

4. Approval of Minutes from December 10, 2025 
5. Public Forum 
6. Old Business  
7. New Business 

•    Sketch Plan application for Perkasie Place LLC 
8. Other Business  
9. Adjournment 



 

 

Minutes of Meeting 

Perkasie Planning Commission 
December 10, 2025 

 
620 W. Chestnut Street  

Perkasie, PA 18944 
 

Attendance: 
Planning Commission                     

                       Maureen Knouse  
                                                                                            Heather Nunn 

                                         Mairi Schuler (Absent)  
          Mary McKay  

    Dave Weaver  
    Dale Schlegel 

    Kim Bartells 
          Kelly Laustsen  
          Quinten Baker                

 
Borough of Perkasie:                       Cassandra L. Grillo, Borough Zoning Officer 

     Adrianne Blank, R.L.A., Borough Planner                                                                                    
                                                                Brendan Callahan, Borough Solicitor  

 
 
 

Call to Order 

Chairperson Maureen Knouse called the meeting to order at 7:03 p.m. The Pledge of 
Allegiance was recited. A quorum was present and the Commission proceeded with 
business. 

Approval of Minutes 

Upon motion by Heather Nunn, seconded by Quinten Baker, the minutes of the October 
22, 2025 Planning Commission meeting were unanimously approved. 

New Business 

Perkasie Regional Authority (PRA) – Waiver of Land Development 

Engineer Jacob Reily, representing the Perkasie Regional Authority (PRA), presented 
plans for improvements to the existing public water facility located at Ridge Avenue and 
North Ridge Road. The proposed improvements include construction of a small booster 
pump station building of approximately 458 square feet, installation of a generator pad, 
minor driveway relocation and improvements, and associated landscaping. The subject 
property contains an existing water storage tank and related utilities. The purpose of the 
project is to improve the reliability of the Borough’s public water system and to enhance 
PRA’s ability to manage water pressure during emergency situations. The property is 



 

 

zoned R-2 Residential, and the proposed use is classified as a Public Utility, which is a 
permitted use by right. No zoning relief is required. 

PRA submitted a Waiver of Land Development Application, which would allow the 
project to proceed without separate preliminary and final land development plan 
approvals. The project will remain subject to all applicable Subdivision and Land 
Development Ordinance requirements. The waiver request is based on the limited 
scope of the project and the fact that the improvements are being made to an existing 
public utility facility. PRA also requested that several waivers previously approved by 
Borough Council in 2022 for the water tank replacement project remain in effect, 
including waivers related to road widening, sidewalks and curbs, driveway standards, 
and certain plan detail requirements. No new major waivers are being requested 
beyond those previously approved for the site. 

A motion was made by Maureen Knouse, seconded by Heather Nunn, to recommend 
approval of the Waiver of Land Development for the Ridge Road Booster Pump Project. 
A second motion was made by Kim Bartells to recommend approval of the waivers as 
outlined in the November 7, 2025 letter from Pennoni and to reaffirm the waivers 
previously granted by Borough Council on September 22, 2022, specifically Items 1 
through 9 contained in that document. 

 

Old Business 

Accessory Dwelling Units (ADUs) 

The Planning Commission continued its discussion regarding the regulation of 
Accessory Dwelling Units (ADUs). Topics reviewed included the definition of an ADU, 
the differences between Use by Right and Use by Special Exception, and which zoning 
districts should allow ADUs. The Commission reviewed and revised several items from 
its previous discussions and reached consensus to pursue an approval method of 
Special Exception for ADUs. 

The Commission discussed zoning districts and dwelling types and agreed that ADUs 
would be permitted in the R-1A, R-1B, R-2, and R-3 Residential Districts, as well as in 
the C-2 District where residential uses exist. ADUs would be permitted on single-family 
detached dwellings and single-family attached (twin) dwellings. 

The Commission discussed occupancy and rental regulations and reached consensus 
that rental of ADUs would be permitted; however, the ordinance would not distinguish 
between short-term and long-term rentals. A deed restriction would be required to 
specify an owner-occupied covenant for the principal dwelling. 

The Commission reviewed ADU standards and design requirements and agreed that all 
sample ADU types, including detached ADUs, would be permitted. One ADU may 
contain multiple bedrooms but shall not exceed 800 square feet. ADUs shall be 
regulated by the applicable lot size, setback, impervious coverage, and building 
coverage requirements of the zoning district in which they are located. ADUs shall not 



 

 

exceed 35 percent of the habitable floor area of the principal dwelling, nor exceed 800 
square feet, whichever is less. Detached ADUs shall be located a minimum of 15 feet 
from the primary structure. ADU height shall be no higher than the existing roofline of 
the principal dwelling and shall not exceed 24 feet. One off-street parking space per 
bedroom shall be required. An impact fee shall apply. 

Economic Development Plan Update 

The Planning Commission discussed an update to the Economic Development Plan, 
including a brief overview of proposed strategies and goals. Desired growth and new 
business types discussed included a recreation center, hardware store, variety or 
specialty restaurants, sporting goods store, bike shop, gym, and distillery. The 
Commission also discussed participation in the Main Street Matters Designation 
Program and reached consensus that the program would be a good fit for Perkasie 
Borough. 

Adjournment 

With no further business, the meeting was adjourned at 8:00 p.m. 

 



BOROUGH OF PERKASIE 
 

INTER-OFFICE MEMORANDUM 
 
 
 

February 9, 2026 
 
TO:  Perkasie Borough Planning Commission   
 
FROM: Cassandra L. Grillo, CZO, BCO, Zoning Officer and Code Enforcement  
 
SUBJECT: Wednesday, February 25, 2026 PC Meeting – Perkasie Place LLC, Sketch 
Plan Application 505-545 Constitution Ave. - Recycling Center 
 

I wanted to provide the Planning Commission with some background information related to the 
sketch plan that will be discussed at the upcoming meeting. 

Sketch Plan Application– Recycling Center 

The Perkasie Place LLC is presenting a new sketch plan concept for a Recycling Center on the 
vacant portion of the tract. This submission is for discussion purposes only, and no formal land 
development application has been filed at this time. The parcel is currently zoned I-2 Light 
Industrial District. 

Included in this packet you will find the Borough Engineers and Planners review letter.  

Property History 

The subject property is part of the Perkasie Square Shopping Center tract located along 
Constitution Avenue. The shopping center was developed in the 1980s, and this portion of the 
property has remained vacant. A small portion of the western edge of the tract extends into 
Sellersville Borough.  

In 2016, an application was submitted to subdivide this undeveloped area from the remainder of 
the shopping center parcel. Borough Council approved the subdivision by Resolution following 
Planning Commission review; however, the subdivision was never finalized. Any future 
development of this tract would need to address completion of that subdivision.  

Conditions of the 2016 subdivision approval included: 

• An easement to allow the developer of Perkasie Woods to construct a pedestrian trail 
connection between that development and the shopping center property 

• Access easements to allow connectivity between the resulting lots  

Previous Sketch Plan Application – Apartment Complex 

 



In 2025, the Planning Commission reviewed a sketch plan from Perkasie Place LLC proposing a 
multifamily apartment community on this same tract. The concept included five apartment 
buildings and approximately 75 dwelling units, with access through the shopping center.  

Because multifamily residential use is not permitted in the I-2 Light Industrial District, the 
applicant filed an application with the Perkasie Zoning Hearing Board seeking a use variance.  

The Zoning Hearing Board did not grant approval for the requested residential use. Following 
that decision, the applicant filed an appeal with the Bucks County Court of Common Pleas. That 
appeal remains active at this time, and no final determination has been issued. 

The Borough’s Engineer, Planner, and Solicitor will be available to assist with any questions the 
Commission may have during discussion of this item.  

Please let me know if there is any additional information you would like prior to the meeting. 



SHAFKOWITZ LAW GROUP, P.C. 
(267) 422-3340 

(215) 940-9209 (fax) 
 

350 S. Main Street, Suite 308     1340 Parkway Ave, Unit B 
Doylestown, Pennsylvania 18901                                                                                               Ewing, New Jersey 08628 
   
E-Mail:  dms@shafkowitzlaw.com  Admitted in PA & NJ 
Reply to Pennsylvania 
 

January 9, 2026 
 
VIA Hand Delivery 
Borough of Perkasie 
620 W. Chestnut Street 
Perkasie, PA 18944 
 
 Re: Formal Sketch Plan Application / Zoning Hearing Board 
  503-545 Constitution Avenue  
  Tax Map Parcel #33-009-001 
 
Dear Sir or Madam, 
 
 Please be advised that this office represents the Applicant, Perkasie Place LLC with regard 
to the above captioned matter. Enclosed please find the following: 
 

• Zoning Hearing Board Application; 
• Eleven (11) copies of Zoning Plan (folded); and 
• Agreement of Sale. 

 
 Thank you for your time and attention.  Please contact my office should you require 
anything further to process the application. 
 
       Very truly yours, 
      

        
 
       David M. Shafkowitz 

 
DMS/mka 
Enclosures 
 













C2C DESIGN GROUP
Civil Engineering and Surveying

Solutions from Concept to
Construction

37 East Penn Avenue
Wernersville, PA 19565

610.860.6050   www.c2cdg.com
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Gilmore & Associates, Inc. 
Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 
January 26, 2026 
 
File No. 24-00991 
 
Cassandra L. Grillo, CZO, BCO 
Zoning Officer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street 
P.O. Box 96 
Perkasie, PA 18944 
 
RE: Tentative Sketch Plan Review #1 

505 Constitution Avenue  
TMP #33-009-001 

 Perkasie Borough, Bucks County, PA 
 
Dear Cassandra: 
 
In response to the Applicant’s request, Gilmore & Associates, Inc. (G&A) has conducted a Tentative Sketch 
Plan review of the Zoning Exhibit Recycling Facility/ Contractor Building plan, as prepared by C2C Design 
Group, consisting of one (1) sheet (ZE-1), dated October 20, 2025, in reference to the latest Perkasie 
Borough Zoning Ordinance (Chapter 186) and Subdivision and Land Development Ordinance (SALDO) 
(Chapter 164).  We offer the following comments for consideration by the Borough. 
 
I. General Information 

The subject site is located at 505 Constitution Avenue (S.R. 0152) within the same property as the 
Perkasie Square Shopping Center in Perkasie and Sellersville Boroughs, Bucks County, PA.  A small 
portion of the site at the western corner is in Sellersville Borough.  However, the property was assessed 
100% in Perkasie.  The site consists of tax map parcel 33-009-001.  The Applicant and Owner of Record 
for the site is PACAZ Realty, LLC. 

The site consists of the existing Perkasie Square Shopping Center, including two (2) multi-store 
buildings, McDonald’s, Mavis Tire Center, and associated parking with two (2) access driveways onto 
Constitution Avenue (S.R. 0152) occupying approximately 14.24 acres of the total 22.183-acre site.  The 
remaining area (7.943 acres) consists of vacant land with woodlands, individual trees, open space, and 
‘Waters of the United States’, which consists of an unnamed tributary to the East Branch Perkiomen 
Creek. 

The Applicant proposes a minor two (2) lot subdivision to create a 14.29-acre parcel (Lot 1) containing 
the existing Perkasie Square Shopping Center and a second 7.893-acre parcel (Lot 2) for a proposed 
22,079 square foot recycling facility/contractor building with office, outdoor storage area and associated 
passenger vehicle parking, tractor trailer parking, truck turnaround areas, and areas for loading and 
unloading of materials.  Lot 1 will continue to have access to Constitution Avenue, and Lot 2 will also 
have access to Constitution Avenue, as well as access to Wyckford Drive and the shopping center.  The 
site is zoned Light Industrial (I-2) Zoning District and the existing use for Lot 1 is “Planned Commercial 
Development” (E15), which is a use permitted by right in the I-2 Zoning District, while the intended use 
for Lot 2 is “Recycling Facility” (G7) with “Contractor Office” (G1), which are uses permitted by right in 
the I-2 Zoning District.  Lot 2 will also contain an outdoor storage area, which is a permitted “Accessory 
Use”. 
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According to FEMA map 42017C0256J, dated March 16, 2015, the site is located in three (3) Zones: 
Zone “X”, which is outside the 0.2% annual chance floodplain, Zone “X”, which is an area of 1% annual 
chance flood with average depths of less than 1 foot, and Zone “AE” – Flood-Fringe Area (FF), which 
has determined base flood elevations.  According to the U.S. Fish and Wildlife Service’s National 
Wetlands Inventory, the site contains ‘Waters of the United States’, which consists of a tributary to the 
East Branch Perkiomen Creek fed by a freshwater pond.  The site is served by public water and sanitary 
sewer provided by the Perkasie Regional Authority (PRA).  We note that no areas in Lot 2 have been 
designated for proposed stormwater management. 
 

II. Reference Plans 

A. Final Site Plan, as prepared by Korab, McConnell & Dougherty Associates, dated May 31, 1988 and 
last revised February 4, 1993. 
 

B. ALTA/NSPS Land Title Survey for Lands N/F PACAZ Realty, LLC, Perkasie Square Shopping 
Center, as prepared by Nave Newell, Inc. consisting of one (1) sheet, dated August 20, 2024. 
 

III. Review Comments 
 

A. Zoning Ordinance (Chapter 186) 
 

We have identified the following issues in regards to the requirements and provisions of the current 
Perkasie Borough Zoning Ordinance: 
 
1. §186-18.G.(7)(c) – The provisions set forth in §186-18G(9)(c) through (u) for resource recovery 

facility shall be met for a recycling facility use.  The following items related to site design will 
need to be addressed: 

a. §186-18.G.(9)(e) - In order to protect against indiscriminate and unauthorized dumping, 
every resource recovery facility shall be protected by locked barricades, fences or gates. 
Such barricade shall be at least six feet high.  A six-foot-high fence will be required around 
the perimeter of the facility. 

b. §186-18.G.(9)(i) - All parts of the process, unloading, handling and storage of municipal solid 
waste, shall occur within a building.  We note that the proposed Recycling Facility/ 
Contractor Building illustrates pervious surfaces completely surrounding the building with no 
connections to any paved surface. 

c. §186-18.G.(9)(k) - Any materials stored outdoors shall be properly screened so as not to be 
visible from any adjacent streets or property.  The outdoor storage will need to be screened 
from the residential properties and the Perkasie Square Shopping Center. 

d. §186-18.G.(9)(l) - No material shall be placed or deposited to a height greater than the height 
of the fence or wall herein prescribed.  The outdoor storage will be limited to six (6) feet in 
height. 

e. §186-18.G.(9)(p) - Waste from the resource recovery facility process shall be located at least 
100 feet from any property line and stored in leakproof and vectorproof containers.  We note 
that the recycling facility building is 85 feet from the southern property line.  The location of 
waste storage will need to be clarified. 

f. §186-18.G.(9)(q) - A dense evergreen buffer shall be provided on the outside perimeter of 
the fenced area. Evergreens shall be four to five feet in height and planted on ten-foot 
staggered centers. In addition, the buffer requirements of §186-54 of this chapter shall be 
met.  The perimeter buffer along with a Type D buffer and fence will be required around the 
site.  

g. §186-18.G.(9)(s) - The performance standards of Article VII (§186-47, 48, 49, 50 & 52) of this 
chapter shall be met regarding noise, smoke, emissions, heat and vibrations. 
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h. §186-18.G.(9)(t) - A traffic impact study and a water impact study shall be required. 
 

2. §186-20.I.(2) – The Maximum Lot Coverage for a Planned Commercial Development Use (E15) 
is 25%.  The existing use of the site is a “Planned Commercial Development” with a lot coverage 
of 9.2%.  The zoning table notes a proposed lot coverage of 66.5% for Lot 1, which appears to 
be incorrect.  The ‘Maximum Lot Coverage’ should, by definition, represent “the proportion of the 
lot area, expressed as a percentage, that is covered by the maximum horizontal cross section of, 
all principal and accessory buildings (including balconies, decks, patios, porches, breezeways, 
and carports), and outside storage of materials”.  The lot coverage does not include driveways, 
walkways, parking areas, etc. 
 

3. §186-20.I.(3) – The Maximum Lot Coverage for Any Other Principal Structure or Use, such as 
“Recycling Facility” (G7) is 30%.  The ‘Required’ maximum lot coverage noted in the zoning table 
under Lot 2 is 25% and should be revised to 30%.  Also, the zoning table notes a proposed lot 
coverage of 7% for Lot 2.  This lot coverage does not appear to include the area of the outside 
storage of materials.  The ‘Maximum Lot Coverage’ should, by definition, represent “the 
proportion of the lot area, expressed as a percentage, that is covered by the maximum horizontal 
cross section of, all principal and accessory buildings (including balconies, decks, patios, 
porches, breezeways, and carports), and outside storage of materials”. 

 

4. §186-45.B. – Based on the Borough’s Street Classification Map, Constitution Avenue is 
classified as an arterial street with a half-width right-of-way of 50 feet.  The legal right-of-way 
appears to be 56.5 feet along the property frontage.  Therefore, an ultimate right-of-way of 50 
feet measured from the center line of Constitution Avenue should be shown on the plan.  All 
zoning information, including setbacks, lot areas, lot coverage, etc., should be calculated based 
on the ultimate right-of-way. 

 

5. §186-47 – The sound level of any operation (other than the operation of motor vehicles or other 
transportation facilities, operations involved in construction or demolition of structures, 
emergency alarm signals or time signals) should not exceed the decibel levels in the designated 
octave bands and center frequency as required in this section.  A note should be added to the 
future Record Plan specifying a restriction to the hours of unloading the storage bins in the 
outdoor storage area due to the excessive sound normally contributed with the emptying of bins 
and the close proximity of the outdoor storage area to the adjoining residential properties. 

 
6. §186-52.A.(1) – No use shall produce glare off the premises by illumination originating on the 

premises. Glare is defined as the sensation produced by light within the visual field that is 
sufficiently greater than the light to which the eyes are adapted and which causes annoyance, 
discomfort, or loss in visual performance or visibility, for any period of time, no matter how short 
in duration.  The Zoning Exhibit does not include any proposed lighting.  However, all proposed 
lights shall be designed to ensure no glare is produced and is in accordance with all lighting 
requirements of this section. 

 
7. §186-54 – The proposed industrial use is bordered by single family residential uses along the 

southeast and southwest property lines and shall provide a 50-foot-wide Class D buffer.  Also, 
the proposed industrial use is bordered by a retail and consumer service use to the northeast 
and shall provide a 15-foot Class B buffer.  Finally, the proposed industrial use fronts along an 
arterial road and shall provide a 10-foot-wide Class A buffer.  We note that a portion of the 
access drive located within the required southwestern buffer area shall be relocated outside of 
the buffer. 
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8. §186-57.D – Watercourses shall be left as permanent open space and free flowing. Such areas 
shall not be altered, regraded, filled, piped, diverted or built upon, unless design approval is 
obtained from the Borough and the Pennsylvania Department of Environmental Protection as 
required.  The plan proposes a driveway across the unnamed tributary to the East Branch 
Perkiomen Creek to access the Perkasie Square Shopping Center.  All necessary permits from 
PADEP will be required for the proposed stream crossing.  

 
9. §186-57.E & F – Based on the Final Site Plan as prepared by Korab, McConnell & Dougherty 

Associates, dated May 31, 1988 and last revised February 4, 1993, it appears that 3.197 acres 
of wetlands are present around the existing stream, which shall remain as permanent open 
space.  Also, a separate ALTA/NSPS Land Title Survey for the subject property dated August 
20, 2024 included wetland areas along the unnamed tributary to the East Branch Perkiomen 
Creek.  The Applicant should verify the presences of wetlands and have the delineated location 
shown on the plan, as required in SALDO §164-69.C.(2).  A buffer of 100 feet shall be 
maintained from the limits of any wetland.  Within the buffer area, an eighty-percent (80%) 
existing natural cover must be undisturbed and maintained as permanent open space.  The 
remaining 20% of the buffer area may be disturbed.  While it does not appear that the proposed 
improvements are located within this buffer, the wetland areas and buffer shall be identified to 
verify that the layout preserves the required wetland buffer areas. 

 
10. §186-57.G.(2) – No more than 50% of a woodland area not associated with another 

environmentally sensitive resource shall be altered, regraded, cleared or built upon.  Woodlands 
are defined as areas, groves or stands of mature or largely mature trees covering an area 
greater than 1/4 acre in which the largest trees measure at least six inches dhb.  The trees 
associated with the woodlands around the perimeter of the site shall be surveyed to determine 
the woodlands disturbance for the required fencing and access driveways to verify it does not 
disturb more than 50% of the woodlands.  

 
11. §186-61.C. – The plan lists the parking requirements for a recycling facility of 3 spaces per 1,000 

square feet of office floor area for a total of 12 required parking spaces.  However, we note that 
the proposed building is labeled as Recycling Facility/ Contractor Building.  The parking 
requirement for a “Contractor” use is 0.9 per 1,000 square feet of GFA, which would require an 
additional 17 spaces for a total of 29 spaces.  The proposed layout currently provides for 28 
spaces.  The proposed use shall be clarified and the additional space provided if necessary.  
Also, the proposed handicap spaces shall be the closest spaces to the building to provide the 
shortest accessible route into the building as required by ADA Guidelines. 

 
12. §186-70.F – An accessible walkway shall be provided from the proposed ADA parking spaces to 

the building. 
 
13. §186-70.J – Except where entrance and exit drives cross street lines, all parking areas for any 

purpose other than single-family residences shall be physically separated from any public street 
by a concrete curb.  Concrete curb shall be provided along the perimeter of the parking lot. 

 
14. §186-70.K – In any parking area of more than three spaces in a residence district or abutting a 

residence or apartment district, all spaces not within a building shall be buffered with evergreen 
or other suitable planting which shall be at least four feet in height, designed to screen noise, 
odors, visibility and headlight glare and located between such parking spaces and any lot in a 
residence or apartment district that abuts directly or across a street.  We note that the plan 
appears to show proposed trees along the southeast and southwest property boundaries. 
However, these trees are not identified.  A landscape plan will be required, and additional buffer 
trees shall be provided as necessary for the parking area adjacent to the residential district. 
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15. §186-70.L – All artificial lighting used to illuminate any parking space or spaces shall be so 
arranged that no direct rays from such lighting shall fall upon any neighboring property.  Lighting 
plans will be required to demonstrate lighting for the recycling facility does not impact the 
neighboring properties. 

 
16. §186-71.A - Every industrial plant exceeding 6,000 square feet shall have at least one off-street 

loading space.  The off-street loading space shall be shown on future plans and meet the 
requirements of §186-72 and §186-73. 

 

17. §186-75.C.(1) – Prior to the erection of a sign and the issuance of a permit, the Borough Code 
Enforcement Administrator shall review all signs for conformance to the provisions of this Article, 
the Municipal Building Code.  We note that the plan does not indicate a freestanding sign with 
the name of the business.  If a freestanding sign is to be proposed for this development, then the 
location of the sign should be shown on the future land development plans along with 
appropriate details. 
 

B. Subdivision and Land Development Ordinance (SALDO) Chapter 164 

Although our office has not completed a comprehensive review of SALDO, the following comments 
are provided for reference when preparing formal land development plans: 
 
1. §164-20.B.(3) – Provision for additional street width may be required by Borough Council where 

the minimum width does not meet with the specific requirements for the individual street 
classification.  Wyckford Drive is a secondary street which requires a 34-foot-wide cartway.  The 
existing cartway only appears to be 32 feet and should be widened to the required 34 feet along 
the property frontage. 
 

2. §164-25.A.(1)(a) – No one row of off-street parking spaces shall exceed 12 spaces.  The 
proposed parking space aisles both exceed 12 consecutive spaces.   Raised planting beds 
should be at intervals not to exceed 12 spaces, with beds offset on alternating sides of parking 
rows. 

 
3. §164-25.A.(1)(f) – The edge of any parking area or parking driveway shall not be closer than 15 

feet to the outside wall of the nearest building. This area shall be used for foundation plantings 
and sidewalks to entryways.  The northwestern and southeastern sides of the proposed building 
are less than 15 feet from the driveway aisle and should be revised to provide the required 
separation. 

 

4. §164-25.A.(2) – A landscape plan shall be provided to demonstrate compliance with the parking 
lot landscaping requirements of §164-25.A. 

 

5. §164-30.F – Lots excessively deep in relation to width or lots excessively irregular in shape are 
to be avoided. A proportion of 2½ in depth to one width is generally accepted as a proper 
maximum.  Proposed Lot 2 has a width of 300 feet at the building setback line and a depth 
exceeding 750 feet.  The proposed subdivision line should be revised to not exceed the 2½ to 1 
ratio. 

 

6.  §164-32 – The plan proposes an access driveway to the Perkasie Square Shopping Center.  An 
access easement from this connection point out to Constitution Avenue will be required. 

 

7. §164-32.D. – Where a subdivision is traversed by a watercourse, there should be provided a 
drainage easement conforming substantially with the line of such watercourse and of such width 
as will be adequate to preserve natural drainage but not less than 20 feet or as may be required 
or directed by the Department of Forests and Waters.  A drainage easement should be provided 
over the watercourse at a minimum width of 20 feet. 
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8. §164-38.G – Streets carrying nonresidential traffic shall not normally be extended to the 
boundaries of the adjacent existing or potential residential areas or connected to streets 
intended for predominantly residential traffic.  We note that the plan does not propose an 
extension of any streets but does propose a driveway connection to Wyckford Drive, which is 
intended for predominantly residential traffic.  We recommend this access be restricted to 
prevent trucks for the recycling center from using these residential roads. 

C. General Comments 

1. Since a small portion of the existing parcel is within Sellersville Borough, the Applicant should 
provide a copy of all submission packages to Sellersville Borough for review.  A copy of the 
Review Letter should be provided to Perkasie Borough. 
 

2. We note that prior Bucks County Planning Commission Review Letters have requested that an 
easement be shown for the existing paved path that provides access to the shopping center from 
the adjacent Meadow Wood residential community.  The easement agreement should specify 
the maintenance responsibilities regarding snow removal and repairs to the paved path. 
 

3. Truck turning templates should be provided demonstrating that refuse collection trucks, 
emergency vehicles and delivery trucks are able to navigate the site from each of the proposed 
driveways.  A review and approval by the Perkasie Fire Chief and Fire Protection Consultant will 
be required to ensure adequate access is provided for emergency vehicles and that fire 
protection can be provided. 
 

4. Constitution Avenue (S.R. 0152) is a state road owned by PennDOT.  The plan proposes a 
driveway access to this road.  An Applicant who encroaches within the legal right-of-way of a 
State highway or proposes a change in the use or intensity of use for an existing driveway, is 
required to obtain a Highway Occupancy Permit (HOP) from the Pennsylvania Department of 
Transportation (PennDOT).  PennDOT permits will be required for both the proposed driveway 
and for the change in the intensity of the existing driveway for the Perkasie Square Shopping 
Center based on the increased traffic from the recycling center. 

 

5. A legal description for each lot, all easements, and road ROW to be dedicated to the Borough 
should be provided to the Borough for review and approval prior to final plan recording. 

 
If you have any questions regarding the above, please contact this office. 
 
Sincerely, 

 
Douglas C. Rossino, P.E. 
Gilmore & Associates, Inc. 
Borough Engineers 
 
DCR/tw 
 
cc: Andrea L. Coaxum, Borough Manager 
 Linda J. Reid, Assistant Borough Manager 
 Megan McShane, Executive Assistant 
 Jeffrey P. Garton, Esq., Borough Solicitor 
 David M. Shafkowitz, Esq., Shafkowitz Law Group, P.C. 
 Michael V. Tulio. Perkasie Place, LLC 
 Erik Garton, P.E., President, Gilmore & Associates, Inc. 



 

 
 

Gilmore & Associates, Inc. 
Building on a Foundation of Excellence 

www.gilmore-assoc.com 

 

65 East Butler Avenue│Suite 100│New Britain, PA 18901│Phone: 215-345-4330│Fax: 215-345-8606 

 

 
January 23, 2026 
 
File No. 24-00991.01 
503-545 Constitution Avenue- Formal Sketch Plan Application / Zoning Hearing Board 
Perkasie Place, LLC. 
 
Cassandra Grillo 
Zoning Officer and Code Enforcement Administrator 
Borough of Perkasie 
620 West Chestnut Street, P.O. Box 96 
Perkasie, PA 18944 
 
Reference:  503-545 Constitution Avenue – Planning Review 
  Perkasie Place LLC 
  Tax Map Parcel Number: 33-009-001 
 
Dear Ms. Grillo: 
 
As requested, Gilmore & Associates Inc. has reviewed the Sketch Plan Application for Perkasie Place– 
Zoning Exhibit Recycling Facility/Contractor Building prepared by C2C Design Group, dated October 3, 
2025.  
 
Background Information Summary 
Application Title: Perkasie Place 
Plan Stage: Formal Sketch Plan Application 
Applicant: Perkasie Place, LLC 
Plan date: October 3, 2025 
Location: 503-545 Constitution Avenue 
Total Site Area: 22.184 Ac 
 
The site consisting of TMP Nos. 33009-001 is approximately 22.184 Acres.  The plan proposes to subdivide 
the site into two lots with Lot 1 consisting of 14.25 Acres (Landis Supermarket) and Lot 2 consisting of 7.93 
Acres.  The plans propose a 22,079 SF Recycling Facility /Contractor Building and office on lot 2 with 
twenty-five (25) outdoor storage units proposed in the rear of the site along with tractor trailer truck parking.   
The site has frontage along Constitution Avenue.  Three access drives are proposed –two from 
Constitution Avenue including the existing Shopping center entrance and one from Wyckford Drive.  
 
We offer the following comments for your consideration: 
 

1. Existing and Surrounding Land Use 

 
a. The site is currently a Shopping Center with vacant land southwest of the stream. It is 

surrounded by residential use to the east and south, Institutional use (municipal park) to the 

north across Constitution Avenue, and residential use to the west in Sellersville Borough. The 

borough line traverses the northwest property corner of the site.  



Cassandra Grillo, Perkasie Borough Page 2 
503-545 Constitution Avenue Sketch Plan Review  January 23, 2026 
 

 

    

Zoning Map          Bucks County Parcel viewer 

       
2. Consistency with the Comprehensive Plan 

 

a. As per the 2014 Perkasie Borough Comprehensive Plan Future Land Use Map, the site is 

designated Commercial Center and noted as a Potential Change of Zoning. The 

Commercial Center is intended to provide areas for office, retail, personal services and 

related uses.  The proposed use (recycling facility) is generally not consistent with the 

Comprehensive Plan.  

             
Existing Land use map Comp Plan 2014  Future Land Use Map Comp Plan 2014 

b. The Economic Development section of the 2014 Perkasie Borough Comprehensive Plan 

includes a retail market analysis which encourages this business center to provide for a 

wide variety of retail and personal service business uses, serving residents of adjacent 

neighborhoods and beyond complementing, not competing with businesses in the Town 

Center.  This plan had recommended that the I-2 light industrial zoning district be changed 

to the C-1 business professional zoning district. (p. 172) The proposed use (recycling 

facility) is generally not consistent with the vision of the Economic Development Plan.  

 

c. As per the Land Use Vision Map of the Bucks 2040 Vision Plan (pg. 62) the site is 

categorized as “Suburban Center” with unique history, character, and sense of place and 

serve a regional center providing goods, services, and jobs for people throughout county. 

Development and redevelopment in Suburban centers should continue to include compact 

and efficient development, a mixture of uses, a variety of transportation options, walkable 
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neighborhoods, distinctive communities with a strong sense of place and range of housing 

types. The proposed land use is generally consistent with the Bucks 2040 Vision Plan.  

 
3. Use Regulations 

a. As per ZO Section 186-20. I. (1)(a), G(7) Recycling facility and H(1) accessory use (outdoor 

storage) are permitted by right in the I-2 Light Industrial District. The purpose and intent of this 

district is to provide for a greater variety of industrial development, including office, retail, and 

personal service uses. 

 

b. As per ZO Section 186-18. G. (7)(c ) Industrial uses – Recycling facility, the provisions set forth 

in §186-18.G.9(c ) through (u) for resource recovery facility shall also be met. Plans shall be 

revised to include notes demonstrating compliance with the requirements of the ordinance. 

  

c. As per ZO Section 186-20. I (2), the maximum lot coverage shall not exceed 25%. As part of 

the proposed subdivision, Lot 1 will need to comply with the table of dimensional requirements 

for Planned commercial development. The lot coverage on Lot 1 is shown at 66.5%, which 

exceeds maximum allowable of 25% and should be correct to demonstrate compliance with the 

ordinance.  

 

4. General Planning Comments 

 

a. The plan proposes tractor trailer parking with trucks entering/exiting the site from Constitution 

Avenue and through Landis Shopping Center with access to Wyckford Drive, a residential 

development.  Trucks circulation through the shopping center and neighboring residential 

neighborhood is a concern.  A Traffic Impact Study shall be required.  

 

b. As per Chapter 186 Zoning Attachment 1 Table 1: Determination of Buffer Yard Class:  a Class 

D buffer yard is required between Industrial use and adjacent residential development, within a 

50-foot buffer yard.  Plans propose a single row of evergreens to the south and west adjacent 

residential use.  Plans shall be revised to include a double row of evergreen trees (5 ft. high), 

staggered and spaced no more than 20 feet apart to demonstrate compliance with the 

requirements of the ordinance.     

 

Additionally, per ZO §186-54 C. (3) if other uses are determined to be potential conflicts or 

where unique site conditions warrant, the applicant shall provide a buffer class as specified by 

Borough Council, upon recommendation by the Borough Planning Commission.  A 6-foot-high 

fence is recommended to be included in the buffer yards adjacent residential, in addition to the 

double row of evergreen trees required to eliminate open views to the proposed industrial site 

and to provide a continuous screen.  

 

5. Pedestrian Connections 

 

a. A five-foot walking path is proposed from the existing shopping center (Lot 1) to the residential 

development to the south. A second pedestrian connection should be provided to the adjacent 

residential development to the west (Wyckford Drive) to eliminate disjointed pedestrian 

connections in and around the site.   
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In conjunction with any resubmission, the applicant must provide a response letter using the same 
numbering system and explaining how each comment has been satisfactorily addressed.  
 
If you have any questions or require additional information, please do not hesitate to contact -me by phone 
at 610 587-8811 or by email ablank@gilmore-assoc.com. 
 
Sincerely, 
          

 
Judith Stern Goldstein, R.L.A., ASLA     Adrianne L. Blank, R.L.A, ASLA 
Senior Project Manager      Landscape Architect 
Gilmore & Associates, Inc.      Gilmore & Associates, Inc. 
 
JSG/sjy/sl 
 
cc:  Andrea L. Coaxum, Borough Manager 
  Jeffrey P. Garton, Esq., Borough Solicitor 
   
   

mailto:ablank@gilmore-assoc.com
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PLANNING COMMISSION: 
  

Eleanor M. Breslin, Chair 
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Thomas J. Jennings, Secretary 
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MEMORANDUM 
 
To:  Perkasie Borough Council 

Perkasie Borough Planning Commission 
 
From:  Staff of the Bucks County Planning Commission 
 
Date:  February 20, 2026 
 
Subject: BCPC #11294-C 
 Sketch Plan of Land Development for Perkasie Place 
  TMP #33-9-1 
  Applicant: Perkasie Place, LLC 
  Owner: PACAZ Realty, LLC 
  Plan Dated: October 20, 2025 
  Date Received: January 21, 2026 
 
This proposal has been reviewed by the Bucks County Planning Commission professional staff, which 
prepared the following comments in accordance with the Pennsylvania Municipalities Planning Code 
(Section 502). 
 
GENERAL INFORMATION 
 
Proposal: Subdivide a 22.198-acre site into two lots of 14.259 acres (Lot 1) and 7.939 acres (Lot 2). Lot 1 

contains an existing shopping center that is to remain. Construct an 18,279-square-foot recycling 
facility with an additional 3,800 square feet of office space on Lot 2. Public water and sewerage serve 
the site. 

 
Location: Along the southeastern side of Constitution Avenue, about 700 feet north of Silver Street.  
 
Zoning: The I-2 Light Industrial District permits Use G7 Recycling facility by right on a minimum lot size of 

1.75 acres and a maximum lot coverage of 25 percent. 
 
Present Use: Commercial 
 
COMMENTS 
 
1. Site access—The sketch plan shows three points of access for the proposed recycling facility: a 

driveway onto Constitution Avenue (PA 152), a driveway connecting the site to the Perkasie Square 
shopping center, and a driveway to Wyckford Drive and the adjacent residential neighborhood.  

 

A recycling facility is an industrial type of use involving frequent truck movements. These traffic 
patterns differ substantially from those of retail or residential areas. Direct connections to the 
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shopping center and the residential neighborhood are not necessary, as customers using the recycling 
facility will most likely not combine that trip with a visit to the shopping center. Furthermore, 
introducing truck traffic into the shopping center and the residential neighborhood would cause 
conflicts.  

 

Routing truck traffic through the shopping center parking areas would create conflicts with 
pedestrians, parked vehicles, and retail circulation patterns. Similarly, access to Wyckford Drive would 
introduce industrial traffic into a residential street network not designed to accommodate frequent 
truck movements, resulting in potential safety and noise impacts. 

 

We recommend that the driveway onto Constitution Avenue (PA 152) function as the primary access 
point for the facility. Access to the shopping center and residential street should be limited or 
eliminated to avoid unnecessary traffic impacts, reduce vehicle conflicts, and protect the character 
and safety of adjacent commercial and residential areas. 

 
2. Litter control and fencing—Section 186-18.G.(9)(h) of the zoning ordinance requires a working plan 

for the cleanup of litter to be submitted to the borough. To control blowing paper, a fence having a 
minimum height of six feet with openings not more than three inches by three inches is required along 
all boundaries. Subsequent plans should show the required fence. 

 
3. Outside storage screening—Section 186-18.G.(9)(k) of the zoning ordinance requires that any 

materials stored outdoors be properly screened so as not to be visible from any adjacent streets or 
property. Section 186-18.G.(9)(q) requires that a dense evergreen buffer shall be provided on the 
outside perimeter of the fenced area. We recommend that the applicant provide details on the types 
of materials to be stored and the height of these materials to allow borough officials to assess the 
impact on the adjacent properties.  

 

4. Transportation impact study—Section 186-18.G.(9)(t) of the zoning ordinance and Sections 164-
41.2.A. and C. of the subdivision and land development ordinance (SALDO) require a transportation 
impact study for all major subdivisions and land developments to enable the borough to assess the 
impact of a proposed development on the local transportation system. The study should determine if 
the proposed development will have impacts on the signalized intersection on Constitution Avenue 
and determine if signal retiming is necessary. Subsequent plan submittals should include the study.  

 
5. Planting beds in parking areas—Section 164-25.A.(1)(a) of the SALDO requires that no one row of off-

street parking spaces shall exceed 12 spaces. Raised planting beds shall be at intervals not to exceed 
12 spaces, with beds offset on alternating sides of parking rows. The parking areas exceed 12 spaces 
and do not show planting beds. 

 
6. Sewage facilities—The applicant must submit a Sewage Facilities Planning Module Application Mailer 

to the Pennsylvania Department of Environmental Protection (PaDEP) to determine if an Act 537 
Planning Module must be submitted for this proposed land development. We recommend that the 
planning module be submitted at the preliminary plan stage to coordinate the land development 
review with the planning module review.  

 
This review will be included in the Bucks County Planning Commission board materials for the March 4, 
2026, meeting. It is not necessary for you to attend this meeting, but you are welcome to do so and to 
offer comments on the proposal to the BCPC board and staff. 
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In order that we may be more aware of your concerns, please send us a copy of all municipal decisions 
sent to this applicant. 
 
MMW:emh 
26-0013 
 
cc: Michael Tulio, Perkasie Place, LLC (via email) 
 Larry Gryboski, PE, C2C Design Group (via email) 
 David M. Shafkowitz, Esq., Shafkowitz Law Group, PC (via email) 
 Doug Rossino, PE, Gilmore & Associates, Borough Engineer (via email) 
 Andrea Coaxum, Borough Manager (via email) 
 Cassandra Grillo, Borough Zoning Officer (via email) 

Brenda L. Detweiler, Sellersville Borough Manager (via email) 
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